DEVELOPMENT SERVICES
PLANNING COMMITTEE
FOR DECISION
10th August 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, 16 th 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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B13/2021/0343
Planning Committee
10th August 2021
Application Number : B13/2021/0343

Date Valid :02/06/2021

Address : 256 Abbey Road, Barrow-inFurness, Cumbria, LA13 9JJ

Case Officer : Jennifer Dickinson

Proposal : Erection of a three-bedroom detached bungalow and detached shed to
the rear of 256 Abbey Road Barrow with vehicular access from Abbey Road.
Ward : Newbarns Ward

Parish : N/A

Applicant : Mr S Johnson

Agent : Mr Tihomir Velkov, M & P
Gadsdens Consulting Engineers Ltd

Statutory Date : 28/07/2021

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 2021 – Paragraph 11
2. National Planning Policy Framework 2021 – Paragraph 130
Local Plan Policies
1. Barrow Borough Local Plan 2016-2031 - Policy C3a - Water management
2. Barrow Borough Local Plan 2016-2031 - Policy C5 - Promoting Renewable
Energy
3. Barrow Borough Local Plan 2016-2031 - Policy DS1 - Council’s commitment
to sustainable development
4. Barrow Borough Local Plan 2016-2031 - Policy DS2 - Sustainable
Development Criteria
5. Barrow Borough Local Plan 2016-2031 - Policy DS5 - Design
6. Barrow Borough Local Plan 2016-2031 - Policy DS6 - Landscaping
7. Barrow Borough Local Plan 2016-2031 - Policy GI1 - Green Infrastructure
8. Barrow Borough Local Plan 2016-2031 - Policy GI9 - Private Garden
Boundaries
9. Barrow Borough Local Plan 2016-2031 - Policy H16 - Loss of Sunlight
10. Barrow Borough Local Plan 2016-2031 - Policy H17 - Protection of
Residential Privacy
11. Barrow Borough Local Plan 2016-2031 - Policy H7 - Housing Development on
Windfall Sites
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12. Barrow Borough Local Plan 2016-2031 - Policy H8 - Housing in Residential
Gardens
13. Barrow Borough Local Plan 2016-2031 - Policy I6 - Parking
14. Barrow Borough Local Plan 2016-2031 - Policy N3 - Protecting biodiversity
and geodiversity
15. Barrow Borough Local Plan 2016-2031 - Policy N4 - Protecting other wildlife
features

Summary of Main Issues
The key considerations for this proposal are the impact on residential amenity,
highways matters, bio-diversity and design. The erection of a dwelling within the
rear garden of 256 Abbey Road will introduce a different character when compared
to the previous garden use.

Non Material Considerations
Boundary matters
Council Tax contribution level
Private Views
Potential damage to property
Financial gains for applicant

Response to Publicity and Consultations
Neighbours Consulted
Street Name
Abbey Road
Croslands Park
Croslands Park
Road

Properties
Flat 3 254, Flat 2 254, Flat 1 254, 254, Stonelea Lodge 254, 258,
Fearbeck
22, Furness Rugby Union Club, The Coach House
2, 4, 6, 8, First House

Responses

Support

Object

Neutral

7

0

6

1

Site notice displayed expiring on 21.5.21
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Representations:
The Occupier : 2 Croslands Park Road Barrow-in-Furness
"In response to the above application, I am responding to lodge my strongest
objection to the unnecessary, unjustified, unwarranted and unwanted proposal that
would appear to serve no more than monetary gain for the applicant.
I have been a resident for over 35 years and never witnessed any such destruction
of land that is turning a residential area into an estate. We have and do pay one of
the highest amounts of council tax. I would expect and hope that the planning
department will protect us and not allow further destruction of the area.
The well -established gardens were ripped up last year when a garage extension
was approved!!!
Some damage occurred to property at number 4, and they were told then about
foundations being laid by the people who were demolishing the garden, so it makes
me wonder how long this project has been being planned.
To date the impact of the destruction of the well-established beautiful gardens to the
rear of the property, has affected my privacy whereas I can now see directly into the
high bungalow that was erected next door to 256, and they can see into my house.
The wildlife has been deprived of its natural habitat. Flooding to my back garden that
has never happened before. There will also be a massive impact on natural sunlight.
This does not even consider the access and traffic that my neighbours have
highlighted much better than I could have
The houses along Croslands Park Road (First House, 2,4,6, and 8), plus the corned
260 and 258 Abbey Road would be affected most and I would like to echo every
single concern of my immediate neighbours at First House and Number 4.
I have suggested once before consideration of purchasing the land in order to keep it
green would certainly be something I would consider, in order to extend my garden
and I'm sure other residents would consider it also.
Please lodge the most, strongest objection possible to the Proposal for all the
reasons stated and more.
I waiver the right to anonymity in this instance".
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The Occupier : 4 Croslands Park Road Barrow-in-Furness
"We write in response to this Planning Application and to lodge our strongest
possible objection to it, our reasons being:
With a number of new housing developments under construction within a mile of the
proposed location, the fundamental, additional requirement for this dwelling, which
will significantly alter the housing density and long-established character of the local
area, is not clear.
With the ongoing re-development and re-purposing of 256 Abbey Road itself (single
to quadruple occupancy), this will introduce even further damaging air, light and
noise pollution, as well as traffic congestion to the local area.
Until demolished last summer, with no apparent justification at the time, the
proposed site was a well-stocked garden which included many mature trees and
shrubs attracting a range of birds and other wildlife and yielding bountiful produce.
As the proposed, large bungalow would lie directly adjacent to our dwelling at No 4
Croslands Park Road, I would add the following:
The 'Design and Access Statement' states: 'All of the new habitable rooms are facing
away from the surrounding two storey houses or provide at least 21m distance
between the windows to minimise the overlooking'. Whilst it is noted that all the
proposed windows on the north-east elevation will be frosted and that some might
not be deemed to access 'habitable rooms', they all fall well within the stipulated 21
m distance to windows of 'habitable rooms' in No 4 Croslands Park. This apparent
infringement is not understood.
The Statement acknowledges that there will be daylight and sunlight impact on
neighbouring properties but deems it not to be 'significant'. This, somewhat
subjective assessment is not understood; when compared with the mature and wellstocked garden that it might replace, this impact is very 'significant'.
The Statement also claims that 'The proposed bungalow is positioned closer to the
north-east boundary to provide privacy to its occupiers from the 2-storey semidetached houses in Croslands Park Road. This might be the case however given
that the proposed north-east elevation includes what appears to be the principle
access to the bungalow it severely impacts the privacy of those on the Croslands
Park Road side of that boundary. Whilst a proposed 2 metre high boundary might
mitigate any visual impact the associated noise of those coming to and going from
the property will not be similarly mitigated. This represents a significant invasion of
privacy to the three adjacent properties. These effects could have easily been
mitigated, in full, if the principle access was relocated to either the north-west or
south-west facing elevation of the proposed property.
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Whilst the Planning Proposal claims ' ... vehicular access from Abbey Road', the
'Design and Access Statement' states that 'The main access to the property will be
from the existing driveway of Abbey Road .. .'. If more than one access is intended,
this should be made clear. This could be
explained by the gates and expanse of gravel shown on the plans to the south-east
of the site which would require access along the private lane adjacent to No 8
Croslands Park Road, and leads to Furness Rugby Football Club, and would bring
with it another source of noise and air pollution. Access intentions need to be
clarified and assessed.
In closing we reiterate, for the reasons given above, our strongest possible objection
to what we consider to be an unnecessary, unjustified and therefore unwarranted
development.
We are happy to waive any right to anonymity, in relation to this matter".

Summary of other representations/concerns:













Recent opening of access into the private lane to the rear of the site
Introduction of vehicle access and potential for noise and air pollution
Impact on privacy
Previous loss of biodiversity
Flooding concerns
Concerns over approval relating to Fearbeck (bungalow to rear of 254) garage
conversion
Damage to boundary walls
Questioning of the need for the new build property
Highway Safety
Previous loss of biodiversity on site
concerns over previous approval for detached garage to rear of 256 Abbey
Road
Lack of consultation on pre-application submission

Organisations Consulted
Consultee
Barrow Borough Council (Building Control)
Barrow Borough Council (Planning Policy)
Barrow Borough Council (Public Protection Services)
Cumbria County Council (Highways)
Cumbria County Council (LLFA)
Environment Agency (Contamination, Flood and Pollution)
United Utilities (Asset Protection)
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List of Organisation Responses
21/04/2021
Barrow Borough Council (Building Control)
“Building regulation approval required for the proposals”.
27/05/2021
Public Protection
"Having looked at the application and the layout of the proposed development, I
cannot see an issue with noise or pollution. The reasons for this are:
Abbey road exists less than 100m from the site where predominant noise exists from
vehicles. Having a car port/ drive on this development is classed as short bursts of
noise, i.e. coming and going 20 seconds. Vehicle pollution would also be negligible
in this location, for example a car idling on the drive would produce more pm10 that
is moving but dilution in air is highly probable given the distance to neighbouring
properties. Furthermore, Abbey road is likely to create 32 micrograms of NO2 while a
single car is likely to be around 0.010 micrograms etc… In such instances, we would
not ask for an air quality report. These are usually submitted when over 100 vehicle
movements per day are projected, i.e. like the Alfred barrow surgery with patients
coming and going.
While I understand the nature of the complaints, greater noise will exist from the use
of the new dwelling, i.e. playing/ shouting in the garden etc.
I hope this helps to alleviate some fears for the residents but I am always happy to
talk to them personally if they wish to contact me".
11/05/2021
Cumbria County Council (Highways & LLFA)
"Thank you for your consultation on 21 April 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.
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".
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16/07/2021
Environment Agency (Contamination, Flood and Pollution)
"I note your concern about the development being in SPZ2. However, consultation
with EA is only required for potentially contaminating development, and a single
residential dwelling (which, without checking, I assume is discharging to foul sewer)
is not considered as a risk. We will have no comment to make in this situation."
07/05/2021
United Utilities
"With regards to the above development proposal, United Utilities Water Limited
(‘United Utilities’) wishes to provide the following comments.
Groundwater Protection Zone
The site overlies the sandstone rock, in a Groundwater Source Protection Zone
(SPZ) 2. This forms an aquifer, abstracted at depth by United Utilities for public
drinking water supply at nearby Thorncliffe Road borehole. The applicant should
follow best practise on their use and storage of fuels, oils and chemicals, to remove
the risk of causing pollution during construction.
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.
Following our review of the submitted Design & Access Statement, ref: 20336, dated
7th April 2021 proposing foul and surface water drainage to connect to the existing
manhole in the neighbouring property, we can confirm the proposals are
unacceptable in principle to United Utilities.
Our record shows that there is a surface water drainage system serving this area.
We therefore 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:
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(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.
Reason: To secure proper drainage and to manage the risk of flooding and
pollution.
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).
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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
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.
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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
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
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.
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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/buildersdevelopers.aspx"

Officers Report
1. Site and Locality
1.1

The site relates to part of the rear garden of 256 Abbey Road, which is located
on the east side of Abbey Road on the section between Croslands Park Road
(roughly to the north) and Valley Drive (roughly south). 256 Abbey Road is a semi
detached three storey property set back 21m from Abbey Road. It benefits from
permission for conversion to 3 x 2 bed apartments and erection of a two storey 3 bed
annex side/rear extension (2019/0826); this is currently under construction. It also
benefits from permission to erect a detached garage in the rear garden adjacent to
the attached property's garage (2020/0829). 256 Abbey Road has an extensive rear
garden which runs parallel to the rear garden boundaries of First House and 2, 4, 6
and 8 Croslands Park up to a rear access lane to the rugby ground at Strawberry
Fields to the east and measures approximately 56m in length. Adjacent to the
application site is a bungalow (Fearbeck) in what was originally the rear garden of
the semi detached property to the south (254 Abbey Road) and this was constructed
in approximately 2009. The site is within a Groundwater Source Protection Zone
(SPZ) 2 and the Environment Agency have been consulted.
1.2

The area is predominantly residential in character made up of substantial semidetached properties in generous plots which front Abbey Road and which date from
the early 1900's, interspersed with later infill development. The rear gardens on this
part of Abbey Road are extremely generous ranging in length from approximately
18m to that of the application site at approximately 56m. The adjacent properties on
Croslands Park Road to the north are similarly large in footprint but have much more
modest rear gardens.
2. Proposal Details
2.1

The proposal relates to the erection of a three-bedroom detached bungalow and
detached shed to the rear of 256 Abbey Road, Barrow with vehicular access from
Abbey Road.
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2.2

The proposal involves the erection of a bungalow behind the existing property to
be accessed from Abbey Road, alongside 256 Abbey Road via a 3m wide driveway,
following a similar arrangement to that established at no. 254 Abbey Road next
door. The bungalow is to be positioned 2m from the rear boundary with Croslands
Park and it will have a back to front distance with the existing dwelling on the plot of
29m. The proposed footprint of approximately 8m x 15.7m. The roof is to be a
pitched roof with an eaves height of 2.2m and ridge height of 4.9m and the proposed
materials are red brick with a natural slate roof and white PVC frames. Parking is
provided for 3 vehicles within the curtilage of the proposed dwelling and 9 spaces
(including double garage) are shown for the existing property. Following
representations, existing boundary walls are to be increased in height by 225mm on
the boundary with 2, 4 and 6 Croslands Park and by 450mm with the boundary with
254 Abbey Road.
2.3

A detached timber shed is proposed to be flat roofed with a footprint of 4m x 3m
and a maximum eaves height of 2.5m
3. Relevant History
3.1

1976/1077 6 Croslands Park, Barrow-in-Furness - Garage Appcond 13/01/1977

3.2 1983/0146

4 Croslands Park Road, Barrow-in-Furness - Garage Appcond

13/04/1983
3.3 B18/2009/0127

Furness Rugby Union Club The Strawberry Grounds Croslands
Park Barrow-in-Furness Cumbria - Installation of one replacement flood light and
four additional flood lights (retrospective) Appcond 24-MAR-2009
3.4 B21/2014/0184

254, Stone Lea Lodge Abbey Road Barrow-in-Furness -Erection
of a front porch. Appcond 01-MAY-2014
3.5 1979/1147

254 Abbey Road, Barrow-in-Furness - Conversion of two flats to
dwelling and erection of hall, dining room and kitchen extension Approved
16/01/1980
3.6 1988/0530

254 Abbey Road, Barrow-in-Furness - Construction of bungalow for
disabled persons Refused 02/09/1988
3.7 1989/0416

Land at rear of 254 Abbey Road, Barrow-in-Furness - Erection of a
single residential bungalow for the elderly disabled Appcond 27/07/1989
3.8 42/1993/0687

254 Abbey Road, Barrow-in-Furness - Renewal of permission
88/0530 for erection of bungalow Appcond 07/12/1993
3.942/1998/0864

254 Abbey Road Barrow-in-Furness - Renewal of full planning
permission 93/0687 for erection of a dormer bungalow Refused 13/01/1999
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3.9 42/2007/0710

254 Abbey Road Barrow-in-Furness - Erection of a four bedroomed
detached bungalow in rear garden. Appcond 04/07/2007
3.10 57/2007/0157

254 Abbey Road Barrow-in-Furness - Erection of an additional
floor to rear lodge and including incorporation of garage into living accommodation,
various layout changes to existing three flats but including additional window
openings to side elevation. Appcond 21/03/2007
3.11

57/2007/0789 Flat 3 254 Abbey Road Barrow-in-Furness - Creation of a dormer
extension to the side elevation to provide an additional bedroom in roofspace
Approved 03/07/2007
3.12

B28/2008/0446 Proposed Bungalow at 254 Abbey Road Barrow-in-Furness Submission of details to comply with Condition No. 5 of Planning Permission
2007/0710 (Drainage) APPLETT 23-MAY-2008
3.13

B21/2010/0648 254 Abbey Road Barrow-in-Furness - Erection of new detached
garage Appcond 27-OCT-2010
3.14

B26/2014/0067 Fearbeck Abbey Road Barrow-in-Furness - Application for a
Certificate of Lawfulness of Proposed Use or Development (CLOPUD) for a rear
single storey extension forming a sun room. Appcond 11-MAR-2014
3.15

B31/2014/0127 Fearbeck Abbey Road Barrow-in-Furness - Application for a Non
Material Amendment following grant of planning permission 2007/0710 (Erection of a
four bedroomed detached bungalow) to allow for an additional doorway with Juliet
balcony to the first floor, east elevation, installation of two new Appcond 11-MAR2014
3.16

2020/0474 Fearbeck Abbey Road Barrow in Furness - Conversion of attached
garage to study and erection of car port with slate canopy roof to link study and
detached garage. Appcond 09-Oct-2020
3.17

B13/2019/0826 256 Abbey Road, Barrow-in-Furness - Conversion of a single
dwelling into 3 apartments and erection of two storey side/rear extension to form link
attached duplex, provision of side-facing dormer to rear outrigger roof and additional
windows to side elevation and creation of 7 parking spaces within front garden.
APPCOND 11/02/2020
3.18

B21/2020/0829 256 Abbey Road, Barrow-in-Furness - Erection of double garage
to rear of property attached to garage to rear of 254 Abbey Road. APPCOND
09/02/2021
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4. Officer Assessment
4.1

The key considerations for this proposal are the impact on residential amenity,
highway safety, bio-diversity and design. The introduction of the proposal within the
rear garden of 256 Abbey Road will introduce a different character when compared
to the existing garden use however this needs to be balanced against government
policy which seeks to encourage sustainable development. The agent has provided
revised supporting information to enable assessment of the proposal and not
unusually with developments of this type several objections have been
received. This report will consider material planning considerations which include
both local and national planning policy and make an assessment of the potential
impacts from the proposal.
National and Local Planning Policy
4.2 The

NPPF was updated in July of this year and gives more emphasis to the need
for good design. It seeks to encourage sustainable development (NPPF paragraph
11) and generally encourages house building, subject to satisfying other criteria
within the Framework.
4.3 Paragraph

130 of the Framework recognises the need to safeguard residential

amenity.
4.4 This

is followed through into local policy with DS1 and DS2 emphasising the need
for sustainable development and setting criteria for such. Policy H8 is a key policy in
relation to this proposal as it specifically relates to housing in residential gardens and
sets criteria that should be met. This policy recognises the potential for adverse
impacts from development in gardens. H16 and H17, whilst referring to residential
extensions, make clear the Local Plan position on impacts on privacy on light from
development. DS5 relates to design and states that new development must be of
high quality and DS6 requires landscaping to be considered as an integral part of the
design process. Water management policy C3a requires minimum standards for
water efficiency and prioritisation of the use of sustainable drainage systems for
surface water. Policy I6 requires adequate parking provision in accordance with the
Cumbria Design Guide. Policy N3 seeks to protect biodiversity and supports
development which enhances biodiversity. N4 requires development to conserve
and enhance biodiversity with GI9 encouraging private garden boundaries to assist
in the migration of wildlife.
Principle of the proposal
4.5

Local Plan Policy H8 supports housing development in residential gardens
subject to various criteria:
Proposals for housing development in existing residential gardens will be permitted
providing all of the following criteria can be met:
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a) The scale, design and siting of the proposal would not result in a cramped
form of development out of character with the surrounding environment;
When considering the surrounding environment, it is characterised by
properties with rear gardens ranging from approximately 250m2 in area
(First house, Croslands Park) to approximately 40 m2 (8 Croslands
Park). A bungalow has also been erected in the garden of the adjacent
property which first appears in aerial photography in 2009.
The proposed relates to a single modest dwelling with an uncluttered
design and the scale, design and siting of the proposal should not appear
out of proportion with other properties within the locality of the site or
result in a cramped form of development given the context of the area.
b) A useable shape and scale of garden proportionate to the dwelling size,
including private space, that reflects the form and character of those
predominant in the area, can be created for both the proposed new house and
the existing house;
The submitted plans indicate that the shape and scale of the garden
for both the original property and proposed bungalow is similar in form
and character to those predominant in the area.
c) The site is served by a suitable access and the proposal does not
compromise any existing access arrangement;
As with the adjacent bungalow to the rear of No 254, the site is to be
accessed from Abbey Road and the Highway Authority have raised no
objections; existing access is not compromised.
d) The proposal, by way of design, siting, boundary treatments and
landscaping integrates seamlessly into the surrounding built, natural and,
where relevant, historic environment;
Proposed materials are to be red brick, upvc windows and a natural slate
roof to match the materials of adjacent properties; this
alongside landscaping should assist in assimilating the proposal into the
locality. Existing boundary treatments are to be increased in height
using matching materials. The proposed bungalow is single storey only
with no rooflights or dormers and will not be readily visible from any
public views other than glimpses of roofscape.
e) 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 street
parking;
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This is covered in more detail elsewhere in this report, but any impact on
adjacent property is viewed as modest. Adequate off-street parking is
proposed and an increase in street parking is unlikely.
f) The proposal does not prejudice the development potential of an adjacent
site;
n/a
g) The proposal is capable of demonstrating how it will enhance the ease of
movement for wildlife and the creation of habitat; and
A 'Landscape and Biodiversity Enhancing Plan' has been submitted,
including details of planting within the proposed bungalow curtilage of a
range of trees and shrubs. Nesting boxes are to be provided on all 4
elevations of the proposed bungalow. These measures along with the
retention of part of the established rear boundary hedge should be
sufficient to enhance the ease of movement of wildlife and enable
creation of habitat and can be secured by condition.
h) Development should not cause unjustifiable harm to the significance of any
heritage assets on or otherwise affected by the development.
There should be no impact on heritage assets from the proposal.
Policy H7
4.6 Local

plan policy H7 also relates to housing development and states applications
for residential development will be permitted where they meet the criteria set. These
state as follows:
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;
The site is set within the built up area.
b) Site planning, layout and servicing arrangements are developed
comprehensively;
Comprehensive details have been provided.
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;
The buildings are well designed to in terms of these matters.
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d) An acceptable standard of amenity is created for future residents of the property
in terms of sunlighting, daylighting, privacy, outlook, noise and ventilation;
An acceptable standard of amenity is provided and this is discussed later in
the report.
e) The site is served by a satisfactory access that would not impact unduly on the
highway network;
The existing access is to be used and the Highway Authority have stated this
will 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;
The site is set within a sustainable location directly adjacent to a main access
route into the town served well by both walking, cycling and bus routes.
g) The development is sustainable in its energy usage, environmental impact,
drainage, waste management, transport implications and is not at risk of flooding;
Careful consideration has been given to these matters which are detailed
further on in the report.
h) The capacity of the current and proposed infrastructure to serve the
development is adequate taking into account committed and planned housing
development;
No issues have been raised through statutory consultees in relation to
infrastructure 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);
Not applicable
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 Applicable
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;
The site is not set on the edge of Barrow. It is set within the built up area.
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l) The proposal will not harm the historic environment, heritage assets or their
setting;
The proposal will not harm the historic environment.
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
Careful consideration has been given to these matters which are detailed
further on in the report.
n) The development must comply with Policy N3 and the design principles set out
in the Development Strategy chapter should be followed.
The proposal is considered to comply with Policy N3 and details are provided
below.
The site should make effective use of previously developed land where possible.
The site does make effective use of previously developed land.
Residential Amenity
4.7 In

relation to residential amenity there are two aspects to consider with this
proposal: firstly the impact of the proposal on any adjacent residents and secondly
the level of amenity for any proposed occupants of the new dwelling.
(i) Impact on existing residents:
Overlooking
4.8 In

terms of privacy, the bungalow layout provides entrance door/hallway
and obscure glazed windows on the side elevation adjacent to the Croslands Park
boundary serving en-suite, utility, w.c. and living area. Two bedroom French door
openings serving bedrooms face towards the boundary with Fearbeck, Abbey
Road. On the north western elevation, facing the original house, the window serves
a bedroom. Bi-fold doors and window serving living area face the rear lane towards
the Coach House, Croslands Park. Given the single storey nature of the bungalow,
the increased height boundary treatments should be sufficient to protect privacy to
neighbours with distance also sufficient to protect privacy to both the north west and
south eastern elevations. A condition is recommended preventing the installation of
rooflights or dormers under permitted development.

Page 19 of 164

plan policy H17 states as follows: "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". The
proposed height of the boundary walls is considered sufficient to provide
screening. The principles of H17 in relation to protection of residential privacy are
met by this design.
4.9 Local

4.10

Concern has been raised in the representations regarding the position of the
main entrance adjacent to rear of 2 and 4 Croslands and potential for overlooking.
However, section CC shows the increase in boundary height should be sufficient to
protect privacy and prevent any perceived overlooking of these neighbours.
Impact on light
4.11

The proposed bungalow is set to the south of the properties on Croslands
Park. However, the separation distance and modest bungalow height should be
sufficient to ensure there is minimal impact on sunlight from the development. The
bungalow design is such that the 2.2m eaves height is set 2m from the boundary
with these properties and the ridge (4.9m) is set 6m from the boundary. The rear
facing ground floor windows in both 2 and 4 Croslands Park are set in excess of 10m
from their rear boundary wall. This would result in approximately 16m separation
distance between the rear facing ground floor windows.
4.12

Submitted with the application is a drawing which shows the relationship
between the proposed bungalow and neighbouring properties in relation to impact
(section AA). This has annotated the impact on light to side windows (25 o test) and
heights of internal floor level in relation to boundary treatments. Section BB and CC
show the view across the site from the adjacent bungalow (CC) and properties in
Croslands Park (BB) and the proposed floor levels and bungalow heights in relation
to these. The closest property facing habitable room window is a first floor bedroom
window on 4 Croslands Park. This window is annotated to show there should be no
impact on daylight received and this room also appears to be served by a first floor
side window.
Overbearing
4.13

Whilst the proposed bungalow will appear different to the current situation on
site, careful consideration of height is illustrated in the supporting plans. Given the
separation distance between the properties on Croslands Park from the bungalow
ridge, the modest bungalow height and the largely non habitable rooms set within the
neighbouring bungalow adjacent to the site, the proposal should not appear
overbearing on neighbouring properties.
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Vehicle Access
4.14

The proposed bungalow access is via Abbey Road and provides an access
alongside the original property adjacent to the newly built annex and the boundary
with 258 Abbey Road. This then continues parallel to the rear boundary with First
House and No. 2 Croslands Park. This access serves the rear garage which relates
to the main property and the proposed 3 parking spaces serving the bungalow. A
boundary wall is in place alongside the Abbey Road and Croslands Park
properties. The remaining 7 parking spaces to the front of 256 Abbey Road will
serve the remainder of the original property.
4.15

Whilst this will introduce different character to the rear of the property, there
should be minimal impact from this access. As a large property, the host dwelling
could have been occupied by a number of occupants or as an HMO with associated
parking demand. The provision of a rear car park would not generally require
planning consent and any impact from this element is viewed as
modest. Colleagues in Public Protection have no objections in relation to air quality
or noise pollution as shown in the consultation responses above.
4.16

There is unlikely to be any impact on amenity from the proposed store.

(ii) Amenity for any proposed residents
The likely level of amenity for the proposed occupiers of the 256 Abbey Road annex
and proposed bungalow is also relevant. The windows serving the annex adjacent
to the proposed access will be limited to entrance hall, utility and
kitchen/diner. Given that these areas are largely non habitable spaces there should
be minimal impact on the annex. The rear yard could be utilised for car parking in
any event without the need for planning permission.
4.17

The proposed bungalow layout both internally and externally is of sufficient size
and position to provide a good standard of amenity for any future occupiers. Three
en-suite bedrooms are proposed, together with an open plan kitchen/diner, utility,
w.c. and store, dedicated off-street car parking and amenity space; overall a good
standard of amenity should result.
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Cumulative Impact of Development on site
4.18

The host property has permission to convert from a single dwelling into 3
apartments and erect a two storey side/rear extension to form a link attached duplex,
provide a side-facing dormer to the rear outrigger roof and additional windows to the
side elevation and create 7 parking spaces within the front garden (2019/0829) for
which work is currently ongoing. It also has permission for the erection of a double
garage in the rear garden (2020/0829). The property is in the same ownership as
the attached neighbour and has permission to essentially develop the main property
in a mirror image arrangement to 254 Abbey Road. Taking account of this approved
development and curtilage for the proposed bungalow detailed on submitted plans,
an area of approximately 600m2 is available for the bungalow. The footprint of the
proposed bungalow measuring approximately 127m 2 leaves sufficient space for
parking and external amenity space. Whilst the plot itself will be of higher density
going forward the generous plot size can accommodate this change and it will be
similar to the adjacent plot; a number of large properties on Abbey Road have
already been converted to flats/HMO uses and the cumulative impact is unlikely to
impact on the character of the area.
Visual Amenity/Design
4.19

The main property has a slate roof and is faced in stone with a render finish to
the rear elevation and the boundary walls are breeze block. The adjacent properties
are generally red brick with slate roofs. This proposal is designed to fit in with the
locality of the site and is proposed to be constructed in red brick and slate with upvc
windows which is in keeping with the area and mirrors the adjacent bungalow. Views
from Abbey Road will be predominantly screened by the host building and other
views will generally be limited to glimpsed views of roofscape. The design of the
bungalow with a pitched roof and stepped gable roof detail to the north west
elevation is considered to be modest in scale. It has a smaller footprint compared to
the adjacent bungalow and is simple and uncluttered in its design. National Planning
Policy places importance on good design and the proposed bungalow is considered
to accord with both national and local plan policy DS5. Boundary fencing is
proposed to the front and rear curtilage of the proposed bungalow which is also
considered acceptable. The proposal is considered to be acceptable in terms of
visual amenity.
Highway matters
4.20

3 parking spaces are proposed which is in excess of the Cumbria Design Guide
recommendation for a 3 bedroomed property and the Highway Authority have raised
no objection. In addition, a satisfactory number of spaces are retained on site for the
existing property, including after conversion.
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Landscaping/Biodiversity
4.21

Local plan policies DS6, N3, N4 and GI9 are relevant to the proposal and the Bio
diversity SPD is also a material consideration. Whilst it is regrettable that some
garden clearance took place before submission, this work did not require consent
and your officers have worked with the applicants to ensure that bio-diversity
enhancement results, including bird boxes and additional landscaping and the
retention of the rear boundary hedge. This was also highlighted at pre-application
stage.
4.22

Local plan policy DS6 requires that a landscaping scheme is provided with
details of species, size and position on site and satisfactory details have been
provided which should result in a pleasant setting; maintenance of the landscaping
can be dealt with via condition. Policies N3 and N4 seek to protect biodiversity and
wildlife features and support development which enhances biodiversity and provides
for net gains. Policy GI9 relates to private garden boundaries and requires
measures to assist the local migration of wildlife between side and rear garden
boundaries. The landscaping proposed is largely situated around the side and rear
boundaries of the site and the combination of this and the bird boxes should be
sufficient to assist with migration. The fencing proposed to the front and rear of the
bungalow is also set 150mm from ground level which will also assist with wildlife
migration.
Drainage
4.23

A drainage strategy has been submitted with the proposal and the LLFA have
raised no objection. The strategy details the consideration of SUDS on site in line
with policy C3a Water Management. The hierarchy of drainage has been considered
and the initial soakaway/infiltration option has been discounted and the next
available option is attenuated discharge to public surface water sewer. Surface
water for the car parking area and access is to be served by a conveyance swale
which will slow down the flow rate and remove pollutants before entering the network
serving the property. Evidence has been provided to show that it is not practical on
site to rely on infiltration. The ground conditions are not deemed to be suitable for
infiltration drainage as the site falls within Source Protection Zone 2 and is underlain
with boulder clay.
4.24

The roof area is to be served by a traditional piped network with water butts
providing rainwater harvesting. Foul drainage is to be served by UPVC pipes that
will be gravity fed to a foul drainage pump at the front of the new property. The foul
drainage will be pumped to an existing combined inspection chamber at the rear of
the existing property (256 Abbey Road). This will ultimately discharge into the
adopted sewer in Abbey Road. A maintenance plan for the drainage is also
included.
4.25

Given the evidence provided it is considered that policy C3a is considered to be
complied with.
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Renewable Energy
4.26

Local plan policy C5 promotes the use of renewable energy and the agent has
provided details of an Air-Source Heat Pump and this approach is welcomed.
Rear Access onto Private Lane
4.27

The host property has an established rear access into a private lane which also
provides access to the rugby club to the rear. Concerns have been raised by
adjacent residents in relation to his becoming a potential access to the bungalow at a
future date although the application documents show vehicular access from Abbey
Road. Certificate B has been served on the owner of the lane and Cumbria
Highways have raised no objection to the scheme and are not concerned about
potential future vehicular use of the rear lane. Given there was an established
access onto the lane prior to the application being received, this is considered to be
a private matter between the land owner of the lane and applicant and it is not
considered that a condition preventing future vehicular access would be reasonable
or necessary.
Pre-app Advice
4.28

This application was initially submitted via the Council's pre-application advice
scheme on the basis of two bungalows. Your officers expressed concerns about
over-development of the site and the current application has been submitted for a
single bungalow. Whilst a resident has raised concern about not being consulted at
pre-app stage, this is a confidential process which enables applicants to seek advice
and guidance prior to submission. Consultations are not undertaken as part of the
pre-application process.
Timber Shed
4.29

Also shown on the application plan is a timber shed positioned in the south
eastern corner of the proposed bungalow curtilage. It measures 4m x 3m in footprint
with a maximum eaves height of 2.5m and is proposed to have a flat roof. This
should have minimal impact on both the proposed bungalow and its neighbour and is
considered acceptable.
Future Permitted Development
4.30

Following the careful consideration of matters relating to the erection of the
proposed bungalow and the potential impact on privacy it is considered reasonable
and necessary to include a condition which removes some development permitted
under the General Permitted Development Order. This will then enable the Authority
to have sufficient control over any future impacts of proposals such as loft
conversions and extensions in order to safeguard adjacent residents from potential
overlooking and loss of privacy.

Page 24 of 164

Previous approval for garage on site
4.31 It

is noted that neighbours have raised concerns over lack of consultation on the
construction of a garage to the rear. This application followed the proper procedure
for determination and was approved with conditions under reference 2020/0829.
Previous application for attached garage conversion to Fearbeck (rear of 254 Abbey
Road)
4.32 It

is also noted that concerns have been raised over the conversion of the
attached garage to Fearbeck as detailed above under reference (2020/0474). This
application related to the garage which was connected to the bungalow. Again, this
application followed the proper procedure and was approved with conditions.
Other matters raised in representations
4.33 A

number of matters raised in representations are not material considerations
such as private matters, loss of view, property prices and potential damage to
property. Material considerations have been considered in full in this report. Other
matters not referred to elsewhere include:
Necessity to Build More Housing
4.34 Reference

is made within representations as to the need for the proposed new
build house and siting the number of empty properties in Barrow. However, as
mentioned previously, national planning policy has a presumption in favour of
sustainable development and the proposal will help to meet the Council's housing
targets
Potential Flood Risk
4.35 The

site is not within a flood risk zone and the LLFA have raised no objections to
the drainage strategy.
Air pollution
4.36 The

proposal is to erect a single bungalow and the Council's Public Protection
Officer has raised no objection in terms of potential air pollution. The site is in a
highly sustainable location with close proximity to the town centre and public
transport and may appeal to non car owners.
Noise
4.37 Any

impact from increased traffic is judged as negligible. A Construction
Management Plan can be required by condition to cover issues such as construction
hours, construction traffic and dust and whilst there will be some inevitable noise
during the construction phase the CMP should help mitigate this. Operational noise
following construction is likely to be negligible.
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Garden Clearance
4.38 Reference

has been made to the clearance of the residential garden subject to
the application site. Unfortunately, these works are not considered as development
under planning and we therefore have no control over this.
Fall Back Position
4.39 Finally,

it is also relevant to note what could potentially have been erected on the
site without the need for planning permission. Under Schedule 2, Part 1, Class E of
Town and Country (General Permitted Development)(England) Order 2015 (as
amended) an outbuilding could have been erected to serve the main house (preconversion). The limits under this class are generous and potentially a significant
sized out building could have been erected so long as it did not exceed 50% of the
total curtilage of the building up to a height of 2.5m on the boundary. When
considering this and the generous nature of the curtilage surrounding the property
both at the front and rear, a building potentially much larger than the proposed
bungalow could have been erected for an ancillary use of the main dwelling. This
could have had a potentially greater impact than the proposed bungalow with no
control over the development having been available to the Local Authority. Whilst
this is a hypothetical scenario it is relevant to the consideration of the application.
5. Conclusions
5.1 The

proposed development accords with both local and national planning policies
and is located in a highly sustainable location with good access to public transport,
schools and a range of services. Whilst there has been objection to the change from
residential garden to developed site, the proposed site area is sufficiently
generous to accommodate the proposed bungalow without undue impact on
the surrounding area. The erection of a single bungalow in this location is
considered to accord with policy H8 and provide an acceptable level of amenity for
proposed occupants without impacting on adjacent residents sufficiently to warrant a
reason for refusal; it is unlikely that a reason for refusal on residential amenity
grounds could be substantiated at appeal. The Council has worked positively and
proactively with the agent to resolve concerns, initially as a result of the engagement
with our pre-application advice service and later during the determination of this
application; negotiation of amended plans and appropriate conditions has helped to
mitigate any perceived impact. The proposal will help to meet the Council's housing
targets and as sustainable development is recommended for approval subject to
conditions.
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6. Recommendation
I recommend that Planning Permission be GRANTED subject to the Standard
Duration Limit and the following conditions : Compliance with Approved Plans
2. The development hereby permitted shall be carried out in all respects in
accordance with the application dated as valid on 02/06/2021 and the hereby
approved documents defined by this permission as listed below, except where varied
by a condition attached to this consent:
20336 PL_01 REV. A
20336 PL_02 REV. A
20336 PL_03 REV. F
20336 PL_03.1 REV. A
20336 PL_04
20336 PL_05 REV. A
20336 PL_06 REV. A
20336 PL_07 REV. B
20336 PL_08 REV. A
20336 PL_09
20336 PL_10
Drainage Strategy dated 20.7.21
Application Form dated 7.4.21
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 system.
Reason
In order to ensure that the site is adequately drained and in order to control the
potential for pollution of the water environment.
Pre-commencement Conditions
4. No construction works shall take place until samples of the materials to be used in
the construction of the external surfaces of the bungalow hereby permitted have
been submitted to and approved in writing by the Planning Authority. The
development shall be carried out in accordance with the approved details and
thereafter retained unless the Planning Authority gives prior written consent to any
variation.
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Reason
To ensure a satisfactory appearance to the development, and to minimise its impact
upon the surrounding area.
5. No development shall take place, 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,
iii. storage of plant and materials used in constructing the development,
iv. wheel washing facilities where vehicles will enter the site,
v. measures to control the emission of dust and dirt during construction,
vi. a scheme for recycling/disposing of waste resulting from demolition and from
construction works.
Reason
In the interests of minimising the impact upon local environmental amenity.
Before Occupation
6. 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.
7. Prior to the beneficial occupation of the development the openings on the northern
elevation of the approved bungalow facing Croslands Park must be permanently
fitted with manufacturers obscure glazing of an obscurity rating of no less than level
4 from the Pilkington glass range (or an equivalent range and rating subject to prior
agreement with the Planning Authority) and thereafter retained unless the Planning
Authority gives prior written consent to any variation.
Reason
In order to protect the residential amenities of neighbouring properties from
overlooking or perceived overlooking.
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8. Prior to the beneficial occupation of the approved dwelling, the boundary wall
between the dwelling and properties on Croslands Park shall have been increased in
height in accordance with the approved plans detailed in condition 2 above and
thereafter be permanently retained.
Reason
In order to reduce any impact on privacy or perceived impact on privacy between
neighbouring properties.
9. Prior to the beneficial occupation of the approved development, the drainage shall
be completed and thereafter permanently maintained and managed as detailed in
the Drainage Strategy dated 20th July 2021. Any variation must be agreed in
writing with the Planning Authority.
Reason
In order to ensure that the site is adequately drained and in order to control the
potential for pollution of the water environment.
Operational Conditions
10. Notwithstanding the provisions of the Town & Country Planning (General
Permitted Development) (England) Order 2015 (or of any Order revoking and reenacting that Order with or without modifications) nothing in Article 3 or Schedule 2
to that Order, shall operate so as to permit within the area subject of this permission
any development referred to in Part 1, Classes A, B, C and E of that 2015 Order (or
of any Order revoking and re-enacting that Order with or without modifications, and
no such development shall be carried out at any time within that area without the
prior express grant of permission by the Planning Authority.
Reason
In order to safeguard the amenities of the area by enabling the Planning Authority to
consider whether planning permission should be granted for future proposals having
regard to the particular layout and design of the development.
Informative


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



This development may require approval under the Building Regulations.
Please contact your Building Control department on 01229 876356 for further
advice as to how to proceed.
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Please be aware of the Safe Dig service from United Utilities by contacting
United Utilities at; UUSafeDig@uuplc.co.uk

Page 30 of 164

2021/0343

Drainage Strategy
Proposed Development
at 256 Abbey Road,
Barrow in Furness, Cumbria

On Behalf of Beluto

Page 31 of 164

M & P Gadsden Consulting Engineers Ltd

2021/0343
Document Reference

CN 20336

Version

V2
20th July 2021

Date Released

Rob Bruce BEng (Hons)
Prepared By:

Michael Gadsden
Checked:

BSc (Hons), MSc, CEng, MICE

Page 32 of 164

M & P Gadsden Consulting Engineers Ltd

1.

2021/0343
Introduction

M&P Gadsden Consulting Engineers have been appointed to undertake the necessary drainage design
work in support of the planning application for a proposed development of a residential dwelling at
256 Abbey Road, Barrow in Furness, Cumbria. The development will include a new bungalow and
parking area. A list of the appendices enclosed with this report are as follows:
•

Appendix A - Drainage scheme drawings

•

Appendix B – Surface Water Maintenance Plan

The Non-Statutory Technical Standards for Sustainable Drainage Systems published in March 2015 has
been used as a basis for the design along with best practice guidance from Ciria SuDS Manual (C753).

2.

Surface Water Drainage

Planning Policy guidance suggests the following preferred hierarchy for surface water discharge: 1. Into the ground (Infiltration)
2. To a surface water body;
3. To a surface water sewer;
4. To a combined sewer.

The site falls within Source Protection Zone 2. British Geological Survey maps indicate that this area
of Barrow in Furness is underlain with boulder clay. The boulder clay which overlies the site is classified
by the EA as a secondary aquifer. The underlying Sandstone is classified as a principal aquifer,
abstracted at depth by United Utilities for public drinking water supply at the nearby Thorncliffe Road
borehole. Site visits have also shown there to be a lack of infiltration, as shown in the photo below. It
is for this reason that infiltration drainage has been discounted.
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2021/0343

Photo 1 - Lack of infiltration

There are no surface water features within 250m of the application site and therefore this has also
been discounted.
Surface water for the car parking area is to be served by a conveyance swale which will slow down the
flow rate and remove pollutants before entering the network serving the property.
The roof area is to be served by a traditional piped network with water butts providing rainwater
harvesting.
The existing property at 256 Abbey Road is served by combined sewers and discharges into the existing
adopted combined sewer in Abbey Road. It is proposed to install a new surface water drainage
network to serve the new bungalow, with a new saddle connection to the existing adopted United
Utilities surface water sewer in Abbey Road.

3.

Foul Drainage

Foul drainage for the proposed development is to be served by UPVC pipes that will be gravity fed to
a foul drainage pump at the front of the new property. The foul drainage will be pumped to an existing
combined inspection chamber at the rear of the existing property (256 Abbey Road). This will
ultimately discharge into the adopted sewer in Abbey Road.
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4.

2021/0343
Maintenance

The occupier will be responsible for future management and maintenance of the surface water
drainage system. Such maintenance will include removing debris, grass cuttings, litter and other items
from gullies to downspouts and inspection chambers on a regular basis (or when required), to prevent
blockages and allow water to enter the system.
The swale will require maintenance such as cutting the grass and ensuring inlets/outlets are free of
blockage.
Maintenance of the foul drainage pump will be the responsibility of the occupier and should be
undertaken in accordance with the manufacturers guidance.

5.

Conclusion

The proposed development can be drained effectively in line with the Non-Statutory Technical
Standards for Sustainable Drainage Systems guidance. It is our professional opinion that the site is
suitable for development from a drainage perspective.
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Householder Sustainable Drainage Maintenance Plan
Bungalow at 256 Abbey Road, Barrow-in-Furness, Cumbria

1.0

Introduction
Sustainable drainage systems or SuDS are an environmentally friendly approach to
managing rainfall that uses the landscape. SuDS aim to: -

2.0

•

Control the flow, volume and frequency of water leaving a development site

•

Prevent pollution by intercepting silt and cleaning runoff from hard surfaces

•

Provide attractive surroundings for the community

•

Create opportunities for wildlife

Surface water drainage & SuDS serving this property

The house roof area is served by downspouts and trapped gullies before entering the
public sewer. The driveway is served by a conveyance swale to the east of your
property. This swale acts as a settling area allowing the water to be cleaned before
ultimately discharging and entering the adopted sewers.

As the occupier of the property you are responsible for the maintenance and upkeep
of this private system and ensuring it is working effectively at all times. It should not
be interfered with in any fashion without the prior approval of the Lead Local Flood
Authority (Cumbria County Council).
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3.0

Management & Maintenance

The surface water drainage and SuDs requiring management and maintenance for this
property are summarized in Table 1 below: -

Table 1 – Householder Maintenance Schedule
Maintenance
Item
ACO or
similar
channel to
driveway

ACO or
similar
channel to
driveway

Regularity

Monthly

Annually

Action

Purpose

Remove litter, grass
cuttings and other
vegetation from the
surface of the grills
Remove debris, grass
cuttings etc from inside
the channel itself. This
can be easily done by
lifting the lid to the corner
unit and cleaning out the
sump by hand wearing a
suitable pair of gloves

Prevent grills
becoming
blocked allowing
water to get away
Prevent the silt
trap filling up and
debris entering
the soakaway
system

Monthly

Remove litter, grass
cuttings and other
vegetation from the
gulley grate

Prevent
grate/cover
becoming
blocked allowing
water to get away

Gullies to
downspouts

Annually

Remove debris, grass
cuttings etc from inside
the gulley itself. This can
be easily done by lifting
the cover and cleaning
out the gulley by hand
wearing a suitable pair of
gloves

Prevent the trap
filling up and
debris entering
the soakaway
system

Swale

Monthly

Cut grass, remove litter,
grass cuttings and other
vegetation

Prevent blockage

Gullies to
downspouts

Diagram
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Swale Inlets
& Outlets

Monthly

Silt Trap
Manhole and
Inspection
Chambers

Annually

Foul
Drainage
Pump

In
accordance
with
manufacturer

Remove litter, grass
cuttings and other
vegetation from the
protected grate

-Remove silt from base of
silt trap manhole

In accordance with
manufacturer

To prevent
blockage

Prevent silt trap
filling up and
debris entering
the system

To ensure the
system is running
efficiently
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B22/2021/0384
Planning Committee
10th August 2021
Application Number : B22/2021/0384

Date Valid :23/04/2021

Address : Advertising hoarding, Abbey
Road/Hibbert Road Barrow-in-Furness
Cumbria

Case Officer : Jennifer Dickinson

Proposal : Advertisement consent to display 1 no. replacement 48-sheet digital
poster board
Ward : Parkside Ward

Parish : N/A

Applicant : Wildstone Group Limited
C/O Agent

Agent : Gary Morris - Alder King
Planning Consultancy

Statutory Date : 18/06/2021

Recommendation : Granted Subject
to 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 2021 – Para NPPF-136
Local Plan Policies
1. Barrow Borough Local Plan 2016-2031 - Policy C7 - Light Pollution
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

Summary of Main Issues
As there is an established advertisement in place on the site, the key consideration
for this proposal is whether the change to a lit digital format of this sign will have an
impact on amenity and public safety. Representations have been received
concerning the impact from the proposal.
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Response to Publicity and Consultations

Neighbours Consulted
Street Name
Abbey Road
Hibbert Road
Longreins Road

Properties
142, 144, 146, 148, 150, 152, 154, 156, 55
1, 1A
59

Responses

Support

Object

Neutral

3

0

3

0

Site notice displayed expiring on 22.5.21

Summary of Responses
Concerns have been raised over the following:












Creation of light pollution and resulting impact on homes opposite
Impact on road safety
Impact on visual and residential amenity
Concern over frequency of change of advert and impact on road safety
Concern over impact of frequency of changes causing flicker and resulting
impact on residential amenity
Impact on protected species
Contrary to local plan policy C7 criteria a, b and c
Contrary to shop front design guide
Illumination levels and impact on amenity
Location and impact on quality of life
General qualities of digital poster boards

Organisations Consulted
Consultee
Barrow Borough Council (Building Control)
Cumbria County Council (Highways)
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List of Organisation Responses
14/05/2021
Cumbria County Council (Highways & LLFA)
"Cumbria County Council as the Highways Authority has reviewed the above
planning reference and our findings are detailed below.
The Highway Authority reviews digital posters or electronic advertising signs with
respect to impact on road safety due to possible driver distractions and adding to
confusion at complicated intersections. Having reviewed the location of the
proposed sign, whilst I note that it is at a junction, it is not considered to be a
particularly complicated junction and there are no traffic signals or other layout
constraints which might conflict with an illuminated sign and it is a well lit area.
I can confirm that the Highway Authority and Lead Local Flood Authority has no
objections to the proposal, subject to the following recommended conditions (as
proposed in the application) being included in any Notice of Consent which may be
issued:





Static images to be displayed only (no moving or flashing images);
Changes between adverts to take place instantly with no sequencing,
fading, swiping or merging;
Advertisements to change no more frequently than once every 10
seconds;
The display shall be limited to 300cd/m2 at night (on a full white display)
and shall adjust according to ambient brightness. At no time shall the
luminance level of the sign exceed the thresholds within the Institute of
Lighting Professionals (ILP) guidance
document PLG05 - The Brightness of Illuminated Advertisements 2015
(or any subsequent amendment/replacement to this guidance).

Reason: In the interests of highway safety.
To support Local Transport Plan Policies: LD7, LD8"
15/06/2021
Highways Cumbria County Council
"I have checked the injury accident record for the past 5 years and there are 2
accidents on Abbey Road near Hibbert Road but both involve drivers heading into
town. One didn’t see the stationary queue in front and rear ended, the other went
into a right turning vehicle who was turning into Park Avenue.
There are quite a few at the Ainslie St junction but we always expect more at traffic
signals or a busier junctions. Therefore I do not think the accident record suggests a
correlation or pattern of accidents at the Hibbert Road junction that this proposal
would exacerbate.
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Taking into account the junction layout (straightforward), the nature of Hibbert Road
as a minor road (i.e. most traffic will use Ainslie St to access Abbey Road) and
accident record, it would difficult to reach a conclusion that the proposal would have
an unacceptable impact on road safety."
29/06/2021
Cumbria County Council (Highways)
"I made some enquiries with highways and whilst these are no recorded injury
accidents here in the last 5 years it does appear that occasionally vehicles swipes or
knocks the pedestrian barriers. However, damage to barriers is very commonplace
and it doesn’t necessarily translates into an ‘accident black spot’ or high risk
site. Since the junction is not complicated, not signalised and there are no recorded
accidents in the last 5 years, I do not consider there is sufficient reason or evidence
to recommend refusal."

Officers Report
1. Site and Locality
1.1

The site is situated at the junction of Abbey Road and Hibbert Road and currently
benefits from two poster boards adjacent to one another close to the junction. One
faces in line with Hibbert Road and the second is set on an angle facing towards
Abbey Road. A street light is positioned between the two boards currently which
illuminates them during the hours of darkness. The signs are positioned on the
boundary of a car wash facility. Close to the area on the Abbey Road elevation is a
larger poster board facing south east and this is visible on the approach from
the north east of Abbey Road.
1.2

The character of the area is mixed in nature with both commercial and residential
uses. Immediately to the north of the site is the Top Shine Car Wash Facility and to
the east beyond Park Avenue is Barrow Park. To the west is the railway station and
to the south west is the telephone exchange. The Royal Mail collection office is set
to the south. The area is well lit and a four lane road is positioned between the site
and the nearest facing residential properties. These properties are set at an oblique
angle to the signs.
2. Proposal Details
2.1

Advertisement consent to display 1 no. replacement 48-sheet digital poster board.
The proposal seeks to remove the existing 2 no. advertisement boards and replace
them with 1 no. 48 sheet digital poster advert which will display static advertisements
on rotation. The board is proposed to be situated on the corner of Hibbert Road
facing south east towards Abbey Road.

Page 57 of 164

2.2

Supporting information has been provided by the agent with the application which
makes reference to the sign being set to automatically adjust to the ambient light
levels around. The proposed sign would be illuminated in line with the Institute of
Lighting Professionals Professional Lighting Guide (PLG05) - 'The Brightness of
Illuminated Advertisements' and there would be no sequencing, fading or flashing
images with changes to the image occurring no more frequently than every 10
seconds.
3. Relevant History
3.1

B18/2010/0902 1 Hibbert Road Barrow-in-Furness - Erection of two blocks of 8
domestic garages APPLETT 03-NOV-2010
3.2

B18/2012/0653 1 Hibbert Road Barrow-in-Furness - Continuation of planning
approval for car wash facility in accordance with Condition No.2 of approval
B20/2010/1704. Appcond 26-NOV-2012
3.3

B20/2010/1704 1 Hibbert Road Barrow-in-Furness - Change of use from former
timber yard to car wash, with ancillary buildings, new fencing and alteration to
access. Appcond 02-FEB-2011
3.4

B31/2011/0237 1 Hibbert Road Barrow-in-Furness - Non Material Amendment
following grant of planning permission 2010/1704 (Change of use from former timber
yard to car wash, with ancillary buildings, new fencing and alteration to access) to
allow widening of site entrance to Hibbert Road from 5.5 metre Approved 27-APR2011
4. Legislation, Policy and Guidance
4.1

This application for advertisement consent is submitted under the Town and
Country Planning (Control of Advertisements) (England) Regulations 2007. Planning
Practice Guidance states that:
"Regulation 3 requires that local planning authorities control the display of
advertisements in the interests of amenity and public safety, taking into account the
provisions of the development plan, in so far as they are material, and any other
relevant factors.
Unless the nature of the advertisement is in itself harmful to amenity or public safety,
consent cannot be refused because the local planning authority considers the
advertisement to be misleading (in so far as it makes misleading claims for
products), unnecessary or offensive to public morals".
Determination of applications of this type are therefore more limited in scope than
those for planning permission.
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4.2

National Planning Policy Framework paragraph 136 makes this clear also and
states:
"The quality and character of places can suffer when advertisements are poorly sited
and designed. A separate consent process within the planning system controls the
display of advertisements, which should be operated in a way which is simple,
efficient and effective. Advertisements should be subject to control only in the
interests of amenity and public safety, taking account of cumulative impacts".
The Supplementary Planning Document - Shopfront and Advertisement Design November 2010 is also relevant to this proposal.
5. Officer Assessment
5.1

As there is an established advertisement in place on the site, the key
consideration for this proposal is whether the additional impact from this sign will
have a greater and/or detrimental impact on amenity and public safety.
Public Safety
5.2

Following consultation and discussion with Cumbria Highways in relation to the
impacts on highway safety, they have raised no objection to the application. There is
evidence of temporary barriers in place of pedestrian railings currently on site and I
have sought clarification that no recent issues have arisen. The details of responses
are shown above. A number of conditions in relation to the operation of the sign
have been recommended which can be incorporated into the decision.
Amenity
5.3

The area of the site is a mix of commercial and residential in nature set adjacent
to one of the main access routes into town. It is close to the station and local park
and has a 4 lane highway positioned between the site and the nearest residential
properties opposite. The resulting distance is approximately 34m between the sign
and the nearest residential properties which are set at an oblique angle. On site
currently are two poster signs with street light positioned centrally between. This
gives the appearance that the sign which is being replaced is illuminated. Street
lights are evident in the locality given the position adjacent to a main road.
5.4

Following discussions with the agent a light spill diagram has been provided
which shows the pattern of potential light spill from the proposed sign. This shows
the area of spill during hours of daylight and darkness assuming the brightness is set
at 300 cdm² during the hours of darkness. At this level of illumination it shows that it
will not reach and shine into the residential properties.
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5.5

A similar sign has been approved at the junction of Walney Road and Duke Street
(2020/0407 refers) and has now been installed for the same sized unit with the same
level of illumination proposed. When visiting this sign during the hours of darkness
and standing opposite on the pavement at approximately 21m distance, the sign
gives a similar appearance to that of a traditional "paper and paste" externally
illuminated poster sign. This has a similar relationship to the application site in that it
also has street lights adjacent to it. The brightness of the street lights appear to be
more prominent than the advertisement board. In my opinion, it had a similar
appearance to the existing poster board on the application site. When
considering the potential impact on properties opposite it is also relevant to note that
the sign is set at an angle to these properties.
Concerns Raised
5.6

Representations have been received in relation to this proposal and several
concerns have been raised. The illumination levels and resulting impact on amenity
being one of the main concerns. Local plan policy C7 specifically relates to light
pollution and sets criteria to demonstrate there will be an acceptable impact:
Policy C7 - Light Pollution
5.7

The Council will seek to minimise light pollution and applications which propose
new external lighting will be expected to demonstrate each of the following:
a) The proposed artificial light has no adverse impact on the locality or measures
will be taken to avoid, and where appropriate mitigate, any negative impacts of the
effects of new lighting on local amenity resulting from the development;
5.8

In this instance, the agent has proposed 'industry standard conditions' to be
included which relate to the operation and brightness of the signage and seek to
mitigate any potential for negative impact from the effect of the new form of lighting
for the sign. The initial application was line with the ILP guidance and 300 cdm2 as
the maximum brightness. However, following discussion with the agent regarding
concerns raised, a reduction in brightness has been agreed to 200 cdm2. It has also
been agreed that the sign will be turned off during the hours of midnight and
5am. This is considered sufficient to ensure there should be no perceived brightness
impact on the properties opposite compared to the existing situation on the site and
can be conditioned accordingly.
b) The proposal has no significant impact on a protected site or species e.g.
located on, or adjacent to, a designated European site or where there are designated
European protected species that may be affected;
5.9

The sign, given the existing situation on site should have no significant impact on
protected species. It is not adjacent to a protected site and the existing illumination
on site is similar to that proposed.
c) The proposal is not in or near a protected area of dark sky or an intrinsically dark
landscape where it may be desirable to minimise new light sources; and
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Given the location adjacent to a well lit vehicular route into town it is not considered
to be in a protected area.
d) The proposal has no impact on wildlife (e.g. white or ultraviolet light) when being
proposed close to sensitive wildlife receptors or areas, including where the light
shines on water.
5.10

The locality of the site adjacent to the sign is not close to a sensitive wildlife
receptor area. Whilst it is in the proximity of the park, the lake within the park is set
over 0.5km away. The proposal subject to conditions is considered to accord with
this policy.
5.11

A concern over the frequency of changes of the adverts and potential for flicker
has also been raised. However, from the supporting information and subject to
conditions on the decision this can be addressed to a suitable level to ensure no
negative impact upon the properties opposite.
Local and National Planning Policy
5.12

As mentioned above, the advertisement regulations are specific in what can be
considered in relation to applications. National planning policy re-iterates this
and there are no specific local plan policies on advertisements. General
development policies still apply to the scheme and DS5 relates to good design. The
updating of the sign from the current paper format is to be welcomed from a design
perspective along with the making good of the fencing where the additional sign is
currently in position. The modern appearance and technology will introduce a
centrally controlled piece of equipment.
5.13

Then balancing the application requirements and potential resulting impact,
revised brightness levels have been negotiated in line with policies DS1 and
DS2. This is considered sufficient to reduce any perceived impact on amenity from
the brightness of the advertisement.
5.14

A local SPD on Shopfront and advertisement design is also a relevant
consideration which was also raised in a representation. Reference was made to the
section which refers to unnecessary illumination of signs will be resisted. However,
this SPD is dated 2010 and since this time the increase in use and advancements in
technology have provided the solution of the proposed sign which is modest in its
brightness of illumination and can be carefully controlled through conditions. Whilst
there are examples elsewhere outside the Borough of exceptionally bright signs
which could impact on amenity due to their impact, in this instance given the
proposed controls alongside the proposed sign, they are considered sufficient to
comply with both local and national planning policy and should have minimal impact
on both public safety and amenity.
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6.Conclusions
6.1

The proposed sign is similar in impact to the existing situation on site given the
character of the area and existing street lighting in place. The negotiated reduced
brightness and proposed conditions should be sufficient to deem the impact on both
amenity and public safety as minimal. The proposal is therefore considered to be
sustainable development.
7. Recommendation
I recommend that Advertisement Consent be GRANTED subject to the following
conditions : Compliance with Approved Plans
1. The development hereby permitted shall be carried out in all respects in
accordance with the application dated as valid on 23.4.21 and the hereby approved
documents defined by this permission as listed below, except where varied by a
condition attached to this consent:
12833/PA/01, 02, 03, 04, 05
Reason
To ensure that the development is carried out only as indicated on the drawings
approved by the Planning Authority.
During Building Works
2. Where an advertisement is required under these Regulations to be removed, the
site shall be left in a condition that does not endanger the public or impair visual
amenity
Reason
Required to be imposed pursuant to Schedule 2 Regulation 2(1) of the Town and
Country Planning (Control of Advertisements) (England) Regulations, 2007.
Operational Conditions
3. No advertisement is to be displayed without the permission of the owner of the site
or any other person with an interest in the site entitled to grant permission.
Reason
Required to be imposed pursuant to Schedule 2 Regulation 2(1) of the Town and
Country Planning (Control of Advertisements) (England) Regulations, 2007.
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4. Any structure or hoarding erected or used principally for the purpose of displaying
advertisements shall be maintained in a condition that does not endanger the public.
Reason
Required to be imposed pursuant to Schedule 2 Regulation 2(1) of the Town and
Country Planning (Control of Advertisements) (England) Regulations, 2007.
5. Any advertisement displayed, and any site used for the display of advertisements,
shall be maintained in a condition that does not impair the visual amenity of the site.
Reason
Required to be imposed pursuant to Schedule 2 Regulation 2(1) of the Town and
Country Planning (Control of Advertisements) (England) Regulations, 2007.
6. No advertisement shall be sited or displayed so as to; (a) endanger persons using
any highway, railway, waterway, dock, harbour or aerodrome (civil or military); (b)
obscure, or hinder the ready interpretation of, any traffic sign, railway signal or aid to
navigation by water or air; or (c) hinder the operation of any device used for the
purpose of security or surveillance or for measuring the speed of any vehicle.
Reason
Required to be imposed pursuant to Schedule 2 Regulation 2(1) of the Town and
Country Planning (Control of Advertisements) (England) Regulations, 2007.
7. The display shall be limited to 200cd/m² between sunset and sunrise (on a full
white display) and shall adjust according to ambient brightness. At no time shall the
luminance level of the sign exceed the thresholds within the Institute of Lighting
Professionals (ILP) guidance document PLG05 - The Brightness of Illuminated
Advertisements 2015 (or any subsequent amendment/replacement to this guidance)
Reason
In the interests of visual amenity and in order to minimise the potential for highway
user and pedestrian distractions.
8. The advertisements, images or messages displayed on the digital panel shall
not change more than once every 10 seconds.
Reason
In the interests of visual amenity and in order to minimise the potential for highway
user and pedestrian distractions.
9. The sign hereby approved will be turned off between the hours of midnight and
5am.
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Reason
To ensure there is no perceived impact on amenity from the proposal.
10. The digital panel hereby granted consent shall not display any moving
images, animation, flashing, scrolling or video and no visual effects including fading,
swiping or animation shall accompany the transition between any successive
advertisements, images or messages
Reason
In the interests of visual amenity and in order to minimise the potential for driver and
pedestrian distractions.
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B18/2021/0509
Planning Committee
10th August 2021
Application Number : B18/2021/0509

Date Valid :18/06/2021

Address : 28-34 and 36-46 Park Road
Barrow-in-Furness Cumbria LA14 4RH

Case Officer : Barry Jesson

Proposal : Erection of a front porch to entrances, comprising grp flat roof and timber
screen.
Ward : Ormsgill Ward

Parish : N/A

Applicant : Bryan Walker Barrow Borough
Council

Agent : Mr Chris Bugler Chris Bugler
Architect Ltd

Statutory Date : 13/08/2021

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

- Para NPPF-130

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
Summary of Main Issues
The main issue for consideration relates to the visual appearance of the modest addition to
each block of flats.
Non Material Considerations
N/A
Response to Publicity and Consultations
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Neighbours Consulted
Street Name
Park Road

Properties
28, 30, 32, 34, 36, 38, 40, 42,

Responses

Support

Object

Neutral

0

0

0

0

Organisations Consulted
Consultee
Barrow Borough Council (Building Control)
Barrow Borough Council (Estates)
Cumbria County Council (Highways)
List of Organisation Responses
06/07/2021
Cumbria County Council (Highways & LLFA)
"Thank you for your consultation on 21 June 2021 regarding the above Planning
Application. Cumbria County Council as the Local Highway Authority (LHA) and Lead Local
Flood Authority (LLFA) has reviewed the above planning reference and I can confirm that
we have no objection to the proposed development as it is considered that it will not have a
material effect on existing highway conditions nor will it increase the flood risk on the site or
elsewhere."

Officers Report
1.Site and Locality
1.1

Located within an established residential area, the site consists of two individual blocks
of Council owned flats located off Park Road in Ormsgill. A further two blocks adjoin them
to the east, fronting Broad Close. The buildings are 2 storey with a simple box like design
and have a render finish above a low brick plinth.
2.Proposal Details
2.1

Erection of a front porch to entrances, comprising grp flat roof and timber screen.
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3.Relevant History
3.1

1975/1057 Phase 2, Ormsgill Estate, Barrow-in-Furness Detailed design of residential
units Appcond 04/05/1976
3.2

1976/0315 Phase 2, Ormsgill Council Housing Estate, off Park Road, Barrow-in-Furness
Ormsgill estate redevelopment Appcond 26/04/1976
4. Officer Assessment
4.1

The application is being reported to Members in line with the Delegation agreement, as it
relates to Council owned buildings.
4.2

The additions to each building are modest with a footprint of approximately 2m x 2m,
with a flat roof covering the area outside the main entrance door on the access path.
The west facing side elevation remains open for access, with the southern elevation
enclosed with timber hit and miss fencing providing a sheltered entrance.
4.3

Visually the box like design of the porch reflects that of the wider building, in particular
the entrance hall/stairs which is a brick faced flat roofed protrusion from the main block of
flats. These minor additions do not meaningfully alter the appearance of the building or
impact the wider streetscene character,. and accord with the design criteria found within the
relevant local Plan policies. Similar sized development on much smaller dwellings would
ordinarily benefit from permitted development, but this does not apply to flats.
No objections received.
5. Conclusions
5.1

The small porch additions do not harm the visual appearance of the building or the
streetscene character and provide a more sheltered, covered entrance to the building for
residents. It is considered to accord with the Development Plan.
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.
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.
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Compliance with Approved Plans
2. The development shall be carried out and completed in all respects in accordance with
the application dated 09/06/21 and the hereby approved documents defined by this
permission as listed below, except where varied by conditions attached to this consent.
601-01 rev A, 602-02 rev A.
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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2021/0509

This drawing is ©Chris Bugler Architect and
can only be reproduced with the approval of
the author.
Dimensions should not be scaled
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601/01

Date:

Rev:

JUN 21

A

2021/0509
fit retro fitted cavity tray then link to
new lead flashing to flat roof

This drawing is ©Chris Bugler Architect and
can only be reproduced with the approval of
the author.

fit retro fitted cavity tray then link to
new lead flashing to flat roof

Dimensions should not be scaled

Fit lead flashing under existing projecting
aluminium tray to lap over fibre glass roof
upstand
fibre glass flat roof with white plastic fascia
fitted on timber roof joists and plastic
white soffit. Soffit 2.4m Above grd level
36/42

treated factory painted timber hit and
miss fencing nom 2.250 m high fitted below
flat roof

28/34
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supported on conc pad foundation
nom 750x750mm

galvanised steel post painted black
supported on conc pad foundation
nom 750x750mm
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resistant paving 600x600
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Date:

Rev:

JUN 21

A

B12/2021/0174
Planning Committee
10th August 2021
Application Number : B12/2021/0174

Date Valid :18/03/2021

Address : Charnleys Home and Garden
Ulverston Road Dalton-in-Furness Cumbria
LA15 8JH

Case Officer : Barry Jesson

Proposal : Application for a Minor Material Amendment to reduce the size of the car park
from 109 to 102 spaces - original planning permission ref 2018/0364: Retrospective
permission for a two storey building (660 sqm) located on the west side of the garden
centre for the sale and storage of garden related products; various structures totalling 882
sqm providing sales floorspace and ancillary areas; change of use of part of the Garden
centre to non-food retail, and the extension and amendment to the car park layout
Ward : Dalton North Ward

Parish : Dalton Town with Newton Parish
Council

Applicant : Mr Marc Charnley Charnley's
Home & Garden Centre

Agent : Mrs Mary Davidson MDAssociates

Statutory Date : 17/06/2021

Recommendation : Approved with
conditions following modification of
S106 agreement.

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 2021 - Para NPPF-081
2. National Planning Policy Framework 2021 - Para NPPF-111
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 I6 - Parking
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Summary of Main Issues
The main issues relate to the visual impact of the proposed extension and the potential
impact on highway safety and parking provision for the centre resulting from the small
reduction in parking spaces.
Non Material Considerations
N/A

Response to Publicity and Consultations
Neighbours Consulted
Street
Name
Market
Street

Properties
The Sofa Group,

3 Crooklands Industrial Estate, 4 6 Crooklands Industrial Estate, 2 Crooklands
Ulverston
Industrial Estate, 5 Crooklands Industrial Estate, 7 Crooklands Industrial Estate,
Road
8 Crooklands Industrial Estate, 1 Crooklands Industrial Estate, Motor Breakers,
Responses

Support

Object

Neutral

0

0

0

0

Organisations Consulted
Consultee
Barrow Borough Council (Building Control)
Barrow Borough Council (Planning Policy)
Barrow Borough Council (Public Protection Services Contamination)
Barrow Borough Council (Public Protection Services)
Barrow Borough Council - Principal Legal Officer
Cumbria County Council (Fire and Rescue)
Cumbria County Council (Highways)
Cumbria County Council (LLFA)
Cumbria County Council (PROW)
Cumbria County Council (Transport & Spatial Planning)
Cumbria County Council (Travel Plan)
Dalton With Newton Town Council
Lindal and Marton Parish Council
Network Rail
United Utilities (Asset Protection)
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List of Organisation Responses
23/04/2021
Cumbria County Council (Fire and Rescue)
"Following examination of plans in connection with the above application with regard to
access of the site and water supplies, I have to inform you that the Fire Authority has no
objections to this application. However, it should be noted that access for firefighting and
water supplies must comply with ADB Volume 2, Buildings other than dwellings, Section
B5.
If you would like to discuss this or any other matter of fire safety, please contact me at the
above details."
25/03/2021
Highways Cumbria County Council (Highways)
Thank you for your consultation on 23 March 2021 regarding the above Planning
Application. Cumbria County Council as the Highways Authority has reviewed the above
planning reference and our findings are detailed below.
Condition 1 - Approved Plans, and
Condition 6 - Car Park Layout
The justification for the 109 parking spaces has been well documented and is a significant
improvement on the earlier parking provision and will no doubt reduce the risk of overflow
parking on the public highway which is undesirable at this location. However, having
reviewed the planning statement and reason for the reduction in car parking the proposal
for the change in spaces seems justified in this instance and it is considered the small loss
will not make a material difference to highway conditions.
The Highway Authority has no objection to this proposal but I should make it clear that we
would not like to see any further loss of spaces or further development that could increase
demand without a car park reappraisal and provision to prevent overflow parking on
Ulverston Road.
I suggest that Condition 6 is amended as proposed to safeguard the provision against
changes without due consideration and approval :
The provision of 102 car parking spaces (as shown on Drawing No 1042/P/02
Proposed Site Layout) shall be retained and be available at all times and shall not be
removed or altered without the prior consent of the local planning authority.
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21/05/2021
Lindal and Marton Parish Council
"Reference was made to the fact that, whilst Charnley’s was situated just inside the Parish
boundary it was, to all intents and purposes, part of Dalton and it was customary to allow
Dalton Town Council to make appropriate comments. It was then PROPOSED by
Councillor Mrs Kelly and SECONDED by Councillor Howarth that the Parish Council offer
no objections to this application. Carried unanimously."
13/04/2021
Network Rail
"Network Rail is placing a holding objection on the proposal as the applicant has
encroached onto Network Rail land. The land is also former railway land and it appears
development consent will be required so the third party will need to contact NR Property
Services to discuss this and the encroachment issue (email:
PropertyServicesLNW@networkrail.co.uk)."
Site plan follows - see original
21/06/2021
Network Rail
The holding objection can be withdrawn subject to the applicant submitting the attached
form to:
AssetProtectionLNWNoth@networkrail.co.uk
Measurements to railway tracks and railway boundary
When designing proposals, the developer and council are advised, that any measurements
must be taken from the operational railway / Network Rail boundary and not from the
railway tracks themselves. From the existing railway tracks to the Network Rail boundary,
the land will include critical infrastructure (e.g. cables, signals, overhead lines,
communication equipment etc) and boundary treatments (including support zones) which
might be adversely impacted by outside party proposals unless the necessary asset
protection measures are undertaken. No proposal should increase Network Rail’s liability.
To ensure the safe operation and integrity of the railway, Network Rail issues advice on
planning applications and requests conditions to protect the railway and its boundary.
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RAMS
The developer is to submit directly to Network Rail, a Risk Assessment and Method
Statement (RAMS) for all works to be undertaken within 10m of the operational railway
under Construction (Design and Management) Regulations, and this is in addition to any
planning consent. Network Rail would need to be re-assured the works on site follow safe
methods of working and have also taken into consideration any potential impact on Network
Rail land and the existing operational railway infrastructure. Builder to ensure that no dust
or debris is allowed to contaminate Network Rail land as the outside party would be liable
for any clean-up costs. Review and agreement of the RAMS will be undertaken between
Network Rail and the applicant/developer. The applicant /developer should submit the
RAMs directly to: AssetProtectionLNWNorth@networkrail.co.uk
Fencing
The applicant will provide at their own expense (if not already in place):
•
•
•

•
•
•
•
•
•

A suitable trespass proof steel palisade fence of a minimum height of 1.8m adjacent
to the boundary with the railway/railway land.
The fence must be wholly constructed and maintained within the applicant’s land
ownership footprint.
All foundations must be wholly constructed and maintained within the applicant’s
land ownership footprint without over-sailing or encroaching onto Network Rail’s
boundary.
The fence must be set back at least 1m from the railway boundary to ensure that
Network Rail can maintain and renew its boundary treatments.
Existing Network Rail fencing, and boundary treatments, must not be damaged or
removed in any way.
Network Rail will not allow any maintenance works for proposal fencing or proposal
boundary treatments to take place on its land.
Proposal fencing must not be placed on the boundary with the railway.
Any fencing over 1.8m in height will require agreement from Network Rail with details
of foundations and wind loading calculations submitted for review.
The fence should be maintained by the developer and that no responsibility is
passed to Network Rail.

Encroachment
The developer/applicant must ensure that their proposal, both during construction, and after
completion of works on site, does not affect the safety, operation or integrity of the
operational railway, Network Rail land and its infrastructure or undermine or damage or
adversely affect any railway land and structures.
•

•
•

There must be no physical encroachment of the proposal onto Network Rail land, no
over-sailing into Network Rail air-space and no encroachment of foundations onto
Network Rail land or under the Network Rail boundary.
All buildings and structures on site including all foundations / fencing foundations
must be constructed wholly within the applicant’s land ownership footprint.
Buildings and structures must not over-sail Network Rail air-space.
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•
•
•

•

Any future maintenance must be conducted solely within the applicant’s land
ownership.
Rainwater goods must not discharge towards or over the railway boundary
Should the applicant require access to Network Rail land to facilitate their proposal
they would need to approach the Network Rail Asset Protection Team at least 20
weeks before any works are due to commence on site. The applicant would be liable
for all costs incurred in facilitating the proposal and an asset protection agreement
may be necessary to undertake works. Network Rail reserves the right to refuse any
works by an outside party that may adversely impact its land and infrastructure.
Any unauthorised access to Network Rail air-space or land will be deemed an act of
trespass.

Scaffolding
Scaffolding which is to be constructed within 10 metres of the Network Rail / railway
boundary must be erected in such a manner that at no time will any poles over-sail the
railway and protective netting around such scaffolding must be installed. The applicant /
applicant’s contractor must consider if they can undertake the works and associated
scaffolding / access for working at height within the footprint of their land ownership
boundary. The applicant is reminded that when pole(s) are erected for construction or
maintenance works, they must have a minimum 3m failsafe zone between the maximum
height of the pole(s) and the railway boundary.
This is to ensure that the safety of the railway is preserved, and that scaffolding does not:
•
•

Fall into the path of on-coming trains
Fall onto and damage critical and safety related lineside equipment and
infrastructure

Fall onto overhead lines bringing them down, resulting in serious safety issues (this is
applicable if the proposal is above the railway and where the line is electrified).
Drainage proposals and Network Rail land
The NPPF states:
“178. Planning policies and decisions should ensure that:
a. A site is suitable for its proposed use taking account of ground conditions and any
risks arising from land instability.”
And
“163. When determining planning applications, local planning authorities should ensure
flood risk is not increased elsewhere.”
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In order to comply with the NPPF, the applicant must ensure that the proposal drainage
does not increase Network Rail’s liability, or cause flooding pollution or soil slippage,
vegetation or boundary issues on railway land. Therefore, the proposed drainage on site
will include the following:
•
•
•
•
•
•

•
•

All surface waters and foul waters must drain away from the direction of the railway
boundary.
Soakaways for the proposal must be placed at least 30m from the railway boundary.
Any drainage proposals for less than 30m from the railway boundary must ensure
that surface and foul waters are carried from site in closed sealed pipe systems.
Suitable drainage or other works must be provided and maintained by the developer
to prevent surface water flows or run-off onto Network Rail’s land and infrastructure.
Proper provision must be made to accept and continue drainage discharging from
Network Rail’s property.
Drainage works must not impact upon culverts, including culverts/brooks etc that
drain under the railway. The applicant will not be permitted to direct surface or foul
waters into culverts which run under the railway – any discharge of surface water
under the railway via a culvert will require review and agreement from Network Rail
who reserve the right to refuse use of any culverts.
The developer must ensure that there is no surface or sub-surface flow of water
towards the operational railway.
Rainwater goods must not discharge in the direction of the railway or onto or over
the railway boundary.

Excavation and Earthworks and Network Rail land:
The NPPF states:
“178. Planning policies and decisions should ensure that:
a. A site is suitable for its proposed use taking account of ground conditions and any
risks arising from land instability.”
In order to comply with the NPPF, the applicant will agree all excavation and earthworks
within 10m of the railway boundary with Network Rail. Network Rail will need to review and
agree the works to determine if they impact upon the support zone of our land and
infrastructure as well as determining relative levels in relation to the railway. Network Rail
would need to agree the following:
•
•
•
•
•
•
•

Alterations to ground levels
De-watering works
Ground stabilisation works
Works to retaining walls
Construction and temporary works
Maintenance of retaining walls
Ground investigation works must not be undertaken unless agreed with Network
Rail.
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•
•
•

Confirmation of retaining wall works (either Network Rail and/or the applicant).
Alterations in loading within 15m of the railway boundary must be agreed with
Network Rail.
For works next to a cutting or at the toe of an embankment the developer / applicant
would be required to undertake a slope stability review.

Network Rail would need to review and agree the methods of construction works on site to
ensure that there is no impact upon critical railway infrastructure. No excavation works are
to commence without agreement from Network Rail. The council are advised that the
impact of outside party excavation and earthworks can be different depending on the
geography and soil in the area. The council and developer are also advised that support
zones for railway infrastructure may extend beyond the railway boundary and into the
proposal area. Therefore, consultation with Network Rail is requested. Any right of support
must be maintained by the developer.
3m Gap
Network Rail requires that the developer includes a minimum 3 metres gap between the
buildings and structures on site and the railway boundary. Less than 3m from the railway
boundary to the edge of structures could result in construction and future maintenance
works being undertaken on Network Rail land, and close to the railway boundary potentially
impacting support zones or lineside cabling. All the works undertaken to facilitate the design
and layout of the proposal should be undertaken wholly within the applicant’s land
ownership footprint including all foundation works. Network Rail requires a minimum 3m
easement between structures on site and the railway boundary to ensure that we can
maintain and renew our boundary treatments.
Trees
Proposals for the site should take into account the recommendations of, ‘BS 5837:2012
Trees in Relation to Design, Demolition and Construction’, which needs to be applied to
prevent long term damage to the health of trees on Network Rail land so that they do not
become a risk to members of the public in the future.
No trees shall be planted next to the boundary with the railway land and the operational
railway, except for evergreen shrubs which shall be planted a minimum distance from the
Network Rail boundary that is equal to their expected mature growth height. The vegetation
planting must be in line with the attached matrix which has been agreed with the Tree
Council. This is to prevent long term issues with leaf fall impacting the operational railway.
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BAPA (Basic Asset Protection Agreement)
As the proposal includes works which could impact the existing operational railway and in
order to facilitate the above, a BAPA (Basic Asset Protection Agreement) will need to be
agreed between the developer and Network Rail. The developer will be liable for all costs
incurred by Network Rail in facilitating this proposal, including any railway site safety costs,
possession costs, asset protection costs / presence, site visits, review and agreement of
proposal documents and any buried services searches. The BAPA will be in addition to any
planning consent.
The applicant / developer should liaise directly with Asset Protection to set up the BAPA
(form attached).
AssetProtectionLNWNorth@networkrail.co.uk
No works are to commence until agreed with Network Rail. Early engagement with Network
Rail is strongly recommended.
Should the above proposal be approved by the council and should there be
conditions, where the proposal interfaces with the railway (as outlined in this
response) the outside party is advised that a BAPA (Basic Asset Protection
Agreement) must be in place, in order for Network Rail to review and agree the
documentation and works outlined in conditions (and those areas covered by the
discharge of conditions).
The applicant is advised that before the proposal progresses (should it be approved)
they will be required to submit the development form to Network Rail’s Asset
Protection team and agree the BAPA before any works commence on site.
Network Rail is a Government funded Organisation and we are expected to recover
our involvement costs from this type of interface, to proceed in more detail with
discussions a signed Basic Asset Protection Agreement (BAPA) would be required
to be in place.
Permanent impacts of development are usually material considerations (such as the
position of permanent structures, or drainage design etc) and where these are likely to
occur, requests for planning conditions or scheme amendments are requested to protect
the existing railway infrastructure from the impacts of the works on site and as a permanent
arrangement. Controls on the temporary impact of construction to outside party land should
also be picked up via building control, or in some cases a party wall surveyor.
Once the attached Asset Protection Questionnaire has been completed and
forwarded to the team the enquiry will then be processed and an email sent to the
applicant giving a project reference number and name of person with the asset
protection team that will deal with the enquiry.
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For further information on interfacing with Network Rail please see Working by the
railway - Network Rail
During the current situation all planning applications and planning policy consultation must
be issued to:
TownPlanningLNW@networkrail.co.uk only. Please do not send hard copies to the
Manchester office as the Town Planning team are working from home.

Officers Report
1. Site and Locality
Charnleys was previously known as Crooklands Garden Centre, but following a series of
expansions it now operates within the home and garden retail sector selling a range of
furniture, kitchens and household furnishings alongside plants and gardening items. It is
accessed off Ulverston Road (approximately 200 metres from the Melton Brow traffic island
junction which connects to the A590). Ulverston Road at the location of the application site
has a speed limit of 60 mph.
1.1

The application site comprises two linked and extended buildings (set back
approximately 25 metres from Ulverston Road) as well as part of the hardstanding to the
front providing car parking, and an overflow car park to the north east .
1.2

A retail area for the display and sale of plants and garden items is located to the rear of
the building, which is accessed through the main building.
1.3

The site is bounded by Ulverston Road to the north, Dalton Motor Breakers to the north
east, a railway line to the south and a Public Right of Way (no:602020) to the south west,
beyond which lies a small industrial estate (Crooklands Business Park) comprising 8
industrial units.
1.4

2. Proposal Details
Application for a Minor Material Amendment to reduce the size of the car park from 109
to 102 spaces - original planning permission ref 2018/0364: Retrospective permission for a
two storey building (660 sqm) located on the west side of the garden centre for the sale and
storage of garden related products; various structures totalling 882 sqm providing sales
floorspace and ancillary areas; change of use of part of the Garden centre to non-food
retail, and the extension and amendment to the car park layout
2.1

3. Relevant History
1988/0801 Former Railway Sidings, Crooklands Brow, Dalton-in-Furness Erection of
light industrial units and change of use to garden centre Appcond 03/11/1988.
3.1
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46/2007/0282 Crooklands Nurseries Ulverston Road Dalton-in-Furness Cumbria LA15
8JH Erection of a glass house for sales area (320 square metre floorspace) and an
extended car park creating an additional eleven parking spaces. Appcond 11/04/2007
3.2

56/1997/1018 Land at Crooklands Brow Ulverston Road Dalton-in-Furness Cumbria
Establishment of horticultural enterprise involving the erection of poly tunnels Appcond
17/12/1997
3.3

56/1998/0482 Land at Crooklands Brow Ulverston Road Dalton-in-Furness Cumbria
Revised Application to consent 97/1018 to allow Polytunnels of a revised design, location
and size on a reduced site area for horticultural purposes. Appcond 29/07/1998
3.4

56/1998/0729 land at Crooklands Brow Ulverston Road Dalton-in-Furness Cumbria
Erection of four polytunnels for horticultural purposes Appcond 04/12/1998
3.5

57/2003/1190 Crooklands Nursery Ulverston Road Dalton-in-Furness Cumbria LA15
8JH Extension to nursery to include garden centre including erection of a plant sales
building, a storage building, out door display/sales area and car park with new access onto
a classified road Appcond 04/02/2004
3.6

B10/2017/0312 Crooklands Garden Centre Ulverston Road Dalton-in-Furness Cumbria
LA15 8JH Retrospective permission for a two storey building located on the west side of the
garden centre for the sale and storage of garden related products,various structures
totalling 1381 square metres providing sales floorspace and ancillary areas,change of use
to part of the Garden centre to non-food retail, and for the extension and amendment to the
car park layout. WITHDRAWN 26/03/2018
3.7

B12/2018/0364 Crooklands Garden Centre Ulverston Road Dalton-in-Furness Cumbria
LA15 8JH Retrospective permission for a two storey building (660 sqm) located on the west
side of the garden centre for the sale and storage of garden related products; various
structures totalling 882 sqm providing sales floorspace and ancillary areas; change of use
of part of the Garden centre to non-food retail, and the extension and amendment to the car
park layout. APPCOND 04/10/2019
3.8

B13/2007/0902 Crooklands Nursery Ulverston Road Dalton-in-Furness Cumbria LA15
8JH Erection of a dwelling associated with nursery enterprise at Crooklands Nursery
(Outline , but with means of access not reserved for subsequent approval) Appcond 03NOV-2009
3.9

B13/2012/0709 Crooklands Nurseries Ulverston Road Dalton-in-Furness Cumbria LA15
8JH Application for reserved matters following the granting of outline permission 2007/0902
for the erection of a detached dwelling. DISPOSED 17/01/2013
3.10

B13/2013/0420 Land at Crooklands Nurseries Ulverston Road Dalton-in-Furness
Cumbria LA15 8JH Erection of a dwelling associated with the Nursery Enterprise
Withdrawn 22-NOV-2013
3.11
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B16/2008/1701 Crooklands Garden Centre Ulverston Road Dalton-in-Furness Cumbria
LA15 8JH Erection of a new extension to provide additional sales area and new cafe
facilities (retrospective) Appcond 17/02/2009
3.12

B16/2011/0567 Crooklands Garden Centre Ulverston Road Dalton-in-Furness Cumbria
LA15 8JH Erection of a new extension for the provision of display and storage including the
retrospective provision of new car parking to the front of the premises. Appcond 02-MAR2012
3.13

B16/2016/0426 Crooklands Garden Centre Ulverston Road Dalton-in-Furness Cumbria
LA15 8JH Retrospective application for the construction of detached extension to provide
retail space to ground floor with storage to first floor (amended plans showing revised
position). WITHDRAWN 23/11/2016
3.14

B18/2013/0125 Crooklands Nurseries Ulverston Road Dalton-in-Furness Cumbria LA15
8JH Application to retain rear extension built in a revised form to that approved under ref
2011/0567 and to be used for occasional use as a function room (south room) in addition to
the approved sales, display and storage uses (retrospective). Appcond 14-MAY-2013
3.15

B28/2009/1745 Crooklands Garden Centre Ulverston Road Dalton-in-Furness Cumbria
LA15 8JH Submission of details to comply with Condition No. 2 (Desk Top Study) and
Condition No. 6 (Parking area, loading/un loading) as required by Planning Permission
2008/1701. APPLETT 23-FEB-2010
3.16

B28/2019/0770 Charnleys Home and Garden Ulverston Road Dalton-in-Furness
Cumbria LA15 8JH Application for approval of details reserved by Condition No. 2 (external
elevational surface materials), No. 3 (Boundary Treatments) and No. 5 (Deliveries
Management Plan) planning permission B12/2018/0364 (Retrospective permission for a
two storey building (660 sqm) located on the west side of the garden centre for the sale and
storage of garden related products; various structures totalling 882 sqm providing sales
floorspace and ancillary areas; change of use of part of the Garden centre to non-food
retail, and the extension and amendment to the car park layout) APPROVED 05/12/2019
3.17

BCO/2020/0145 Motor Breakers Ulverston Road Dalton-in-Furness Cumbria LA15 8JH
Application for a scrap metal licence (Environmental Site Licence and Waste Carrier
Licence) COMMSENT 21/02/2020.
3.18

Page 87 of 164

4.Officer Assessment
This retrospective proposal is a minor addition to the eastern side elevation of the
building providing customer toilets, additional entrance points and an external seating area.
The seating area is enclosed behind a limestone feature wall. It had originally been
submitted as a planning application in its own right, but it was established that the original
consent would need to varied to permit the required car space reduction and for the
amendment to the legal agreement attached to that original consent. It was stated within
the covering letter that the changes are a direct response to Covid-19 requirements to allow
for better circulation and seating space to help support the continued opening/trading of the
business, which in part explains why the proposal is retrospective. The changes will also
benefit the operation of the facility moving forward post pandemic. The principle of the
retailing as approved remains as per the original consent, with no
additional retail floorspace proposed.
4.1

There has been a delay in progressing the application due to an initial holding objection
from Network Rail due to concern of encroachment onto their land. This has however been
resolved between the two parties with the objection now removed.
4.2

The extension is simple in form, comprising a mono-pitch lean to style extension which
forms a continuation of the existing roof slope. It is clad in matching timber and dark green
roof sheeting. Openings are limited to entrance/exit points only. Visually the proposal is
acceptable and accords with the Council’s design policies. This also applies to the feature
wall dividing the car park from the seating area, which adds interest to the site, a clear
division between customer areas and parking and is considered an improvement over the
originally proposed timber fencing.
4.3

The slight increase in footprint and the need for separate entrances does result in a
slight reduction in the overall number of parking spaces available. The centre is required to
have 109 spaces, as conditioned in the recent consent for the extension and part use of the
garden centre as retail space (2018/0364). 1 space is lost as a direct result of the
extension to allow for an entrance, and 1 for bin storage. A further 5 spaces are also lost,
but on further investigation were not provided from the outset. When queried, it was was
confirmed by the agent that this stemmed from a surveying error on the previous consent,
identified only when the car park was laid out and resurveyed for this proposal. They state
that a banking at the eastern tip of the car park precluded the safe operation of 4 spaces,
with 1 actually located outside of the application site. It is this area where the outdoor
seating is to be provided.
4.4
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In summary, whereas 109 spaces were required by condition, only 103 could be/were
provided safely. It is proposed to rectify this surveying error as part of this proposal should
it be approved, which as stated results in a loss of a further space resulting in an overall
provision of 102 spaces. Cumbria County Council has been consulted, with the reduction
clearly demonstrated, in addition to further information provided by the agent which details
the use of the car park in the months preceding the application (the initial application for the
extension submitted July 2020), stating,
4.5

“One thing that has been observed during the past few months is that the anticipated use of
the car park is generally no more than 75 to 80 percent which demonstrates that the use of
the Travel Plan is having an effect and that the car park can cope with the volume of traffic
it attracts without the concerns of before, with cars parking on the Highway at peak times.”
In light of this, Cumbria CC offer no objection to this proposal, though do state they
would not support further reductions. The overall loss is slight (6% of the overall original
requirement, though in practice only a single space from that actually provided, given the
surveying error), with no identifiable harm resulting. The benefits of the extension are
considered to outweigh this small loss as they provide a means for the business to continue
trading effectively through a difficult period, and longer term providing an additional outside
option for customers.
4.6

The reason for reporting relates to both the need to modify the Section 106 agreement
stemming from the above mentioned consent (2018/0364), and a member request to
consider impact on car parking and highway safety. The committee should also be aware
that we continue to await a formal response to your request for Cumbria CC Highways to
investigate the appropriateness of the national speed limit along this section of road.
4.7

The modification is required as the small extension proposed extends into an area
specifically reserved for parking in the agreement, pushing the parking spaces backwards
slightly. The end result is a negligible difference in the wider parking provision, with no
practical impact on the usability of the space - the car park has already been laid out in this
manner.
4.8

5.Conclusions
The extension improves the offering and facilities for customers and enabled the
business to continue trading effectively during the pandemic, albeit without prior consent.
The external appearance integrates well with the existing facility, with the feature wall
successfully divides the dining area from the car park. The reduction of spaces within the
car park is minimal and in consultation with Cumbria Highways it is not considered to
prejudice highway safety or result in an under supply of parking for the facility, provided no
further reductions are proposed.
5.1
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6.Recommendation
I recommend that:
A. Upon satisfactory completion of the required modification to the existing S106 Obligation
to allow the alteration to the reserved car parking area and associated documentation then,
B. Planning Permission be GRANTED subject to the following conditions : -

Compliance with Approved Plans
1. The development shall be carried out and completed in all respects in accordance with
the application dated 22/02/21 and the hereby approved documents defined by this
permission as listed below, except where varied by conditions attached to this consent.
As approved under refs: 2018/0364, 2019/0770
Proposed Ground Floor Layout (Drawing no: 16020/03.01)
Proposed First Floor Layout (Drawing no: 16020/03/02)
Proposed Front & Side Elevations (Drawing no: 16020/04.01, Revision E)
Proposed Rear & Side Elevations (Drawing no: 16020/04.02, Revision E)
Existing Drainage Layout (Drawing no: 17053_SCH01_03, Revision A)
Deliveries Management Plan October 2019
Delivery of Large Vehicles Risk Assessment Form
Boundary Treatments/Landscaping - 21/11/2019
Proposed Planting Scheme
Proposed Planting Description
Materials Schedule
And the following amended plans:
1042/P/00 OS Location Plan
1042/P/01 Existing Site Layout
1042/P/02 Rev A Proposed Site Layout
1042/P/03 Rev A Proposed Layout
1042/P/04 Rev A Existing and Proposed Elevations
Reason
To ensure that the development is carried out only as indicated on the drawings approved
by the Planning Authority.
2. The external elevational surface materials hereby approved must be retained unless the
Planning Authority gives prior written consent to any variation.
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Reason
To ensure a satisfactory appearance to the development, and to minimise its impact upon
the surrounding area
3. The additional car parking area to the east, boundary treatments, landscaping and
surfacing, shall be completed in accordance with the hereby approved details and
thereafter be permanently retained unless the Planning Authority gives prior written consent
to any variation.
Reason
In the interests of the character and appearance of the area by ensuring that the site is
adequately screened.
4. Within 3 months of the date of approval, all car parking areas must be completed,
including surface drainage, the provision of ‘Loading Only’ markings, and spaces clearly
marked out in accordance with the parking layout plan submitted as part of the application,
and thereafter permanently retained unless the Planning Authority gives prior consent for
any variation.
Reason
To ensure that proper access and parking provision is made and retained for the use
associated with the development hereby permitted.

Operational Conditions
5. The hereby approved Deliveries Management Plan specified in the approved schedule of
plans & documents shall be implemented for the operational life of the premises unless the
Planning Authority gives prior express consent for any variation.
Reason
To reduce potential vehicle conflict and improve customer and staff safety on the public
highway and within the car park.
6. The provision of 102 car parking spaces (as set out on Drawing No. 1042/P/02 Proposed
Site Layout) shall be retained and be available at all times and shall not be removed or
altered without the prior consent of the Local Planning Authority.
Reason
In the interests of pedestrian and highway safety.

Page 91 of 164

7. Notwithstanding the Town and Country Planning (General Permitted Development)
(England) Order 2015, (or any legislation re-enacting or revoking that legislation with or
without modification), there shall be no subdivision of the unit or any additional internal
floorspace created (including any insertion of mezzanine floors) not covered by this
permission without the prior express consent of the Planning Authority.
Reason
In order to safeguard the vitality and viability of Dalton and Barrow Town Centres.
8. A maximum of up to 995 square metres of GIA floorspace may be used for the retailing
of the following goods:
a. Furniture and soft furnishings,
b. Kitchen units and accessories
c. China, glass and cookware
d. Giftware and crafts
e. Cards and stationery
Reason
A general retail outlet in this location would not normally be permitted, as it would be
potentially detrimental to the viability of established shopping centres.
9. Upon the annual anniversary of the planning decision date, a report reviewing the
effectiveness of the Travel Plan (including any necessary amendments or measures) shall
be prepared by the occupier and submitted to the Local Planning Authority for approval.
This report shall be prepared on an annual basis to reflect the travel planning position for
each year of trading.
Reason
In order to aid the delivery of sustainable transport objectives and support Local Transport
Plan policies WS3 and LD4.
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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SCALE: VARIES @ A1
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EXISTING

FRONT (NW) ELEVATION

Drawings
Do not scale from Drawings unless by agreement. Work to figured
dimensions only. Check all dimensions on site prior to
commencement of work. Drawings to be read in conjunction with
these Generic Specification Items, Pre-Construction Information
and all other relevant Consultant Information where applicable.
Drawings are copyright and must not be reproduced in whole or in
part without express permission from the Designer.
Pricing

SIDE (NE) ELEVATION

Drawings may be used, in conjunction with these Generic
Specification Items, Pre-Construction Information and all other
relevant Consultant Information where applicable, for pricing the
works. The Contractor(s) must state clearly what has been allowed
for, with any inclusions, omissions or provisional sums clearly
identified. The Contractor(s) must state clearly whether their price is
an estimate or quotation.
Client Obligations
Comply with the Construction (Design and Management)
Regulations 2015 where applicable. Seek advice from a Health and
Safety Consultant.

Stained timber
windows with
stained glass.

Natural stone
copings and cills.

Anthracite grey
aluminium roller
shutter door.

Comply with the Party Wall Act 1996 where applicable. Seek
advice from a Party Wall Surveyor.

Natural stone wall.

Site boundaries where shown are assumed / approximate based on
limited evidence available at time of site survey. Seek advice from
a Boundary Surveyor should a dispute arise.

Timber lintels.

AS-BUILT

Contractor Obligations
Materials and workmanship must be in accordance with all relevant
Approved Bodies, British / European Standards, Building
Regulations, Manufacturer's recommendations and good practice
generally.
Comply with the Construction (Design and Management)
Regulations 2015.
Liaise with the Building Control Department to ensure all work is
inspected and approved prior to covering up.

FRONT (NW) ELEVATION
(PARKING AREA / OUTDOOR DINING AREA DIVIDING WALL)

Check all design details on site prior to the relevant work
commencing with any errors or discrepancies reported immediately
to the Designer. In the event that any errors or discrepancies are
found, work should not continue until a solution has been found.
Should any design alterations be proposed by the Contractor or
Client, they must first be approved by the Designer prior to the
relevant work commencing.

FRONT (NW) ELEVATION

Anthracite grey uPVC
external doors and windows.

New natural stone
dividing wall between
parking area and
outdoor dining area.

Natural blue grey slate
pitched roof covering to
new entrance porch.

Natural stone walls to
new entrance porch.

Vertically boarded larch
cladding to external walls.

Grey insulated composite
steel roof cladding.

Where products are specified by trade name, an alternative product
to the same standard (or higher) may be used, but the Contractor
must satisfy themselves, the Planning Department and / or the
Building Control Department with the suitability of the alternative
product and its compliance.
External Finishes
Samples of external finishing materials shall be submitted to and
approved by the Planning Department prior to the relevant work
commencing.

Black uPVC gutters
and downspouts.
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Dalton-in-Furness
Cumbria LA15 8AA

01229 343 620
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REV: A

SCALE: 1:100 @ A1
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PORCH

ENTRANCE

Drawings
Do not scale from Drawings unless by agreement. Work to figured
dimensions only. Check all dimensions on site prior to
commencement of work. Drawings to be read in conjunction with
these Generic Specification Items, Pre-Construction Information
and all other relevant Consultant Information where applicable.
Drawings are copyright and must not be reproduced in whole or in
part without express permission from the Designer.

PLANT
ROOM

Pricing
Drawings may be used, in conjunction with these Generic
Specification Items, Pre-Construction Information and all other
relevant Consultant Information where applicable, for pricing the
works. The Contractor(s) must state clearly what has been allowed
for, with any inclusions, omissions or provisional sums clearly
identified. The Contractor(s) must state clearly whether their price is
an estimate or quotation.

WC
WASH

Client Obligations

WC

Comply with the Construction (Design and Management)
Regulations 2015 where applicable. Seek advice from a Health and
Safety Consultant.
Comply with the Party Wall Act 1996 where applicable. Seek
advice from a Party Wall Surveyor.

ST

WC

WC

Site boundaries where shown are assumed / approximate based on
limited evidence available at time of site survey. Seek advice from
a Boundary Surveyor should a dispute arise.
Contractor Obligations

GIFTS / HOME /
DECOR FURNITURE
DISPLAY AREA
Ramp

Materials and workmanship must be in accordance with all relevant
Approved Bodies, British / European Standards, Building
Regulations, Manufacturer's recommendations and good practice
generally.
Comply with the Construction (Design and Management)
Regulations 2015.

WC
Liaise with the Building Control Department to ensure all work is
inspected and approved prior to covering up.

WC

Check all design details on site prior to the relevant work
commencing with any errors or discrepancies reported immediately
to the Designer. In the event that any errors or discrepancies are
found, work should not continue until a solution has been found.
Should any design alterations be proposed by the Contractor or
Client, they must first be approved by the Designer prior to the
relevant work commencing.
Where products are specified by trade name, an alternative product
to the same standard (or higher) may be used, but the Contractor
must satisfy themselves, the Planning Department and / or the
Building Control Department with the suitability of the alternative
product and its compliance.

DIS WC

St

ep

s

(2

r)

External Finishes
Samples of external finishing materials shall be submitted to and
approved by the Planning Department prior to the relevant work
commencing.

OUTDOOR
FURNITURE
DISPLAY AREA
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B21/2021/0385
Planning Committee
10th August 2021
Application Number : B21/2021/0385

Date Valid :26/04/2021

Address : 3 Central Drive Barrow-inFurness Cumbria LA14 3HU

Case Officer : Thomas Konarski

Proposal : Demolition of existing rear conservatory, new rear single storey flat roofed
extension for use a kitchen/diner, extension to existing bathroom and lobby for access to
below ground floor basement for use as a gymnasium, bedroom, study with rear stair
access to rear garden.
Ward : Walney South Ward

Parish : N/A

Applicant : Mr Sanderson

Agent : Mr Malcolm Jones

Statutory Date : 21/06/2021

Recommendation : Approved with
conditions

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 C2 - Development and the Coast
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

Summary of Main Issues
The application was previously placed before the Panel but has been put on your agenda at
the request of Cllr Hall. The main issues relate firstly to the visual appearance of the rear
extension, potential impact on heritage and ecological assets and the impact upon the
neighbouring property with regard to amenity.

Non Material Considerations
N/A
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Response to Publicity and Consultations
Neighbours Consulted
Street Name
Central Drive
Church Lane

Properties
1,
St Marys Church,

Responses

Support

Object

Neutral

2

0

1

1

Organisations Consulted
Consultee
Barrow Borough Council (Building Control)
Cumbria County Council (Highways)

List of Organisation Responses
1 no. Organisation response
St Mary’s Church Parochial Church Council have responded during the course of the
application noting potential disruption to the shared boundary wall and construction
potentially disturbing church grounds.

Officers Report
1.Site and Locality
The application site, no. 3 Central Drive, consists of an interwar detached true bungalow
property sited on the southern side of Central Drive. The property itself is constructed on a
visually higher land level from the road, to the front there is a small garden area and then a
retaining wall with an area of hard standing at highway level. The front boundary consists of
a prominent brick wall which is set adjacent to the pavement and continues either side of
the property starting at the junction with Promenade and further westwards.
1.1
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1.2

The dwelling itself is modest in form, it is double fronted and features a hipped roof and
a glazed conservatory on the rear close to the eastern side elevation. The neighbouring
property to the east, no. 1 Central Drive is a similar bungalow property constructed on a
slightly lower land level, no. 3 shares part of the eastern side boundary with no. 1 and the
remainder with the grounds of St Mary's Church. The rear garden boundary extends close
to the northern side elevation of the church, the associated graveyard is sited immediately
west. The ground level of the rear garden is below that of the church ground level and the
boundary consists of a tall brick retaining wall for the full shared boundary with the church
grounds.
2. Proposal Details
2.1

Demolition of existing rear conservatory, new rear single storey flat roofed extension for
use a kitchen/diner, extension to existing bathroom and lobby for access to below ground
floor basement for use as a gymnasium, bedroom, study with rear stair access to rear
garden.
3. Relevant History
3.1

1990/0840 1 Central Drive, Barrow-in-Furness Rear ground floor extension Approved
08/11/1990
3.2

1991/0134 3 Central Drive, Barrow-in-Furness Outline consent for four starter homes
Refused 04/07/1991
3.3

48/2000/0299 1 Central Drive Barrow-in-Furness Cumbria LA14 3HU Amendment to
96/0115 to allow a mono pitched roof rather than a flat roof which was orginally approved
(Retrospective) Approved 25/05/2000
3.4

57/1996/0115 1 Central Drive Barrow-in-Furness Cumbria LA14 3HU Erection of a
detached garage to the side elevation Appcond 01/05/1996
4. Officer Assessment
4.1

The application seeks, in effect, a two storey extension by way of a ground floor and
a basement level extension. The ground floor extension extends for 4m off the eastern side
elevation then forms a patio for 4m with a width of 5m and then extends again for a further
4m with a width of 5m. The patio would have a 2m high free standing wall extending along
the southern side elevation, continuing on from the existing southern side elevation of the
host property to the rear elevation of the patio.
4.2

The basement level has a depth of 7m, it begins 1m from the existing rear elevation and
extends to the rear of the new ground floor extension. There is a staircase sited 1.8m from
the eastern side elevation allowing for access from the basement level to the rear garden,
this is supplemented by an additional staircase located internally within the ground floor
extension. The basement floor is 2.8m below ground level, the ground floor extension has a
flat roof the height of the existing eaves at a height of 2.95m. There would be 2 no. roof
lanterns sited on the element which extends the full 8m depth increasing the maximum
height of the roof by 40cm.
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4.3

Two window small openings would be sited on the new western elevation serving a
kitchen/dinning area along with 2 no. windows on the basement level, these would be half
height and look directly onto the retaining wall to allow for additional light. A window would
be sited on the opposite side of the extension looking out onto the patio area, this would be
the only window on the western side elevation. The rear elevation would feature 3 no. bi
folding glazed doors on the element extending the full 8m and on the indented elevation a
window opening, on the left-hand side serving a bathroom, the lobby for the staircase
access to the basement would be sited adjacent, a full height window opening above the
staircase facing south would be sited here along with a single, fully glazed door as part of
this window opening.
4.4

A cutting would be made into the rear garden to facilitate a rear elevation for the
basement and access staircase to the garden, this would be below the patio area with the
same width. There would be an opening containing a full height glazed door and window on
the left and a small window opening serving a bedroom on the right.
4.5

The extension would be constructed out of brick and feature crème render on all
elevations. The western side retaining wall would be constructed out of concrete blocks and
would feature a scallop ground to facilitate the side window openings and drainage.
Character and appearance
No. 3 Central Drive consists of a detached true bungalow dwellinghouse fronting out
onto Central Drive, it is the 2nd dwelling/property on the southern side of Central Drive near
to the crossroads with Promenade. The property is elevated considerably above the
highway and features a prominent brick front boundary wall which extends from the
crossroads and continues as the retaining wall for the graveyard belonging to St Marys to
the west. There is a narrow driveway area accessed off Central Drive featuring a 2m high
retaining wall painted white, the front garden and the property itself is positioned on top.
Vickerstown Park is sited on the opposite side of the highway which marks the boundary for
the North Vickerstown Conservation Area.
4.6

4.7

The property itself is of interwar construction, it is doubled fronted with a central doorway
featuring an archway forming an open porch, the roof is hipped with a central chimney, it's
neighbour, no. 1 Central Drive is of a similar appearance, this property is situated on a
lower land level to the application property, yet is still noticeably elevated above the
highway.
4.8

The surrounding setting is immediately verdant and characterful, the front elevation of
no. 3 is prominently elevated and visible from the highway, the strong front boundary
treatment coupled with a decidedly wide and sweeping highway combine to create a
defined sense of place.
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4.9

No. 3s back garden shares side and the rear boundary with the grounds of St Marys
Church, a grade II listed building completed in 1928 in the Gothic Revival style. The rear
elevation of the church faces towards the rear elevation of the application property and
with the church positioned on a higher elevation than the application property, its structure
dominates the view southwards. The rear garden of no. 3 features a land level change as
the land rises towards the footprint of St Marys, the western side boundary is formed of a
tall brick wall with a staggered increase in height, this wall also forms a retaining wall as a
consequence of the rear garden cutting into the landscape at a depth of approx. 2m. The
rear boundary consists of a substantial hedge, the hedge extends down part of the eastern
side boundary until the rear boundary of no. 1s back garden, the remaining shared
boundary is a low brick wall.
Impact
4.10

With the works proposed being concentrated at the rear of the property there is no
expected impact to the nearby North Vickerstown Conservation Area with the boundary set
along the opposite side of the highway northwards and consequently, the impact to the
defined local character of the immediate area would be wholly neutral.
4.11

In regard to the host property, the ground floor extension is contemporary in form in
utilising a flat roof, this would extend from the eaves and not be visible from the sides of the
property. In reference to Policy H20 Design of Roofs the use of flat roofs for rear extensions
is considered acceptable whereby no impact on the streetscape results. The extension,
despite being close to the depth of the host dwelling, is broken in its bulk by the addition of
the patio, the elevations would be faced in the same render as existing and with the flat roof
being much lower than the pitched roof of no. 3 would appear subordinate to the host
structure.
Impact on Heritage Assets
4.12

The rear elevation of the proposed extension would be around 21m from the northern
elevation of St Marys Church, the church dominates the rear outlook from no. 3, despite the
tall screening hedges planted along the rear boundary, the hedges contribute to screening
the development from the pathway around the church with the high brick wall along the
western side boundary, adjacent to the graveyard level, 2m above the garden level, further
obscuring direct views towards the proposed rear extension. With reference to the existing
nearby development, neighbouring no. 1 features a rear, single storey extension, albeit with
a pitched roof and a new build development of detached dwellings sited closer to the
church footprint to the west.
4.13

Taking into consideration the context of the site and the relationship of the buildings, it
is not expected that the proposed works would result in unacceptable harm to the setting of
St Marys nor be seen to compromise the elements which contribute to its special
architectural or historical interest. The development would be mostly hidden from
viewpoints on the public pathways around the church by the brick boundary wall along the
western side of the rear garden and by the substantial hedges to the rear. The development
itself is suitably domestic in form and would be one of many newer structures sited nearby
to the church.
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Impact on the amenity to the neighbouring occupants
4.14

The neighbouring property, no. 1 Central Drive, this dwelling is positioned on a
noticeably lower land level to no. 3 with a difference of around 1.7mthe difference in height
between the rear gardens is greater with the boundary between the two properties taking
the shape of a very low brick wall from no. 3s side which forms a retaining wall for no. 3
garden as the land subtly increases in height. The boundary between the two properties
was formerly lined with screening hedges planted along no. 3s garden curtilage, at the time
of the site visit the hedges has been removed allowing open views across the boundary and
down into no. 1s rear garden. No. 3 has been subject to a modern rear, single storey
extension set off the eastern side elevation approved in 1990 built out to a rear building line
beyond that of which is being proposed as part of this application and featuring a flat roof.
The distance between the two properties is 2m, with 1m either side to the shared boundary.
In assessment against the adopted Local Plan, Policy H16 Loss of sunlight or daylight
notes that development will not be permitted if the proposed scheme would result in an
unacceptable loss of sun/daylight. No. 1 Central Drive is sited approx. 3m aft of the front
building line of the application property, there would be a 1m separation distance between
the western side elevation of the host dwelling and the proposed rear extension to the
shared boundary. No. 1 is constructed 1m from the shared boundary with the original
building extending 2m aft of no. 3s rear building line, it features a rear, single storey
extension with a depth of 4m. This is sited off the western side elevation with a separation
distance of 4.8m from the western side elevation to the 1.7m retaining wall and extends a
further 1m beyond. The extension features a window facing towards the retaining wall
forming the shared boundary between the two properties. The height of the extension,
combined with the 1.7m high retaining wall, is approx. 4.12m up to no. 1s rear building line,
excluding the later extension, the height of the screening wall which continues for the
remaining 4m would be 3.1m combined with the retaining wall. Due to the lower land level,
the extension would consequently result in a noticeable increase in massing along the
western side, nevertheless, with the rear aspect of both properties facing due south, the
impact on loss of sun/daylight is considered to be within an acceptable level. Despite a 1m
breach of the 45o line when measured from the nearest window to the development, on
measuring access to sun/daylight to this window the completed scheme would only
contribute to a relatively minor decrease in sun/daylight experienced in the late evening.
4.15

4.16

No. 1 features a rear extension with a window opening facing directly towards the
proposed extension, the window is sited 4.8m from the 1.7m retaining wall, 6.4m in total
from the eastern side elevation of the extension. This window being on a lower land level
and set back from the retaining wall would be subject to some loss of outlook though on
assessment of sun/daylight, would appear to be relatively unchanged with access to light
throughout the day interrupted first by the existing 1.7m high retaining wall rather than the
proposed extension.
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Policy H17 Protection of residential privacy notes there should be a minimal distance of
21m between facing windows of habitable rooms on opposing elevations, a proposed
window opening on the eastern side elevation would serve a kitchen/dinner along with a
patio area. The window would be sited approx. 7m to the shared boundary and around 12m
from the window opening of no. 1s rear extension, the patio area would be 2m from the
shared boundary. As existing, without the vegetation planted along the shared boundary,
no. 3s rear garden features only a low brick wall above the garden retaining wall allowing
up unobstructed views into no. 1s rear garden. The patio would feature a 2m concrete block
wall extending from the eastern side elevation, continuing on from the host dwelling.
Despite the proposed window being sited at a lower minimum distance than recommended,
the presence of the proposed 2m high wall facing the shared boundary would considerably
reduce the possibility of overlooking and would be considered an improvement over the
existing, whereby the rear conservatory features unobstructed views across no. 1s rear
garden and towards the facing window opening.
4.17

Other matters
4.18

The application has received comments from the St Mary’s Church Parochial Church
Council during the course of the application raising concerns regarding the earth works
proposed potentially disturbing the church ground and/or causing damage to the shared
boundary wall or the graves within the church grounds. Construction matters are nominally
in the hands of Building Control, nonetheless, it is recommended a Construction Method
Statement be submitted and approved prior to commencement and a further Informative
noting excavations adjacent to the western shared boundary. This is for assurance all
precautions must be made to alleviate potential disturbance to the church grounds and
further to facilitate minimal disruption to the highway and for neighbouring no. 1 Central
Drive as a consequence of the tight clearances either side of the application property.
Policy DS2 Sustainable Development Criteria, part H notes the Council's commitment
to contributing to the enhancement of biodiversity and geodiversity, following the site visit, it
was noted that vegetation which was formerly planted along the eastern side shared
curtilage adjacent to neighbouring no. 1 had been removed to facilitate the construction of
the sought works. In reference to the aforementioned commitment to enhancement of
biodiversity, a Condition is recommended to require the replacement of the lost hedgerows
to be submitted and approved prior to occupation.
4.19

5. Conclusions
5.1

In consideration of the application before me I recommend the application be approved
subject to Conditions. The design of the ground floor and basement extension, being sited
off the rear elevation would not impact the defined local character and the design of the
extension is suitable in appearance and form in the context of the host dwelling and the
surrounding architecture. The impact to the Grade II listed St Marys Church is considered
within an acceptable level and the proposed development is not expected to result in
unaccepted harm to the existing levels of neighbouring amenity.
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6. Recommendation
I recommend that Planning Permission be GRANTED subject to the following conditions : 1. The development must be begun not later than the expiration of three years beginning
with the date of this permission.
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 hereby permitted shall be carried out in all respects in accordance with
the application dated as valid on 27/05/2021 and the hereby approved documents defined
by this permission as listed below, except where varied by a condition attached to this
consent:
. MEJ/2021/567/002 A
. MEJ/2021/567/004
. MEJ/2021/567/005
. MEJ/2021/567/006
. MEJ/2021/567/007
. MEJ/2021/567/008
Reason
To ensure that the development is carried out only as indicated on the drawings approved
by the Planning Authority.
3. All materials to be used in the approved scheme shall be as stated on the application
form and approved drawings and shall not be varied without prior permission sought.
Reason
To ensure a satisfactory appearance to the development, and to minimise its impact upon
the surrounding area.
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Pre-commencement Conditions
4. 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. details of measures to inform and update St Mary’s Church Parochial Church Council
throughout the construction period,
iii. loading and unloading of plant and materials,
iv. storage of plant and materials used in constructing the development,
v. the erection and maintenance of security hoarding including decorative displays and
facilities for public viewing, where appropriate
vi. wheel washing facilities where vehicles will enter the site,
vii. measures to control the emission of dust and dirt during construction,
viii. a scheme for recycling/disposing of waste resulting from demolition and from
construction works.
Reason
In the interests of minimising the impact upon local environmental amenity.
5. No development shall be commenced subject of this permission until details have been
submitted and approved to ensure the continued integrity of retaining wall forming the
western side shared boundary between the application site and the church grounds
belonging to St Marys Church, adjacent, during excavation and construction of the
proposed works.
Reason
In order to ensure the continued integrity of the retaining wall and to prevent excavations
causing disturbance to church grounds during construction.
Before Occupation
6. The hedgerows lost during construction in the back garden along the eastern side,
shared boundary with No. 1 Central Drive shall be replaced prior to occupation, the details
of which shall be submitted to and approved by the Planning Authority.
Reason
In the interests of replacing lost biodiversity
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Informative


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



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



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



The developer is encouraged to inform St Mary’s Church Parochial Church Council
prior and during construction of measures and safeguards to prevent disturbing
church ground during excavation adjacent to the western shared boundary wall
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B07/2021/0071
Planning Committee
10th August 2021
Application Number : B07/2021/0071

Date Valid :26/04/2021

Address : Proposed Housing Development at
Long Lane/Newton Road Dalton-in-Furness
Case Officer : Charles Wilton
Cumbria
Proposal : Erection of 28 detached dwellings of a mix of single storey, two storey, two and a
half storey, 4 flats, including new site entrance and associated works (32 dwellings in total)
Ward : Dalton South Ward

Parish : Dalton Town with Newton Parish
Council

Applicant : Mulberry Homes Ltd

Agent : Mulberry Homes Ltd

Statutory Date : 26/07/2021

Recommendation : Refusal for the reasons
stated

Barrow Planning Hub

Relevant Policies and Guidance
Full details of the policies listed below are included in the appendix
NPPF
The National Framework requires that housing applications be considered in the context of the
presumption in favour of sustainable development, seen as the "golden thread" through decision
making. Good design and thus good place making is seen as a key aspect of sustainable
development, to add to the overall quality of the area, establish a strong sense of place,
optimise the potential of a site, respond to local character and to be visually attractive. Recently
the MHCL has released a draft change to the Framework which places greater emphasis on
beauty and place-making, together with a model national design code. This is in response to the
Building Better, Building Beautiful Commission's report Living with Beauty, which came out in
February 2020.
Local Plan Policies
1. Barrow Borough Local Plan 2016-2031 - Policy C2 - Development and the Coast
2. Barrow Borough Local Plan 2016-2031 - Policy C3a - Water management
3. Barrow Borough Local Plan 2016-2031 - Policy DS1 - Council’s commitment to
sustainable development
4. Barrow Borough Local Plan 2016-2031 - Policy DS2 - Sustainable Development Criteria
5. Barrow Borough Local Plan 2016-2031 - Policy DS5 - Design
6. Barrow Borough Local Plan 2016-2031 - Policy GI1 - Green Infrastructure
7. Barrow Borough Local Plan 2016-2031 - Policy GI2 - Green Wedges
8. Barrow Borough Local Plan 2016-2031 - Policy GI3 - Green Corridors
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9. Barrow Borough Local Plan 2016-2031 - Policy GI4 - Green Spaces
10. Barrow Borough Local Plan 2016-2031 - Policy GI5 - Green Routes
11. Barrow Borough Local Plan 2016-2031 - Policy H7 - Housing Development on Windfall
Sites
12. Barrow Borough Local Plan 2016-2031 - Policy N3 - Protecting biodiversity and
geodiversity

Summary of Main Issues
The principle of development is not in doubt however the issues raised relate to whether the
proposal meets the design quality required by the Local Plan together with Green Infrastructure,
bio diversity and SUDs issues.
Non Material Considerations
Response to Publicity and Consultations
Development advertised on site and Council website
Neighbours Consulted
Street
Name
Abbey
Road
Long Lane
Newton
Road
Stainton
Drive

Properties
The Willows,
Long Lane House,
57, 61, 63, 65, 67, Gillycombe, High Bank, 5 Schoolwaters, 3 Schoolwaters, 11
Schoolwaters, 1 Schoolwaters, 9 Schoolwaters, 7 Schoolwaters,
1, 2,

Responses

Support

Object

Neutral

117

0

112

5

Organisations Consulted
Consultee
Barrow Borough Council (Building Control)
Barrow Borough Council (Planning Policy)
Barrow Borough Council (Public Protection Services Contamination)
Cumbria County Council (Archaeology)
Cumbria County Council (Education)
Cumbria County Council (Highways)
Cumbria County Council (LLFA)
Cumbria County Council (PROW)
Cumbria County Council (Transport & Spatial Planning)
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Cumbria County Council (Travel Plan)
Dalton With Newton Town Council
Environment Agency (Contamination, Flood and Pollution)
United Utilities (Asset Protection)

The Occupier : 7 Schoolwaters Newton Road Dalton-in-Furness
“I strongly and thoroughly object to this application. I reside in the area affected by this
application and live at 7 Schoolwaters, Newton Road, Dalton.
My first major concern which has not been addressed or mentioned by the developer is the
associated flood risk it poses to Schoolwaters and the land i own to the rear of my property. This
land and the adjoining landholdings are drained via a field drain which crosses under the fields
and empties across Long Lane. This is not mentioned in the planning documents and should
this drain be cut off, it will likely lead to large scale flooding in the surrounding area during
winter. Already water pools in winter time and this would worsen. In addition, Billingcote farm
this winter has also been largely under water and this proposal will not improve the situation but
worsen it.
Secondly the development proposed sits on the edge of Dalton, at present it is designated as a
green corridor, it breaks the developed town nature of Dalton and eases it in to the rural
landscape, this development will remove an area of some beauty and end up with houses right
up to the road with no natural transition from town to countryside.
I am perplexed as to why my land is designated a green wedge at present on borough plans
with no building permitted, yet if this development goes ahead the green wedge area would
reduce to such a small amount that it is entirely irrelevant and serves no purpose or reason to
protect the remaining 30-40m width.
This new application proposes much like the last one a heavy density of housing on a site that is
clearly not a 'a small clustered development in an agricultural setting'. The houses are clearly
not going to be affordable houses but marketed like the ones near to the hospital at between
£350,000-£550,000 way out of the reach of Dalton's average population and built with 4-5
bedrooms apiece.
I understand the government is trying to increase housebuilding and I do not disagree with all
developments as they are required nationally, however in this case the Borough's population is
decreasing, there is an abundance of available Brown field sites to choose and here the
developer is wishing to build on a new site, which is agricultural in nature with poor soils, on a
hill so it is viewed from all surrounding houses who lose any form of privacy they once had and it
proposes a flood risk to others and with an unrealistic density of houses which will ruin the
nature of area.
Lastly the site clearly does not comply with the local plan policies, NPPF policies, does not
reflect character of the surroundings, there has been no substantive change to the last
application and the developer is clearly trying to put profit and volume of houses against the
environment, the local area and community.

Page 119 of 164

I would wish to attend the planning meeting if you can send me the proposed date."

List of Organisation Responses
11/05/2021
Barrow Borough Council (Building Control)
“Building regulation approval required for the proposals”.
08/06/2021
Barrow Borough Council (Public Protection Services Contamination)
“B07/2021/0071-Erection of 28 detached dwellings of a mix of single storey, two storey, two and
a half storey, 4 flats, including new site entrance and associated works (32 dwellings in total)Proposed Housing Development at Long Lane/Newton Road Dalton-in-Furness Cumbria.
Thank you for the above consultation. I can confirm that i have previously read the submitted
information which was forwarded under application 2018/0703. However I note that the bEk
Enviro Report Ref: BEK14051/1 does recommend an intrusive investigation to confirm ground
conditions and I do not believe we have received this document to date. While I recognise that
the risk of ground contamination is low, soils will likely be re-used on site and therefore in the
absence of important chemical results, I would recommend the following conditions be placed
on an planning permission:
1. A Field Investigation and Risk Assessment, conducted in accordance with established
procedures (BS10175 (2011+A2:2017) Code of Practice for the Investigation of
Potentially Contaminated Sites and Land Contamination Risk Management (LCRM)),
shall be undertaken to determine the presence and degree of contamination and must be
undertaken by a suitably qualified contaminated land practitioner. The results of the Field
Investigation and Risk Assessment shall be submitted to and approved by the Local
Planning Authority before any development begins.
2. Where contamination is found which poses unacceptable risks, no development shall
take place until a detailed Remediation Scheme has been submitted to and approved in
writing by the Local Planning Authority. The scheme must include an appraisal of
remedial options and proposal of the preferred option(s), all works to be undertaken,
proposed remediation objectives, remediation criteria and a verification plan. The scheme
must ensure that the site will not qualify as contaminated land under Part 2A of the
Environmental Protection Act 1990 in relation to the intended use.
3. The approved Remediation Scheme shall be implemented and a Verification Report
submitted to and approved in writing by the Local Planning Authority, prior to occupation
of the development.
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4. In the event that contamination is found at any time when carrying out the approved
development, that was not previously identified, it must be reported immediately to the
Local Planning Authority. Development on the part of the site affected must be halted and
Field Investigations shall be carried out. Where required by the Local Planning Authority,
remediation and verification schemes shall be submitted to and approved in writing by the
Local Planning Authority. These shall be implemented prior to occupation of the
development.
5. No soil material is to be imported to the site until it has been tested for contamination and
assessed for its suitability for the proposed development. A suitable methodology for
testing this material should be submitted to and approved by the Local Planning Authority
prior to the soils being imported onto site. The methodology should include the sampling
frequency, testing schedules, criteria against which the analytical results will be assessed
(as determined by the risk assessment) and source material information. The analysis
shall then be carried out as per the agreed methodology with verification of its completion
submitted to and approved in writing by the Local Planning Authority.
17/05/2021
Cumbria Constabulary (Force Crime Prevention Design Advisor)
"From the list of applications validated between 3rd and 7th May 2021, I wish to offer the
following observations on this proposal, which I have considered from a crime prevention
perspective.
I have perused the published drawings and documents, to ascertain how this application
complies with Policy HC5: Crime Prevention, of the Local Plan.
I refer to my consultation response in respect of outline application B07/2018/0703 (copy
attached).
Generally, the dwellings are arranged to overlook the access roads and each other, without
compromising privacy.
However, there are several instances where natural surveillance opportunities are restricted or
compromised. This is due to the orientation of dwellings, which exhibit blank gable walls, or only
incorporate bathroom windows with obscured glass:
My previous comments regarding the pedestrian access point at the north of the site (adjacent
to Plot 2) still appear to be relevant.
Plots 16 and 17 which are in proximity to the central POS present gable walls towards this
feature and so views towards it are compromised. Only Plots 5 – 8 directly overlook the POS.
The orientation of the ‘Falkirk’ flats buildings will permit some views towards the meadow and
footpath at the west of the site. However, Plots 12, 13 and 28 which are situated next to the
footpath present only gables towards this feature.
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This layout suggests that the meadow and footpath are not inclusive elements of the
development as they are not directly supervised. Consequently, there is more likelihood that
unwelcome or nuisance activity will occur here. (Policy HC5 (e)
The Design and Access Statement makes reference to open fronted gardens, which suggests
there is no obvious or physical demarcation between public and semi-private space. Curtilages
formed with physical treatments (such as a continuous line of low-level planting) are more
effective in defining space, thus promoting the concept of ‘ownership’. HC 5 (d)
The DAS refers to the deployment of “1800mm high fences to the borders for SBD purposes”.
The Landscape Plan drawing depicts these boundaries, with gates that separate front and rear
gardens. I recommend lockable gates to be positioned as close to the front build line as
practicable to deter intrusion.
Unfortunately, I can find no information relating to other crime prevention measures, such as the
street lighting and dwelling exterior lighting schemes or physical measures to protect dwellings
and garages against forced entry (HC 5 (c).
I recommend the deployment of exterior doors and ground floor windows certified to PAS
24:2016 and fitted with laminated glazing (BS EN 356;2000) as appropriate. I recommend
garage vehicle doors to be certified to LPS 1175 AR1 or equivalent security standard.
I shall be pleased to advise on any crime prevention issues arising from this application."
**Previous comments regarding application 2018/0703**
From the List of Planning Applications Validated between 3 rd December and 7th December
2018.**
I wish to make the following observations regarding this application, which I have considered
from a crime prevention perspective.
I have referred to Policy HC5: Crime Prevention of the Draft Local Plan July 2016
“The design, layout and location of new development should contribute towards the
creation of a safe and accessible environment, and the prevention of crime, and fear of crime.
Developers should:
a) Ensure the design, landscaping or any feature does not create isolated or secluded areas;
b) Demonstrate the design, layout, screening/landscaping enables a natural surveillance of the
surrounding area and promotes neighbourliness;
c) Incorporate adequate lighting and security measures where appropriate e.g. communal and
parking areas, taking into account the impact on light pollution, the natural environment and
residential amenity;
d) Design layouts to promote ownership by residents and encourage use of communal areas
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e) Create clear and legible pedestrian and cycle routes that prevent unobserved access.”
It is acknowledged that this application is for outline permission. The submitted Design and
Access Statement advises that ‘the proposals are yet to be formulated exactly’ and the
proposed layout is therefore presumed only indicative.
I am encouraged by the comments in the submitted Design and Access Statement (3.0 –
Design Matters) referring to car parking provision and ‘1800mm fences to the borders for SBD
purposes’.
However, from my interpretation, the layout should be amended in order to achieve the criteria
highlighted in Policy HC5.
The footpath to the north of the site (linking to Newton Road) conflicts with the requirements of
HC5 (a) and (e) as it is not directly overlooked and formalises an unrestricted and unsupervised
route into the development. House types BD362 and MR are depicted with bathroom (obscured)
windows at the adjacent gable walls, resulting in minimal surveillance opportunities. The route
will also be concealed from view at ground level by the presence of the fencing forming the
garden boundaries of Units 1 and 5.
This feature should be dispensed with or redesigned to represent a properly supervised and
fully inclusive part of the development.
Natural surveillance of the main site access point shall be compromised as Units 32 and 33
present only gable walls to this feature. Ideally both of these dwellings should directly address
the access road (each re-orientated by 90°) and thus complying with HC5 (b).
In the event of an application for full permission being submitted, it would be helpful if
information regarding these issues was submitted, to reduce the opportunities for crime and to
demonstrate compliance with Council Policy:








Formation of front garden curtilages to obviously define public and private space HC5 (d)
Street lighting scheme (utilising high uniformity and colour rendition index values) to
promote confidence and reassurance in the public realm HC5 (c)
Dwelling exterior lighting scheme (utilising low-energy ‘white’ light sources controlled by
photoelectric cell, so that any intruder in private spaces shall be more readily noticed)
HC5 (c)
Dwelling resistance to forced entry (specification of exterior doors and ground floor
windows to demonstrate compliance with Building Regulation Approved Document Q)
HC5 (c)
Garage (particularly integral examples) resistance to forced entry (specification of vehicle
entry doors) HC5 (c)

It is noted that the Public Open Space is centrally located, to be directly overlooked by
numerous dwellings from several directions. It is important that the landscaping scheme for this
area is designed to ensure that trees and shrubs do not obstruct views or create hiding places
as they mature HC5 (b) and (d).
If the applicant is prepared to adopt all of these measures, I invite an application for Secured by
Design certification.

Page 123 of 164

I shall be pleased to advise on any crime prevention issues arising from this application."
11/05/2021
Cumbria County Council (Archaeology)
Historic environment consultation
"I am writing to thank you for consulting me on the above application and to confirm that I have
no objections and do not wish to make any comments or recommendations.
Please do not hesitate to contact me if you have any queries regarding the above."
26/05/2021
Cumbria County Council (Highways & LLFA)
"Cumbria County Council as the Highways Authority and the Lead Local Flood Authority (LLFA)
has reviewed the above planning reference and I have concluded that the replacement of two
houses with a block of 4 flats does not represent a material change. Therefore the response
made to the previous application (B07/2018/0703) should still apply.
I attached our previous response hereto.
1. Site Layout (Highways)
The overall road layout, utilising a short section of Secondary Road and then a series of Shared
Roads is acceptable in principle. The roads are shown to have the necessary clearance and
service strips. The revised road layout designed in conjunction with the surface water system
follows the ground profile more closely and the longer Road 2 section allows most of the roads
to be <1:20 with just one short section at 1:10 and one at 1:12.5. The use of permeable roads
(to be adopted) is welcomed as it reduces the maintenance liability and provides important
treatment via a passive method.
It is noted that a pedestrian link through the site from Long Lane to Newton Rd has been shown
which will increase permeability of the site and make walking and cycling journeys more
attractive
Car parking provision seems adequate in driveways with additional or visitor spaces possible on
the access roads and the statement refers to 2 or 3 spaces per property.
The use of cul-de-sacs is generally to be avoided in new developments, but in this case due to
the low number of properties, topography and existing site constraints, we do not feel it is
necessary to provide a circular / loop road layout. There was some concern that due to the
steepness of the cul-de-sac to serve plots 7-13 the turning could be awkward. However the
turning stub is on level ground and the driveway of plot 12 has been extended to ensure it is
kept clear of cars.
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The impact of the development traffic is not considered to have a material impact on this
junction or the wider network in isolation but combined with the other planned development sites
in the town, the cumulative effect is significant. Modelling in the design year of 2031 with all
committed development shows that the Newton Road / Long Lane junction will operate over
capacity.
This junction will need upgrading in the near future to better cope with the demand on the side
roads and reduce overall delay. A roundabout has been identified as the most suitable option
and an outline design is shown in the Barrow Transport Improvement Study.
The developer is required to make a financial contribution based on the number of dwellings per
application site on a pro-rata basis taking into account all allocated sites in Dalton and the
identified infrastructure required. For this site the contribution will be £3,190 per dwelling
(£91,560 total) at this moment in time – please see Appendix A below. The scale and cost of
this proposal is being reviewed with a view to arrive at a more cost effective, more compact
junction. Any reduction in the estimated scheme cost will be reflected in the Section 106 in due
course.
There have been some accidents in the vicinity of Long Lane / Newton Rd junction. It is
considered that the proposed junction improvement will mitigate the accident hazard which is
largely due to poor visibility.
It is noted that in the most recent plan, both plots 1 and 2 are orientated to face Newton Road at
the location of a bus stop. The accesses to these plots must not interfere with the operation of
the bus stop.
The Highways Authority have no objection to the proposals. We would however recommend that
the following conditions are included in any consent you might grant in due course:
The carriageway, footways, footpaths, cycleways etc shall be designed, constructed, drained
and lit to a standard suitable for adoption and in this respect further details, including
longitudinal/cross sections, shall be submitted to the Local Planning Authority for approval
before work commences on site. No work shall be commenced until a full specification has been
approved. These details shall be in accordance with the standards laid down in the current
Cumbria Design Guide. Any works so approved shall be constructed before the development is
complete.
Reason: To ensure a minimum standard of construction in the interests of highway safety. To
support Local Transport Plan Policies: LD5, LD7, LD8
The development shall not commence until visibility splays providing clear visibility of 60 metres
measured 2.4 metres down the centre of the access road and the nearside channel line of the
carriageway edge have been provided at the junction of the access road with the county
highway. Notwithstanding the provisions of the Town and Country Planning (General Permitted
Development) (England) Order 2015 (or any Order revoking and re-enacting that Order) relating
to permitted development, no structure, vehicle or object of any kind shall be erected, parked or
placed and no trees, bushes or other plants shall be planted or be permitted to grown within the
visibility splay which obstruct the visibility splays. The visibility splays shall be constructed before
general development of the site commences so that construction traffic is safeguarded.
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Reason: In the interests of highway safety. To support Local Transport Plan Policies: LD7, LD8
Development shall not commence until a Construction Phase Traffic Management Plan has
been submitted to and approved in writing by the local planning authority. The CTMP shall
include details of:
• pre-construction road condition established by a detailed survey for accommodation works
within the highways boundary conducted with a Highway Authority representative; with all post
repairs carried out to the satisfaction of the Local Highway Authority at the applicants expense;
• details of proposed crossings of the highway verge;
• retained areas for vehicle parking, maneuvering, loading and unloading for their specific
purpose during the development;
• cleaning of site entrances and the adjacent public highway;
• details of proposed wheel washing facilities;
• the sheeting of all HGVs taking spoil to/from the site to prevent spillage or deposit of any
materials on the highway;
• construction vehicle routing;
• the management of junctions to and crossings of the public highway and other public rights of
way/footway;
• surface water management details during the construction phase
2. Surface Water Drainage and Flood Risk






Further to the additional information supplied, it is considered that the drainage strategy
based on a 100% infiltration design is an improvement from the original proposal and
addresses the risk that an off-site discharge presents downstream at Billincoat ‘pond’.
The revised layout follows the ground contours more closely, allowing the surface water
to mimic existing flow pathways and exceedance routes. This then allows for the existing
boundary levels to be maintained at the northern boundary where the gardens meet the
lane. This does mean that some of the land falls towards the north but it is considered
that with the permeable drainage features and cut-off filter drain on the northern
boundary, the risk of offsite flows to the north will not be increased.
Since the ground percolation rate is now critical to the success of the drainage scheme,
the infiltration testing regime was scrutinised further and it was found that the tests were
not in strict accordance with BRE365, so further tests were requested.
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It is accepted that the new infiltration testing has been done in accordance with BRE365
to a depth of the proposed actual soakaways. The results show good enough infiltration
rates for individual plot soakaways. The poorest result from the 11 tests was 2.44x10 -6
and this has been used to calculate the storage capacity of the permeable road sub-base
for the 1:100 year storm. It is noted that whereas the calculated depth is 840mm, 950mm
depth of subbase Type 3 has been provided in key areas. Also, considering the rest of
the site has better infiltration tested rates, the other parts of the site only require 630mm
stone base for storage so the actual provision is welcome. It is also noted that in the most
recent design, there has been an increase in the geo-cellular storage serving the first
18m of the access road of Long Lane (37% more than required for the 1:100 year event)
Combined with check dams on the steeper road sections and a Safety Factor of 3 applied
to the soakaway designs, it is considered that the proposal is a robust infiltration design
which allows for climate change.
The main exceedance route in the vent of extreme rainfall events (>1:100 year event) will
be on or adjacent to the road network and to the swales beside the entrance. If these fill
then the exceedance flow will surcharge onto the road as it does at present and
eventually cross the road into Billincote Farm ‘pond’. It is noted that combined with
proposed FFL the exceedance routes minimise risk to people and property.
The long-term performance of permeable roads and individual plot soakaways can be
compromised over time with silt build-up if not maintained. It is noted that the Drainage
Strategy V2 contains both a SUDS Drainage Maintenance Plan for the road and a
Householder Sustainable Drainage Maintenance Plan. The latter satisfactorily explains to
the home owners their responsibilities. It is also noted that the geo-cellular soakaways
now show suitable access systems and vents for maintenance access or overflow / vent
points.
Due to the steep ground to the west of the site, the LLFA has some concern that during
the construction phase and topsoil stripping there could be some uncontrolled surface
water runoff. The risk should be assessed and suitable mitigation measures put in place
to protect adjacent properties and the highway from flood risk and silt pollution. This
should be included in the Construction Management Plan.

The LLFA has no objection to the proposals
3. Public Rights of Way
No recorded public rights of way would be affected by the proposed development.
4. Archaeology
This application does not raise any archaeological issues
5. Road Lighting
No comments
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6. Education
Using a dwelling led model as outlined in the County Council’s Planning Obligation Policy for the
proposed 34 x 4+ bedroomed dwellings, which estimates a yield of 17 children (4 infant, 6 Junior
and 7 secondary). The development is in the catchment of Dalton, St Mary’s Primary School
(0.5 miles) and Dowdales Secondary School (0.9 miles).
Primary
There are sufficient places available in the catchment primary school of St. Mary's CE Primary
to accommodate the 4 infant and 6 junior pupil yield from this development.
A contribution will not be sought for primary education.
Secondary
There are sufficient places available in Dowdales which is the catchment school to
accommodate the secondary pupil yield of 7 pupils from this development. The next nearest
school with places is Chetwynde which is a free school and St Bernards Catholic, both of which
have no specified catchment area.
A secondary education contribution would not be required
School Transport
As there are schools for primary and secondary provision with capacity with safe walking routes
within the statutory distance no contribution will be sought.
NOTE
This is a snapshot in time and there is a possibility that these numbers will change between now
and the point at which a planning application may be approved. The numbers may be affected
by subsequent planning applications received between now and the approval of the application
for this site."
*See original for graph
01/06/2021
Dalton With Newton Town Council
"The Town Council would register an objection to this planning application.
The Local Plan for Barrow Borough has an allocation of 24 dwellings for this site, however the
applicant is proposing 28 dwellings according to the consultation letter issued. The Town
Council would request that the applicant be requested to reduce the number of proposed
dwellings to comply with the local plan.
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The Town Council have serious concerns at the proposal to install residential access (vehicular
and pedestrian) from the site directly onto Long Lane. The location of the new access would be
at a point where the highway ‘dips’ at the bottom of a rise, despite site lines being stated on the
proposed site layout at 60m this would mean oncoming traffic on the main carriageway
approaching the access from over the brow of the rise, this includes fully laden HGV’s which
significantly increases the stopping distance.
The Applicant has submitted a transport statement as a supporting document for the
development and the Town Council would point out that the traffic survey was prepared at the
12th August 2015, therefore the data contained in the report is 6 years out of date. It is also
noted that the survey was conducted during a period when schools were on holiday and
although at 3.6 the transport statement advises that the results have been factored up to allow
for this, the Town Council would question the adequacy of this calculation and would also
question if the traffic survey has allowed for the fact that there is a nursery and primary school at
Newton Village. The pupil limit for Newton School is 75 children, the majority of whom travel
from outside the village therefore using the Long Lane/Newton Cross Road junction, if the
factoring calculation is adequate perhaps the applicant could be asked to explain the allowance
for only 39 vehicles (cars & LGV’s) travelling to Newton and only 27 travelling in the opposite
direction in the 0800 – 0900 period, this figure is presumably also taking into account the traffic
flow from approx. 120 dwellings at Newton village and the hamlet of Woodbine and vehicles
who use Newton Cross Road as a short cut to Holbeck and Roose. The figures showing traffic
flow in the period 1700 – 1800 completely disregard school finishing time and therefore a
significant number of vehicles. Local knowledge suggests that there is also a ‘busy period’ of
traffic flow just prior to the 0800 survey times used by the applicant. The predicted traffic flow
with the development in place still only records 85 vehicles travelling to Newton and 59 travelling
from the Newton direction the Town Council consider this to be a significant shortfall in the
actual numbers.
At 3.7 of the Traffic impact and Transport Assessment the applicant refers to the Crashmap
Data used by the applicant (2010-2014) is now 7 years out of date and is no longer relevant.
The Town Council would draw attention to the fact that crashmap.co.uk only shows accidents
with recorded injuries. Locally this junction is regarded by the public as an accident ‘blackspot’
with numerous non injury collisions per year which would not be shown on crashmap.co.uk, a
check with Cumbria Constabulary and/or CCC Highways should easily establish an accurate
number of incidents, assuming their presence was required at the time. The Town Council would
expect that every collision/accident would be taken into consideration, the fact that an accident
does not have injuries recorded should not mean the incident is disregarded for the purpose of
this application.
Para. 3.8 states Overall, the total number of recorded injury accidents during the last three
years on the local highways network is, relatively, low and the accidents were of a slight
severity. Therefore, there are no significant highway safety problems on the local
highway network.
The Town Council would point out that the proposal by CCC Highways to install a roundabout
(with a contribution from the developer) would not be considered necessary if there were no
significant highway safety problems as suggested in the transport statement, by installing a
new access on to Long Lane the development site would completely bypass the safety
improvements proposed by the County Council.
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The application form submitted refers to vehicle parking at 9. The applicant is proposing to
provide 98 parking spaces which appears adequate, however any future lack of parking
provision could have a detrimental effect on existing properties on the nearby estate and could
lead to parking on the main Highway (Long Lane) adding to problems with highway safety as
seen in other newer developments in the Town (Hollygate Road). Should planning permission
be granted the Town Council would request that as part of the planning conditions the developer
works with CCC Highways and funds the installation of double yellow lines on Long Lane from
its junction with Mill Brow to its junction with Newton Road to prevent parking on the main
carriageway and to maintain free flowing traffic.
SUDS The developer has indicated that drainage from the proposed individual properties will
be by soakaway (SUDS). The effectiveness of which relies on annual maintenance. The Town
Council would ask what arrangements the developer has in place to ensure the ongoing
maintenance to remove the risk of flooding to the individual properties and nearby Long Lane
once they are in private ownership and the developer is off site. It is difficult to obtain adequate
maintenance from CCC Highways for existing properties all over Dalton so to expect the
maintenance to be carried out as a matter of course without prior arrangement should be
avoided.
Radon protective measures The Town Council note that the site is in an area affected by
Radon Gas, the Town Council would request that the applicant be requested to provide details
of proposed measures to be applied to deal with the risk.
In Summary the Town Council object to this development and make the following comments:
The applicant be requested to reduce the number of proposed dwellings to comply with the
Local Plan.
Ask that the applicant is requested to conduct and prepare an up-to-date Traffic Impact and
Transport Survey taken during school term time in order that accurate information can be used
to make a properly informed decision.
Provide up-to-date information from Crashmap.co.uk and relevant information from CCC
Highways and Police including information on non-injury collisions at the Long Lane/Newton
Cross Road junction.
Provide details of the proposed measures to deal with the risk of Radon gas to individual
properties."
13/05/2021
"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 erection of 28 detached dwellings
of a mix of single storey, two storey, two and a half storey, 4 flats, including new site entrance
and associated works (32 dwellings in total) on land at Long Lane/Newton Road, Dalton-inFurness comprising:
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4 x 2 bed dwellings
3 x 3 bed dwellings
17 x 4 bed dwellings
8 x 5 bed dwellings
32 dwellings

@ 2 persons/unit = 8
people
@ 2.8 persons/unit = 8.4 people
@ 3.5 persons/unit = 59.5 people
@ 4.8 persons/unit = 38.4 people
= 115 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
Total
units
General Practice 32 (115 persons) £13,207

Project
Towards extension and
reconfiguration at The Dalton
surgery.

The obligation should also include the provision for the re-imbursement of any legal costs in
incurred in completing the agreement.
We would highlight “that failure to secure the contribution we have requested effectively
means that we are objecting to the application”.
Justification for infrastructure development contributions request
This proposal will generate approximately 115 new patient registrations based on average
household size of 2.4 ONS 2017.
The proposed development falls within the catchment area of the Dalton surgery. 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 Dalton surgery is located less than 0.9 miles from the development and would therefore be
the practice where most 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."
Appendix 1
The CCG uses a formula for calculating s106 contributions which has been used for some time
and is calculated as fair and reasonable. This calculation is based the number of additional
patients multiplied by the standard area m 2 for the list size multiplied by the project rate
dependent upon the type using the RICS Building Cost Information Service.
Where the application identifies unit sizes the following predicted occupancy rates will be used.
• 1 bed unit @ 1.4 persons
• 2 bed unit @ 2 persons
• 3 bed unit @ 2.8 persons
• 4 bed unit @ 3.5 persons
• 5 bed unit @ 4.8 persons
Where the unit sizes are not identified then an assumed occupancy of 2.34 persons will be
used.
OR
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The application does not detail the unit sizes and should be updated (based on the above) once
the final market unit sizes are confirmed at a later date. The calculation is therefore as follows:
X No of units X 2.34 assumed occupancy = Y No of people
Y No of people X standard m 2 x £RICS rate = £X contribution
115 people x 0.11 x £ = £13,207
10/06/2021
United Utilities
"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.
Following our review of the submitted Drainage Layout, ref: 19119_PL01_02.1.1 Revision I,
dated 15/4/20 proposing surface water discharging into soakaways, we can confirm the
proposals are acceptable in principle to United Utilities. However, we do not have sufficient
information on the detail of the drainage design.
With this in mind, we request the following drainage conditions are attached to any subsequent
Decision Notice:
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.

Page 133 of 164

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.
Reason: To secure proper drainage and to manage the risk of flooding and pollution.
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:
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a. Arrangements for adoption by an appropriate public body or statutory undertaker, or,
management and maintenance by a resident’s management company; and
b. Arrangements for inspection and ongoing maintenance of all elements of the sustainable
drainage system to secure the operation of the surface water drainage scheme throughout its
lifetime.
The development shall subsequently be completed, maintained and managed in accordance
with the approved plan.
Reason: To ensure that management arrangements are in place for the sustainable drainage
system in order to manage the risk of flooding and pollution during the lifetime of the
development.
Please note United Utilities cannot provide comment on the 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
The applicant should be aware of water mains in the vicinity of the proposed
development site. Whilst this infrastructure is located outside the applicant’s proposed red line
boundary, the applicant must comply with our ‘Standard Conditions for Works Adjacent to
Pipelines’. We provide this information to support the applicant in identifying the potential
impacts from all construction activities on United Utilities infrastructure and to identify mitigation
measures to protect and prevent any damage to this infrastructure both during and after
construction. This includes advice regarding landscaping in the vicinity of pipelines.
There are public sewers shown as abandoned, on our asset records which pass through
the development site. We recommend that the applicant investigates the method of
abandonment on-site and mitigates the risk of voids where the abandonment has not resulted in
grubbing or grouting the abandoned sewer.
Our record shows that the wastewater pumping station is located next to the site. We
have a right to assess the pumping station on 24/7 basis for maintenance and
replacement.
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Officers Report
1.Site and Locality
1.1

The application site comprises undulating land on the southern fringe of the settlement of
Dalton and comprises approximately 1.68ha of open fields with contiguous boundaries to
Newton Rd and Long Lane. To the north of the appeal site is a mix of open and garden land
associated with individual residential properties, with the denser residential development on
Barnes Ave beyond, whilst to the east on the opposite side of Newton Road, is a
large established area of residential development. The land immediately to the south of Long
Lane is predominantly open fields with scattered properties beyond, whilst there is a small
cluster of residential properties on the northern side of Long Lane adjacent to the south west
corner of the application site.
1.2

The site is allocated for housing in the Local Plan as site reference REC 34. The Green Infra
Strategy describes the site as ' The site is a prominent gateway into Dalton from the South West'
[page 112]
1.3

Despite the site's identification through the local plan process it's development
remains contentious locally with an exceptionally high number of public objections received. The
site has also been subject to a number of relatively recent applications all of which were
unsuccessful.
1.4

2015/0079 Erection of 79 dwellings (outline) Application refused 2015 with appeal
dismissed October 2016. Inspector agreed with the appellant that the the local plan was
sufficiently advanced for the principle of housing development to be accepted. However the
inspector's conclusion was that scale and density would have a significant adverse impact on
character and appearance of the area and that surface water disposal had not been worked
through.
1.5

2018/0039 Erection of 34 dwellings refused (2018) for following reasons (no appeal);

1. The harm arising from the development would significantly, and demonstrably, outweigh the
benefits, due to the loss of openness, harm to visual amenity and unresolved issues re highway
design and surface water drainage. Approval would conflict with the Framework and saved
policies D4, D5 and E2.
2. The environmental harm identified above is increased due to various aspects of the design.
Despite the reduction in the number of houses (from 78 to 34) the opportunities for retaining a
sense of openness as part of the development (as envisaged in emerging policy) has not been
taken. Importantly the development does not respond to local character, deliver public space
and connectivity, or provide for improvements in bio diversity as required by the Framework and
saved policy D13, the Development Plan (saved policies D21 & G9) and emerging policy (DS1,
DS5, GI1, GI4, GI5, GI6, HC10).
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3. On the advice of Cumbria CC as Highway Authority, there are unresolved issues regarding
the highway design, and as LLFA there are unresolved issues relating to surface water drainage
(and resulting conflict with the Framework due to risk of flood). Approval would conflict with
saved policy E2 with respect to highways. Specific issues identified by the Highway Authority
are:








The various access roads width and footway provision are inconsistent in their width and
footway provision. It is not clear on their design standard / category (see Appendix 4 in
the CDDG);
The main spine access road does not have speed controlling features at the necessary
intervals and the radius is too shallow to have any effect;
The distances of some of the houses at the end of cul-de-sacs are too far for an effective
refuse bin collection (refer to standards in the CDDG);
The turning head provision seems to be inconsistent – there is a need to demonstrate
that the layout shown can accommodate turning refuse vehicles using swept paths;
The visibility splays onto Long Lane in the absence of a speed survey should be 60m
The layout of the roads and green space design is not sympathetic to the natural
topography of the site and the possible surface water exceedence routes that are likely to
mimic existing low lying areas at risk from surface water flooding (this is a layout matter
that impacts on drainage).

1.6

2018/0703 Erection of 27 dwellings. Application not determined. Appeal against non
determination turned away by the Planning Inspectorate January 2021
2.Proposal Details
2.1

Erection of 28 detached dwellings of a mix of single storey, two storey, two and a half storey,
4 flats, including new site entrance and associated works (32 dwellings in total)
3.Relevant History
3.1

1985/0907 Land adjacent to Schoolwaters Bungalow, Newton Road, Dalton-in-Furness
Erection of one detached house and garage (Outline) Refused 05/02/1986
3.2

1986/0439 Land adjacent to Schoolwaters Bungalow, Newton Road, Dalton-in-Furness
Erection of a detached bungalow (outline) Refused 22/07/1986
3.3

1987/0865 Land west of Newton Road and north of Long Lane, Dalton-in-Furness
Residential development (Outline) Refused 26/11/1987
3.4

1989/0149 Land at the corner of Long Lane and Newton Road, Dalton-in-Furness Outline
application for residential development Refused 27/04/1989
3.5

B07/2015/0516 Proposed Housing Development Newton Road Dalton-in-Furness Cumbria
Residential development for approximately 79 units - Outline (all matters reserved) Refused 04NOV-2015
3.6

B07/2018/0039 Proposed Housing Development at Long Lane/Newton Road Dalton-inFurness Cumbria Erection of 34 detached dwellings of a mix of single storey, two storey and two
and a half storey including new site entrance and associated site works REFUSED 10/07/2018
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3.7

B07/2018/0703 Proposed Housing Development at Long Lane/Newton Road Dalton-inFurness Cumbria Erection of 27 detached dwellings of a mix of single storey, two storey and two
and a half storey including new site entrance and associated site works (re-submission of
B07/2018/0039 in a revised form) DISPOSED 05/01/2021
3.8

B13/2015/0569 Gillycombe Newton Road Dalton-in-Furness Cumbria LA15 8LW Outline
planning permission for a pair of two bedroom bungalows with rear access to the application site
(all matters reserved) Withdrawn 23-NOV-2015
4.Officer Assessment
4.1

The site is allocated for housing development in the Local Plan. Policy H3 states that the
allocations are in order to meet the housing requirement over the plan period (2016-2031).
Policy H1 sets the requirement as at least 119 net additional dwellings each year. Table 7 which
accompanies these policies gives an 'indicative yield' of 24 dwellings for this site. The Town
Council interpreted this as a limit on the number of houses which is not the case. The principle
of developing the site for housing has therefore been established through the Local Plan
allocation.
4.2

The Local Plan has introduced a number of new requirements. There are requirements for
bio diversity net gain to be demonstrated, sustainable urban drainage (SUDs) to be used, green
infrastructure, the provision of Affordable housing (at 10%) and an emphasis on high quality
design. These matters are explored in greater detail below:
4.3

High Quality Design

Policy D5 (design) states:
"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..:"
4.4

The policy lists 15 criteria, (a) to (o). At their heart is an emphasis on the developer
explaining and demonstrating how a particular scheme will relate to and enhance local
character. Dalton is a separate Town to Barrow and has very different origins. It was a medieval
settlement which expanded rapidly as a result of mining activity in the 19th century. Its
vernacular is strikingly different considering the close proximity of the two. It is based on
limestone as opposed to the sandstone and red brick of Barrow.
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4.5

Policy D5 requires designs to be specific to the site. However the proposal relies largely on
the developers generic house types which are also provided on sites in Barrow. The materials
(facing brick and rendered panels), and elevational treatment give few clues as to how they
have been influenced by Dalton's vernacular. The arrangement of the house types along both
Long Lane and Newton Road appear rather disjointed and there is no obvious design
philosophy for the estate as a whole. The accompany design and access statement does little to
explain the design process and limits its assessment to the adjacent suburban areas. The
requirement of demonstrating a clear process that analyses and responds to the characteristics
of the site and its context is not met.
Sustainable Urban Drainage (SUDs) The developments drainage has evolved considerably
since the earlier submissions when surface water was proposed to be exported off site to land
on the opposite side of Long Lane. This was found to be unworkable and is no longer being
pursued. The application now proposes that surface water drainage is via ground infiltration
following positive percolation tests. This is the highest of the four listed under policy C3a, the
others being to a water body, a surface water sewer and finally a combined sewer. Each
dwelling is shown to have its own soakaway comprising of a below ground storage crate to
provide attenuation to the strata below. The roads are indicated to be of permeable construction
with significant depths of aggregate in their sub base
4.6

4.7

Policy C3a requires SUDs to be prioritised with benefits to bio diversity and water quality
sought. The permeable road construction meets the latest design advice re adoptable roads and
avoids the need for gullies and pipes. It also delivers improvements to water quality by filtration
through the road construction. This aspect of the drainage design therefore meets the
improvements to water quality required by policy C3a. The drainage scheme meets the relevant
1in 100 year storm criteria with CCC as LLFA advising that
'it is considered that the proposal is a robust infiltration design which allows for climate
change'.
4.8

While there are aspects of the design which are commendable, the reliance on below ground
storage crates is a weakness. SUDs guidance refers to using surface water as a resource. In
the context of a low density development on a greenfield site, more consideration of SUDs
surface features with benefits to bio diversity and to green infrastructure is required. This is a
component of high quality design and the failure to deliver in this case represents a further
conflict with policy DS5. While swales are included these are there to intercept flows which
exceed design capacity rather than being a more integral component.
Bio diversity enhancement
4.9

The need to achieve a net gain in bio diversity is a requirement of Local Plan policy (DS2 &
N3) supplemented by the Council's 'Bio Diversity and Development" SPD. In the case of
applications for major development there is a need for this to be demonstrated via a DEFRA
based metric. In Feb 2020 a metric was submitted for largely the same development as currently
proposed but under the previous application (2018/0703) which achieved a low score of -32.8
habitat units + 8.9 hedgerow units. Two metrics have been submitted with the current
application. One shows -9.1 habitat units and +12.31 hedgerow units the other + 10.2 habitat
units and +11.6 hedgerow units
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4.10

While the road layout, house footprints and drainage design has remained largely
unchanged throughout this process, the biodiversity improvements have been achieved through
boosting soft landscaping. This includes utilising part of the field excluded from the housing
allocation (but within the green wedge) for planting including for areas of wildflower meadow.
Also significant amounts of tree and particularly hedgerow planting. However this need to keep
revising the original scheme by adding planting, has resulted in many short sections of new
hedge planting often in very close proximity to dwellings. Essentially it appears as a disjointed
over planted scheme in the sense that much of the planting will be under considerable pressure
from householders to remove before it is established. The stated results are, as a consequence,
unlikely to be achieved.
4.11

The need to rely on planting / off site planting is a consequence of the absence of a holistic
approach to SUDs, green infra structure and bio diversity enhancement. The metric is
essentially a tool for the guidance of projects which should include expert ecological input and
explanation. Instead it has been used to try and push an essentially poorly thought out scheme
over the line.
Highway design
4.12

The highway design has evolved considerably from the very first application (2015) and
there have been significant improvements to the scheme since the 2018 refusal. The reasons
for refusal (reproduced above) contained a detailed list of issues courtesy of CCC as highway
authority. These required changes have been made and CCC no longer object to the grant of
planning permission. The scheme makes use of a hierarchy of roads as per the Cumbria
Development Design Guide and so meets the policy requirements to deliver a layout which
meets CCC adoption criteria. Furthermore it proposes the latest design thinking re permeable
construction avoiding the need for drains and gullies.
4.13

Pedestrian movement is also considered both in terms of the road design and also with a
separate footpath link to Newton Road. This direct route in the direction of local schools and
shops is a positive design feature. The scheme also includes a separate footpath through land
to the west. Unlike the link to Newton Road this is not a direct link but rather meanders through
the field. Its role would be more recreational though its role is unclear. Cumbria Constabulary
(Secure by Design) pick up on this point commenting:
This layout suggests that the meadow and footpath are not inclusive elements of the
development as they are not directly supervised. Consequently, there is more likelihood
that unwelcome or nuisance activity will occur here. (Policy HC5 (e)
4.14

As commented above this creates the impression that there is a general lack of coherency
about the design.
Green Infrastructure
4.15

This overlaps with much of the above in terms of highway design, SUDs, bio diversity
enhancement. The Design and Access statement which accompanies the application does not
refer to green infrastructure. The Green Infrastructure strategy which remains in draft form has
been used as a guide in applying the local plan policies across sites in the Borough. It advises
as follows in relation to this site:
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"Suggested green corridor to create buffer between new and existing development. Green
space should be maintained along the site boundaries with Long Lane and Newton Road
to reduce visual impact of development. Existing hedgerow through the centre of the site
and along the northern boundary should be retained where possible as a green link "
4.16

The principal components of green infrastructure identified by the draft strategy are green
corridor, green space and green link. These are considered in more detail below.
Green corridor (Local Plan policy GI3)
4.17

The explanatory text accompanying the policy describes these as accommodating a sites
infrastructure in a landscaped way 'creating a multifunctional approach connecting the various
parts of the site and in supporting service and access connections with adjacent development
areas'. This can be interpreted as a landscaped area which could provide access, for example
pedestrian and potentially infrastructure such as drainage.
4.18

Applying this to the development the allocated area does not extend as far as the adjacent
properties in Long Lane, there being an intervening area of Green Wedge. It is within this area
that the rather meandering footpath is included and while it meets the requirements in broad
terms, it suffers from being poorly related to the rest of the development. This area does not
appear a suitable location for infrastructure.
4.19

The property most impacted by the development is the detached bungalow 'Gillycombe'.
This is located at a mid point in the Newton Road frontage such that the application site wraps
around it on three sides. The applicant has sought to mitigate some of the inevitable change of
character. A small area of open space is shown directly behind the property and a footpath link
runs along its northern side boundary. This link is capable of forming part of the site's green
infrastructure but to suitably achieve this further work is required. For example for most of its
length it would run alongside a private shared drive serving several dwellings and on the other
side it is shown to be located hard up against an existing hedgerow. There is the potential to
create an attractive green route or corridor, but as shown, it would be characterised by hard
surfaces and being quite enclosed as it approaches Newton Road.
4.20

To the north the development would adjoin a detached property "High Bank", but again it
would be the intervening section of Green Wedge which would adjoin the dwelling itself. It is
served via an exceptionally long private drive which a row of proposed houses would back onto
such that the character of the approach would change significantly. However with the retention
of the hedgerow and the intervening section of Green Wedge the objectives of delivering a
buffer are met, albeit the route onto Newton Road requires further work

Page 141 of 164

Green space (Local Plan policy G14)
4.21

The policy states that green spaces are to provide a focal setting for new development as
part of a wider landscaping scheme that contributes to creating a sense of place. The draft
strategy mentions about the role to minimise the visual impact of the development. The site has
a very open character in views from Long Lane which is by far its longest boundary. Its
openness is increased by the boundary treatment which is mainly wire or ranch fencing. The site
is very prominent in public views the ground climbing steadily away from Long Lane.
4.22

Open areas are shown along the site frontage with Long Lane. These are shown to
accommodate swales (refer SUDs section above). However they are essentially strips of land
typically 10m wide. They do not achieve the policy objective of delivering a focal setting and
appear more as residual areas left over from the highway layout.
4.23

On Newton Road the boundary is defined by a limestone wall. There is no open space
provided other than front gardens to frontage properties. On the town side of Gillcombe two
bungalows are proposed located fairly close to the footway however this is a more urban part of
the site in terms of setting.
4.24

Overall the comments made under High Quality design, SUDs and Bio-diversity apply; the
scheme lacks an overall coherent design strategy which results in a disjointed scheme rather
than a well thought out proposal where its components combine and complement each other to
create a high quality environment.
Affordable housing
4.25

Local plan policy H14 requires a minimum of 10% affordable homes in line with NPPG. New
guidance requires 25% of these to be First Homes. The NPPG advises as follows
What is a First Home?
First Homes are a specific kind of discounted market sale housing and should be
considered to meet the definition of ‘affordable housing’ for planning purposes.
Specifically, First Homes are discounted market sale units which:
a) must be discounted by a minimum of 30% against the market value;
b) are sold to a person or persons meeting the First Homes eligibility criteria (see below);
c) on their first sale, will have a restriction registered on the title at HM Land Registry to
ensure this discount (as a percentage of current market value) and certain other
restrictions are passed on at each subsequent title transfer; and,
d) after the discount has been applied, the first sale must be at a price no higher than
£250,000 (or £420,000 in Greater London).
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First Homes are the government’s preferred discounted market tenure and should account
for at least 25% of all affordable housing units delivered by developers through planning
obligations.
Paragraph: 001 Reference ID: 70-001-20210524
4.26

To accord with Local Plan policy and the NPPG a minimum of 4 affordable dwellings are
required of which a minimum of 1 must meet the first homes definition
4.27

The accompanying design and access statement does not refer to any affordable
component though a draft 106 is included. This defers the details to a later date but confirms
that a minimum of 10% would be delivered. The layout has been changed from the 2018
version (when no affordables were proposed) to replace two detached houses with a 2 storey
building containing 4 x 2 bedroomed flats. The assumption must be that these are the affordable
units. However there is no evidence to suggest that this 'house type', or any other on site, is of a
form which is of interest to a registered provider (the Council's preferred affordable is affordable
rent via a registered provider) or is suitable as a First Home. It can be interpreted as focussing
on numbers rather than seeking to create affordable units that are inclusive with the wider
scheme. The flats also suffer from the lack of a design strategy for the estate as a whole in that
the block is positioned close to the road, being set back just enough to allow for a row of parking
spaces, creating a very urbanised appearance at this one point. This design as with the other
house types shows no cohesion or that it would relate to its context.
Contributions to off site infrastructure
4.28

CCC as local highway authority require a financial contribution to off site junction
improvements (Long Lane/Newton Road crossroads). This was a requirement for the recently
approved development in Greystone Lane. CCC have confirmed the amount to be £91,560. The
submitted draft 106 includes a contribution of £80 000. However using the formula provided by
CCC the figure calculated by the developer appears correct.
Points raised in the representations (in italics with comment in plain text)
4.29

The application has generated an exceptionally large number of objections. These are
summarised and commented on below:
Concern expressed that more neighbour notification letters should have been sent. The
statutory legislation refers to the option of a site notice or neighbour consultation to adjacent
properties. In practise, site notices and neighbour letters went out. Also, there is a balance
between the number of letters posted and other methods including access to details on
the council's web site. The high response rate suggests that there is a good level of awareness
and that there is no reason to delay determining the application for this reason.
4.30

Concern that there were different dates for responding to the application. The web site gave
a date of 1/06/20 compared to 4/06/20 on the Council's web site. Tasks carried out electronically
tend to be completed more quickly than physical tasks and the later date on the site
notices simply reflects this.
4.31
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Query re the site area raised with reference to 'the developer's application form (Q21: Site
area) states that the allocated site area is 20,868sq.m (ie. 2.0868 hectares), whereas the Local
Plan states the site area as 1.68 hectares'. The correct site area is 1.68ha.
4.32

Query why the Design and Access Statement published on the Council's website support an
application for 38 dwellings and why these inconsistencies have not been picked up and
corrected by the Council. The application was accompanied by two design and access
statements one of which referred to an older scheme. It is unclear why this was
submitted. However it is not the Council's role to edit the applicant's submission by choosing
which documents to accept.
4.33

That the scheme does not comply with design guidelines envisaged for the site and set out
in the Proposed Housing Site Assessments and Green Infrastructure Site Considerations
(para 2.52) i.e.: “An area of the Green Wedge west of Newton Road has been identified as
having potential to form a small clustered development set within an agricultural setting". This
advice appears in the Council's Green Infrastructure Strategy but not the 'Site Assessments
Document'. The weight which can be given to the strategy is reduced because it remains in
(final) draft form (since July 2016). It contains a section which advises on the green
infrastructure which each allocated site should contain, and this has been used as a guide re the
application of Local Plan policies. However the document also contains a section which
describes each green wedge. Within this section it refers to the current site being removed from
the green wedge and that it could support a small clustered development [para 2.52]. The (draft)
strategy can only act as a guide to the application of policy it cannot make policy in its own right.
4.34

4.35

A policy such as requiring a small clustered development would needed to have been
included within the Local Plan itself and thus undergone wider scrutiny at the Inquiry, including
potential viability challenges.
The scheme does not respect its context and green infrastructure requirements, including
the qualities required of "openness", "visual amenity" etc, the lack of which were reasons for
previous applications to have been refused - aspects of this are included within the
recommended reasons for refusal
4.36

That the scheme conflicts with Policy GI2 in that it does not respond to, maintain or enhance
the open character of the remaining Green Wedge, nor does it reflect the site's important local
and rural character - aspects of this are included within the recommended reasons for refusal.
4.37

That the scheme contravenes Policy H9 - Housing Density, which states that "developers
can determine the most appropriate density on a site by site basis, providing that the scheme
meets the design principles set out in the Plan and is appropriate to the character of the
location." The design principles state (as (a) above) "a small clustered development within an
agricultural setting" As commented above a small clustered development is not Council policy.
4.38
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"That the scheme contravenes Policy H11 - Housing Mix, which states that development
should provide a mix of different types and sizes of housing to address local need. The Local
Plan (2.4.10) notes that there is a higher proportion of people aged 60 or over living in the
Borough compared to the national average, with this number projected to increase. Barrow's
SHMA (Table 10.1) demonstrates overwhelmingly that semi-detached properties with two and
three bedrooms are a particular priority, and housing to meet the needs of older people. Local
need has not been considered in this application. With the exception of 4x2-bed flats and 2x 3bed bungalow, the developer is proposing large detached 4- and 5-bed executive-type
dwellings." The applicant contends that Dalton is characterised by terraced and semi detached
dwellings, and that in the context of Dalton as a whole there is a need/demand for larger
detached houses. The conclusion is that it is not unreasonable to have larger properties as the
main component but that there should be a greater mix overall. Included within recommended
reasons for refusal.
4.39

That the application is (effectively) a flood plain is likely to significantly increase the risk of
flooding elsewhere - in contravention of NPPF Policy para 103, and Local Plan policy DS2(k)
and (c): that proposals should…. "steer development away from areas of flood risk” and take
into account "the capacity of existing or planned utilities infrastructure”. The site is not identified
as being at flood risk in the Environment Agency flood mapping. CCC as the LLFA have been
consulted and do not object to the granting of planning permission.
4.40

That there is a known risk of flooding to the north of the site. That the report on Flooding by
Capita of May 2015, commissioned by Barrow Council, states incontrovertibly on P37 that the
Newton Rd area, along most of its length, is of Medium to High Susceptibility to Surface Water
Flooding. Land to the north is shown to be at risk of surface water flooding but the application
site drains to the south.
4.41

The developer's drawing "19119_PLOT-02.4.1 Rev H -Exceedance Route" shows that he
still intends to channel excess water into the Billincote field; I quote: "New site entrance sited at
low point of Long Lane .. surface water will exceed into adjacent field during extreme rainfall."
SUDS drainage, proposed for the site and endorsed by the LLFA, merely slows down the rate at
which surface water percolates away. The Met Office states that extended periods of extreme
winter rainfall are now 7X more likely and is forecasting a 20-30% increase in monthly rainfall
with a ‘non-negligible chance’ of an event similar or greater in scale than 2015. If we have
another winter similar to 2020/21 or worse, when the whole Billincote field was turned into one
vast lake for months on end, with the farm buildings under water, where is this surface water to
go?
4.42

4.43

CCC as LLFA comment on this matter as follows:
The main exceedance route in the vent of extreme rainfall events (>1:100 year event) will
be on or adjacent to the road network and to the swales beside the entrance. If these fill
then the exceedance flow will surcharge onto the road as it does at present and eventually
cross the road into Billincote Farm ‘pond’. It is noted that combined with proposed FFL the
exceedance routes minimise risk to people and property.
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Additionally, there have been continuous problems with the drains and sewage system
along Newton Road ever since the estate was created. During the floods of August 2012 many
properties were left swimming in raw sewage. United Utilities confirm that the Newton Road
sewers were badly configured when built, leading to blockages and flooding incidents, and that
the underlying cause of the problem is the hydraulic INCAPACITY of the current sewerage and
drainage system. The problem has NOT been rectified – it is merely kept under control by UU
carrying out frequent sewer cleaning and de-silting. This application would mean that foul water
from an additional 32 properties is fed into an already compromised system, exacerbating
problems which already exist. There are no objections from United Utilities to the proposed
drainage layout for the development.
4.44

The proposed site entrance, in a blind spot at the low point of Long Lane only a short
distance from the brow of a hill, is incredibly dangerous. There have been numerous serious
traffic accidents at the crossroads and on this stretch of road and the increased traffic from this
development (parking for 98 cars and 32 cycles) would only exacerbate the situation. Anyone
attempting to turn right into the site, or to leave the site (left or right) will be taking their life in
their hands, as they will not see cars approaching over the brow of the hill to the west. We
know, from the SIDs placed along the route on several occasions by Dalton Town Council that
the majority of vehicles are travelling far in excess of the 30mph speed limit along this stretch (including lorries on their way back and forth to Stainton Quarry). There have been two further
serious accidents at the crossroads this year alone –sooner or later, someone will be killed. Will
the Council accept corporate responsibility?
4.45

There is no objection to the granting of planning permission from CCC as local highway
authority.
5.Conclusions
5.1

The application site comprise of open fields at the Long Lane Newton Road crossroads. The
site rises from the road and is very prominent in public views being described as a gateway into
Dalton. While the principle of development is not in doubt with its allocation for housing the
submitted design does not deliver the high quality development required by local plan policy and
contemporary national guidance, nor delivery a holistic approach to the delivery of SUDs, green
infra structure or bio diversity net gain. Instead the scheme offers a series of standard house
types with no credible assessment as to how the finalised scheme meets with the characteristics
of the locality, including flats designated as Affordable units with no explanation as there
appropriateness
These matters are considered to outweigh the benefits of the development in terms of the
delivery of 32 dwellings including Affordables. The weight to be attached to these benefits is
reduced given that a design offering a much higher quality design could be expected to deliver a
similar number of units.

Page 146 of 164

6. Recommendation
I recommend that Planning Permission be refused for the following reasons : 1. The development does not deliver the high quality required by the Local Plan and by
contemporary national guidance, including the NPPF, and fails to demonstrate a clear process
that analyses and responds to the characteristics of the site and its context within Dalton, a town
which has its own local vernacular. It does not exhibit design quality or adopt design cues and
materials appropriate to the area. The result is a scheme which reflects the absence of a design
strategy resulting in a scheme lacking cohesion, comprising a collection of standard house
types. The application does not demonstrate a clear process that analyses and responds to the
characteristics of the site and its context. Approval of the proposal would conflict with Local Plan
policies DS2, DS5, HC5 and H7
2. The proposed green infrastructure does not achieve the design quality required by the Local
Plan. The proposed green space to Long Lane does not provide a focal setting for the
development but appears as a narrow, residual areas which would not deliver a sense of
spaciousness or reduce the visual impact of the development. The Green Corridor (buffer) to the
west is poorly related to the rest of the development and the development is poorly related to
the Green Wedge. The footpath connection or (local) green route to Newton Road does not
exhibit the landscaped setting required. While benefiting from a mature hedge it is either
enclosed by development or is poorly related to a private shared drive. Approval of the proposal
would conflict with Local Plan policies DS2, DS5, GI1, GI2, GI3 GI4, and GI5
3. The drainage design while relying on ground infiltration (the highest in the sequence) has not
had regard to the full range of SUDs options relying on an engineered solution (storage crates)
to provide attenuation for householder surface water. The scheme lacks a holistic approach to
the delivery of SUDs, green infrastructure and bio diversity enhancement. Approval of the
proposal would be contrary to Local Plan policies C3a, DS5, and GI1
4. The scheme while demonstrating a net gain in bio diversity relies on patches of soft
landscaping and off site planting to achieve this. However some sections of proposed hedgerow
are short, lacking in connectivity, and located close to dwellings such that their delivery and long
term retention is doubtful. The scheme adopts a retro fit approach relying on planting whereas a
holistic approach re SUDs, green infrastructure and bio diversity net gain is required. The
proposal fails to deliver high quality design required by policy. Approval would be contrary to
Local Plan policy C3a, DS5, GI1, N3 and the Council's 'Bio Diversity and Development SPD'
5. There is no clear evidence to suggest which of the properties are the Affordable units or
whether they meet the requirements of a registered provider. It is therefore unclear whether the
development will comply with Local Plan policy H14 which requires a minimum of 10% to meet
the definition of affordable homes to meet established local needs.
6. While a development which delivers predominantly larger house types is not necessarily
considered to be contrary to Local Plan policy H11, the scheme is considered overly reliant on 4
and 5 bedroomed properties and fails to demonstrate how the proposed selection of dwellings
meets local housing need as required by policy H11.
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2021/0071
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TOPSOIL CULTIVATION In accordance with BS 3882. Apply glyphosate herbicide
prior cultivation and allow the recommended period before further action. Ensure
ground is free draining by breaking up subsoil and installation of land drainage as
required. Do not work the soil in frozen or waterlogged condition. Remove any
debris and stones greater than 50mm from surface and cultivate to suitable tilth for
planting. Rake surface to achieve required level flush with adjacent paving for turf
and 50mm below for planting to allow for mulch layer and smooth flowing contours
for open space areas without hollows or soft areas. Topsoil depths to be minimum
150mm for grass and 450mm for planting and at least 300mm of suitable subsoil
beneath the topsoil layer. Site topsoil to be supplemented with imported topsoil in
accordance with BS 3882. Shrub beds in grass areas to be neatly cut to layout
shown.

PLANTING SCHEDULE

2021/0071

Type

Wildflower grass with native bulbs within
clearing of scrub vegetation to further
enhance te local biodiversity 5000 bulbs

TREES
Betula pendula
Malus domestica Bramleys Seedling
Prunus Amanogawa

Species rich native hedge connects
with existing hedges and creates a
sense of enclosure to the front of plots
12 and 13 and separation from the
footpath. Shrub beds and trees add
further colour and division.
3m wide field gate for access to
wildlife area for maintenance

PLANTING Plant material shall conform to the National Plant Specification and be
healthy, vigorous specimens, well rooted but not pot bound, free from pests and
disease, hardy and undamaged by transport operations in accordance with HTA
'handling and establishing landscape plants'. Planting and turfing to be in
accordance with BS 3936 and 4428. Plant species substitutes will be permitted to
accommodate availability and to include stock of particular good quality in nursery
provided these are of a similar habit, size, colour, value etc and that they are
approved in advance by the Landscape Architect. Native species to be local
provenance. Bare root and rootballed plants to be planted between November and
March. Backfill of planting holes and tree pits to be excavated topsoil with 25% by
volume tree and shrub planting compost. Shrub pits to be generally 300 x 300 x
300mm or 75mm wider and deeper than the root spread. Tree pits to be 900 x 900
x 600mm or 150mm wider than the root spread. Stakes to be two 75mm diameter
pointed stakes driven until firm and trimmed to 900mm above G.L. with 50 x
100mm crossbar screwed to stakes. Rubber tree cushion nailed to crossbar and
rubber tree belting nailed to secure tree. Single 75mm diameter stake for
bare-rooted trees with rubber tree belting with spacer. Apply slow release fertiliser
(16:10:10) at rate of 100g/ sq.m. to planting areas and 250g per tree. Thoroughly
water planting.

Prunus avium Plena
Sorbus aucuparia
Sorbus intermedia
Native Holly hedges to the front of
plots 6, 9, 16 and the POS creates the
distinct identity of a cul-de-sac within
the development whilst enhancing the
ecology of the site.

Footpath through the proposed
development providing access
between Newton Road and Long Lane.

Planting near the property helps to
keep the feeling open whilst adding
colour and interest.

Planting selection and three Prunus
Amanogawa from plots 8-13 help
create unity within the cluster of
properties and a distinct identity.

HIGH
BANK

RIDGE

Planted shrub bed with three feature
specimen shrubs on the central axis of
the spine road creates a focal point
whilst keeping division between the
property and the road.

PLANTING DENSITIES/ SETTING OUT Refer to the Planting Schedule for
densities. Where a bed is indicated as mixed species on the plan, the area should
be divided equally between the species shown and the relevant density for that
species applied to that proportion of the bed. Taller species to the rear of the bed
and smaller species to the front planted in bold groups of single species and not
mixtures unless clearly requested on the plan annotations.

Large blocks of spring bulbs adds a
colourful display to the POS. Three
trees to the western boundary help to
provide screening from the existing
property.

Skimmia confusa Kew Green
SHRUBS & HERBACEOUS
Aucuba japonica Variegata
Choisya ternata Sundance
Cornus alba elegantissima
Cytisus praecox All Gold

Where space for grass is limited, larger
shrub beds create division between the
properties and the road and footpath.

POS enclosed with a hedge to the road
boundaries, and a feature shrub bed
on the corner. A central tree is
complimented with an arc of specimen
shrubs to the inner arc.

EAVES

SPECIMENS
Amelanchier lamarckii
Buddleia Lochinch
Hydrangea paniculata Limelight
Phormium tenax Variegatum

V/G

V/DG

Lma IAQ

Cae

TREE RABBIT GUARDS If rabbit activity is noted in the area and guarding is
authorised each bare-rooted native plant hedge plant to receive a 12/14 weight
900mm cane and 60cm clear spiral guard. Trees to receive 90cm spiral guard. If
extensive rabbit activity is observed rabbit fencing to ornamental areas will be
required as directed by the Landscape Architect.

NBH

Sen/Gjb

IAQ

PA

IAQ

Bco
Hra
SKG
Bco
PA
HPL
SKG

SKG

New hedge adjacent to the path with
turf strip to keep an open feel. Hedge
protected with stock proof fence if
adjacent agricultural land to be
retained for grazing.

V/G

Ego

HPL Ego

PA

IAQ
IAQ
PTV

105D

IAQ

PA

PA

PA
BP

P.O.S
765.1 SQ M BP

IAQ

Footpath through the proposed
development providing access
between Newton Road and Long Lane
with blocks of spring bulbs either side.

PA

IAQ

Existing hedges protected and retained
where possible to preserve the ecology
of the development and provide
screening for the existing property.

EAVES
RIDGE

No/SQ.M.

BP
MD
PA
PP
SA
SI

RB, 14-16cm, 4-4.5m
RB, 10-12cm, 3m
RB, 10-12cm, 3m
RB, 14-16cm, 4-4.5m
RB, 14-16cm, 4-4.5m
RB, 14-16cm, 4-4.5m

N/A
N/A
N/A
N/A
N/A
N/A

AME
BUD
HPL
PHO
SKG

C20
C10
C15
C10
C10

N/A
N/A
N/A
N/A
N/A

Ajv

3
4
3
4
3
4
4
4
4
4
4
3
3
3
3
3
4
3
4
4
3
4
4
4

Senecio sunshine
Skimmia japonica rubella
Spiraea japonica Goldflame

Hbw
Hca
Loa
Lma
Pab
Pol
Prc
Sen
Sjr
Sjg

Viburnum davidii
Vinca minor Atropurpurea

Vda
Vma

CONIFERS
Juniper Blue Carpet

Jbc

C2, 30-45cm

No/Lin.M
4

Abb
Gjb

C2, 20-30cm
C2, 20-30cm
C2, 20-30cm
C3, 20-30cm

6
7
6
4

Potentilla Abbotswood
Prunus otto luykens
Pyracantha Red Cushion

Cts
Cae
Cal
Ere
Eeg
Ego
Hra
Hma
Hsu
Hag
Hpe

BP
Vda

BP

Trees, specimens and shrubs planted
at the end of the existing retained
hedge to create a second 'entrance'
into the rear part of the development.

MD

PTV

PTV

Hma/Abb

V/G

Vda

Hca

Hca

MD

Hsu

PTV

Hsu PTV PTV

SI

SI

SA

MR

HEN

NBH
IAQ

MR

Hma/Abb

V/G

Hag/Cts

MD

Vmi/Bco
Hag/Cts

NBH

Ajv

MD
Cal

BP

Cts

HOLME

Hag

HOLME

Hag

Hag
Vda

HOLME

Eeg

PA

IAQ

Hag

PA

Eeg

Eeg
AME

PA

Eeg

IAQ

SA

Hca

Hca

SA
Cts

SA

Eeg
Hag

AME

IAQ

IAQ

Hag

Shallow excavation only for swale within RPA of trees.
Work carefully by hand to avoid root damage

PA

SA

AME Pol
Sjg
Pol AME
Sjg

SA

AME
AME

SA

SA

NBH

AME

AME
IAQ

Pol

SA

NBH

Hsu

PA

SA

MMI

AME
Hsu

MMI

PA

Pol
AME

SA

SA

NBH

PP

PP

PP

MMI

BP

PP

PP

PP

Vda NBH

Cae

MMI

ne
g La

Proposed Trees

Lon

Specimens
Group of trees planted at the end of
the small cul-de-sac to create a
feature.

Entrance feature created either side
with matching trees and specimen
shrubs. This adds colour and interest
and creates a welcoming feature at the
front of the development.
Native evergreen Holly hedges used at
the entrance to each section of the
development to create the feeling of
smaller cul-de-sacs and enhance the
ecology of the site.
Group of trees help to enhance the
cluster effect of the development.

Existing trees retained to preserve the
streetscape character.

PERENNIALS
Astilbe Bressingham Beauty
Geranium Johnson's Blue
Bergenia cordifolia
Heuchera Palace Purple

Bco
Hpp

HEDGES
Ilex aquifolium

IAQ

NATIVE BOUNDARY HEDGE
Prunus spinosa
Crataegus monogyna
Ilex aquifolium
Corylus avellana
Sambucus nigra

Band of planting with specimen shrub
helps to create division between the
properties with planting opposite
helping to create a sense of enclosure
to plots 21 and 22.

NBH

Rosa canina
Lonicera periclymenum

Crataegus monogyna
Corylus avellana
Prunus spinosa
Cornus sanguinea
Viburnum opulus

BULBS
Narcissus - native

4/m Double Staggered Row
C3, 75-90cm
N/A
5/m Double Staggered Row
BR, 45-60cm
13
BR, 60-90cm
40
C3, 45-60cm
30
BR, 60-90cm
5
C2, 45-60cm
5
BR, 45-60cm
5
C2, 60-90cm
2
0.25/ sq.m. undersown
with wildflower
BR, 45-60cm
BR, 45-60cm
BR, 45-60cm
BR, 45-60cm
BR, 45-60cm

NATIVE SCRUB MIX

MARGINAL MIX
Cornus alba
Corylus avellana
Iris pseudacorus

AME

BP
BP

AME

Trees grouped along the frontage of
the development help to visually soften
the view of the new properties from the
road.

NBH

Eeg

SA

Planting against the rear boundary
fence to visually soften the elevation
from the road.

SA

Loa

Ere

Ere

HOLME

WHIT

MAC

HOLME
MAC

MR

Cae

Cae

Native hedge to the frontage of the
development from plot 18 round to plot
25 to match the existing hedge infront
of plots 26-28.

NBH

Loa

Hag

Hag

NBH

Newton

Gardens at the transition point within
the development kept open with shrub
beds near the property and against
boundaries.

Planting to the side and rear of the
parking area to add colour and interest
against the existing retained hedge.

Hra/Vmi

Hca

Road

PTV

NBH

Proposed Shrubs

AME
Jbc
Ego
Hag
HPL
IAQ

NBH

Hedge creates a sense of enclosure to
the front of plot 28 with a feature shrub
bed either side of the driveway to add
enhanced colour and interest.

Existing hedges protected and retained
where possible to preserve the ecology
of the development.

Hag

BD362

Hag
HPL
Jbc

IAQ

Planting to the side of the property
helps to visually soften the gable end
of plot 28 from the footpath.

3m wide field gate for access to
wildlife area for maintenance

Sen

Hra
PP BUD
Sjg
PTV
Pol
PTV BUD

Ajv

IAQ

NBH

NBH

Scrub planting with native species
under-seeded with wildflower mix
where ground disturbed. 3000 sq.m.
within the west buffer zone.

V/G

Vma
IAQ

IAQ

Eeg

Cae

STN2

SKG

Hsu

Ajv

V/G

3 PTV

Hpp

Bco Sjr

BD362

Ajv

Holly hedge providing an evergreen
enclosure to the property fronting the
road.

Hebe sutherlandii
Hebe Autumn Glory
Hydrange petiolaris
Hydrangea Blue Wave
Hypericum calicynum
Ligustrum ovalifolium Aureum
Lonicera Maygreen

Hag
Ego

SKG Bco
Hra
HPL Bco

MR

MAC

Pol

Hra Eeg

LANDSCAPE MAINTENANCE. Any plants which fail within 5 years to be replaced
in the season following failure to the original specification. Check and adjust stakes
and ties every month, and remove stakes in year 5 when trees are suitably stable.
Prune trees and shrubs once each year - formative prune to encourage good habit.
Apply fertiliser once in Spring each year to grass 40gms/ sq.m. Apply fertiliser
once in Spring each year to shrubs 20gms/ sq.m - Osmocote slow release. Top up
bark mulch to 50mm depth annually. Check for pests and diseases - treat as
required. Water as required all landscape areas. Mow grass 18 times annually and
remove arisings, trim edges. Apply selective herbicide and moss killer to grass as
required. Re-seed, top dress and aerate lawns as required to maintain grass in
good condition. Cut and rake off wildflower grass twice annually. Collect litter from
all landscape areas monthly. Apply Glyphosate herbicide to hard paved areas as
required.
Four matching trees either side of the
change in surface help to further
enhance the feeling of a transition
within the development and create a
small cluster of properties.

Existing Trees Retained

Hma
PTV
Hra
Hma

Sen Eeg
Lma
Sen

Existing hedges protected and retained
where possible to preserve the ecology
of the development.

MR

Cae

Hebe rakaensis
Hebe Marjorie

RIDGE2

EAVES2

JEN

Cts

HPL

NBH
NBH

TURFING Following cultivation preparation specified above supply and lay Rolawn
Medallion turf or similar approved with staggered joints close butted to uniform
levels to finish 25mm above adjacent paving levels once well tamped down. Use
sharp sand spread on surface to achieve fine tuning of levels. Thoroughly soak turf
on completion and ensure regular watering is arranged until the turf has rooted. Do
not turf in waterlogged or frozen conditions.

Existing Hedge Retained

MR

Eeg

Lma Sen
PA Hpp

SA

BD362

Hsu

Sen/Gjb

MULCH Spread 50mm layer of general purpose bark mulch, free from large sticks,
and debris over all shrub areas, 800mm wide strips for hedging and 800mm
diameter circles for tree pits in grass with neatly trimmed edge.

SEEDING AMENITY GRASS. Following cultivation preparation specified above
apply Cropwise low maintenance amenity mix or similar approved at a rate of
35gms/ sq.m. and roll with quad or hand drawn ballast grass roller. Apply water
with sprinkler hose in dry conditions to ensure germination. Levels to be flush with
adjacent paving following firming and settlement of topsoil. Further stone-picking,
top-dressing and re-seeding of bare patches to ensure uniform, level grass is
established. Re-roll as required at first cut stage.

105D

Tree to the corner of the property
adding height along the frontage.

MD

V/DG

Specification

C3
C3
C3
C3
C3
C2
C2
C5
C5
C5
C5
C3
C3
C3
C3
C3
C3
C3
C3
C3
C3
C3
C3
C3

Escallonia 'Red Elf'
Euonymus Emerald Gaiety
Euonymus Emerald n Gold

NBH

Key

MMI

% mix
30
20
20
20
10

3/m2

C2

40%
40%
20%

Bulb

25

C3
BR, 60-90cm

Swale planted with wildflower and
native marginal planting.
Curved planting beds to add a feature
at the front of the properties and create
the feeling of an entrance to plot 23.
Group of trees help to enhance the
cluster effect of the development.
Native scrub margin between the
boundary hedge and the swale 114 sq.m.
Rev D: Further increase of ecological biodiversity 04 03 20
Rev C: Increased ecological biodiversity
01 06 20
Native hedges extended to link to existing, more native trees

Proposed native scrub planting

Rev B: Updates based on new layout

09 04 20

Rev A: Updates based on new layout

20 12 19

Proposed Hedge

Grass/Bulbs in Grass

landscape
CHARTERED LANDSCAPE ARCHITECTS

Wildflower Grass
(Boston Seed Mix BS6M @ 5 grams/m2)

www.westwoodlandscape.co.uk
Mulberry Homes, Long Lane/Newton Road
LANDSCAPE PLAN

Footpath
DRAWING NO: MHLLNR-WW-01 D
DATE: 30.07.19
SCALE: 1:500 @ A1
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105D

DALTON LANE, DALTON
Proposed Site Layout,
Dalton/Newton Lane,
Dalton-In-Furness.
Mullberry Homes Ltd,
45 Preston New Road,
Blackburn,
Lancs, BB2 6AE
Tel 01254 265550
scale 1:500 drwg no DL/10 Rev AA
drawn atl-h
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105D

DALTON LANE, DALTON
Proposed Site Layout,
Dalton/Newton Lane,
Dalton-In-Furness.
Mullberry Homes Ltd,
45 Preston New Road,
Blackburn,
Lancs, BB2 6AE
Tel 01254 265550
scale 1:500 drwg no DL/10 Rev AB
drawn atl-h
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General Notes:

All work undertaken in accordance with sewers for adoption 6th edition "A
Design & Construction Guide For Developers"

Notes.
This drawing is protected by copyright and must not be copied or
reproduced without the written consent of M&P Gadsden Consulting
Engineers Ltd. No dimensions are to be scaled from this drawing. All
dimensions and sizes to be checked on site. ©

New site entrance located at low point on Long Lane and therefore
surface water will exceed into adjacent field during extreme rainfall
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BED 4

GARAGE

front elevation

LANDING

BED 3

W.C.

DINING

side elevation
SIDE
ELEVATION 1:100
SECTION B 1:50

B

rear elevation

B

side elevation

dining
bed 2

kitchen

bed 3

w.c.
hall
bath
landing

lounge
garage

bed 4
bed 1

GROUND FLOOR 1:50

B

D 10.09.15, stairs added as per manufacturers details
C 06.08.15, kitchen amended to suit 'Moores' amendments

FOUNDATION PLAN

A 11.09.14, eaves lowered and window amended for planner

HOUSE TYPE W2S
SCALE 1:50

B

FLOOR AREA 142.23SQ M, 1530SQ FT
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bath

bed 2

bed 2

stairwell

bed 1

bed 1
lounge/dining

lounge/dining
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FRONT ELEVATION

bath

kitchen

bins

bath
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kitchen

stairwell
REAR ELEVATION

bed 1

bed 1
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GROUND FLOOR PLAN
SIDE ELEVATION

SIDE ELEVATION
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kitchen

hall
FRONT ELEVATION

SIDE ELEVATION

TYPICAL CROSS SECTION

FRONT ELEVATION

SIDE ELEVATION

en-suite

hall

lounge

floor detail
TYPICAL LONGITUDINAL SECTION

bed 1
bed 3

lounge
hall
FOUNDATION PLAN

kitchen

bed 2

dining

bath

HOUSE TYPE 105D Rev F
SCALE 1:50, 1:100

GROUND FLOOR PLAN

FLOOR AREA 93.24SQ M, 1003SQ FT

ROOF LAYOUT PLAN
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maximum step between outside
ground level and principle
entrance door to be 16mm,
pavings on each side graded, and
landing formed outside door to
be 900 wide x 1200mm long

tiled roof construction, see spec
for main build up, and tiles to be
as finishes schedule

entrance door to principal
entrance to have a 950mm wide
door set, and have a level
threshold max step down from
the house floor level to the
paved access entrance and
paving to be at a max. 1:15
gradient.

all radiators are to have
thermostatic valves fitted.
fire alarm system to be in align
wth BS5839: Part 6:2004 and
be interconnected, with optical
smoke alarm type, with heat
detectors in kitchen, and have a
grade D type with an sound
output of 85dB(A) and be ceiling
mounted.
all doors and windows to be
PAS23 and PAS 24 UKAS
accredited and to SBD, and with
a BS1303 Grade 3 anti drill
cylinders cylinders complete with
3 keys

bed 2

bed 1

shower over bath to be fitted
with anti-scald heat control
all internal wall and floor
construction is to be minimum 1/2
hour fire resistant

bath
e.s.

bathrooms and en-suites
bathrooms to have mechanical
extract min. rate 15 litres/sec.

all radiators are to have
thermostatic valves fitted.

Towel Rail

Towel Rail

all electrical work to be installed
to BS BS7671 :1992

kitchen to have 60 litres per/sec
air changes.

escape windows indicated by
e.w. note, and opening direction
by dotted line

e.w.

form spalyed stop bead over
window and door heads where
render is continued

all windows/glazing is to be
double glazed units, 24mm thick,
with 4mm thick glazing panels
16mm air void. glazing to be
Pilkington K or equal approved.

front elevation

side elevation

cooker hood to have an extract
fan discharged to external air,
extract rate 30 litres/sec

bed 3

shower area to be tiled full height
to provide impervious surface

fascia and soffits boarding to be
painted panels, see colour
schedule

verges to be finished with dry
cloaked verges tiles and be
screwed down in accordance with
manufacturers guide for the
prevailing wind conditions on site

door to patio area to have
propraitary vent over, to provide
12,000 sq. mm

all windows to habitable rooms to
have opening lights min. 1/30th
of the floor area. with a
12,000mm sq. mm vent over.

Dunbrick or similar approved
chimney linings constructed in
accordance with manufacturers
specification flue to be a min.
200x200 clear opening

lounge

all electrical work yo be carried
out in accordance with
BS7671:1992
all electrical recessed lights are
to conform to BS476 part 20,
and were used in wet areas (ie
w.c,bathrooms,ensuite and
kitchen etc) these are to be I P
rated

600 high level
boiler housing

smooth render finish applied, and
be painted with stone coloured
masonry paint, and stopped using
a bellcast at location as indicated

gas central heating boarding to
balanced flue with external guard.

multidrawer
base unit

Integrated
fridge
freezer

300 base
unit

300 wall
unit

300 base
unit
300 wall
unit

see site plan for drainage layout
where partitions are to be in stud
partition these are to be filled
with 80mm Isowool quilt and
studs to have 12.5mm
plasterboard on each face

300
base
unit

kitchen

450 space
for integrated
slimline
450 wall
dishwasher
unit

931corner
base unit

where windows on gables are
between 0.5 and 1m from the
boundary, then the window shall
not exceed 1m sq. where the
external wall is less than 0.5m
then no openings.

e.w.

300 wall
unit
600 space
for wash mach

600 wall
unit

600 wall
unit

all external lamps are to have a
maximum of 100W and be fitted
with a PIR sensor, as well as a
manual overide light switch

kitchen/utility room and bathroom
windows to have vents over a
min. of 12,000sq.mm
opening lights to provide a min
1/30th floor area with glidvale
vent over to provide 12,000sq.
mm

side elevation

rear elevation

insulated water entry to be in
100mm dia duct.

GROUND FLOOR PLAN

OPENING SCHEDULE

where water tank is within the roof space, this is to
have insulation wrapped around to maintain insulatin
and prevent cold bridging
hot and cold water pipes to be lagged with
insulation surround

roof insulation in traditional ceiling to be 2 layers of
125mm thick quilt insulation by Kingspan. roof to
provide 0.20w/mk or greater

roof insulation to be two layers of 125mm thick
glass fibre roof insulation, first layer laid between
the ceiling joists, and the second layer to be laid
at 90 degrees over the trusses etc, allowing for
propretary eaves vents to sit over the trusses to
maintain the air flow.

proprietory eaves and soffit vents. soffit of eaves
to have a continous 25mm air strip along eaves by
glidvale or simalar approved.

KEY TO MASONRY SCHEDULE

Durox supablock 100mm thick with 12mm
plaster applied

Stud partitions ex.75x50 studs at 400
centres with plasterboard and skim
or 100 blockwork

pipework in roof space to be run under insulation
and insulated where it rises to the tank.

hall

bath

opening size

lintel ref

L1/E100
L1/S100
L1/E100
L1/S100
ED1

L1/S100

1300

ED2

L1/S100

1800

ED3

L1/E100

1800

D1

910x2100

Studwall

D2

910x2100

Studwall

D3

910x2100

Studwall

D4

910x2100

Studwall
Studwall

D6

910x2100

BOX/100

blockwork wall

D7

910x2100

BOX/100

blockwork wall

D8

810x2100

BOX/100

blockwork wall

lintel references as IG Lintels Ltd

external wall construction 102.5mm thick facing
brick.
50mm cavity (125mm o/a)
100mm dense conc. shield 2000block.
12.5mm thick plasterboard on dabs and skim finish
75mm Kingspan insulation in cavity TW10 type

d.p.c. min 150mm above g.l. 1200 d.p.m. sealed
to d.p.c.
see site plan for drainage layout
foundation depth and design to suit ground
conditions and to be local authority approval.

section 1:50

external cavity walls to have min
600x225mm thick strip
foundations
where walls are shown with no
foundation, these are to be built
in timber stud partitions, unless
otherwise directed
where sleeper walls are to be
built to support blockwall these
are to be in 100mm honeycomb
brick, off 450x150mm thick strip
foundation

weep holes to brickwork above lintels
conc. block on side or slate to close cavities.

roof trusses are to be ex
100x50mm thick SC4 grade
timbers at 600mm centers and
fixed handled, secured and
braced in accordance with the
manufacturer's recommendations
s.w. treated wallplate to be
bolted down onto inner leaf of
blockwork at 900mm centrs using
M* bolts, or alternatively
strapped down at 1200mm
centres with 1000mm x 5mm
long galv. straps
fascia to be 200x25mm thick
s.w. treated and fixed to rafter
ends.
18mm thick sarking board nailed
to top of rafter and then felt
applied and tiles.

L1/S100

910x2100

12.5mm thick plasterboard and skim ceilings fininsh
to fixed 25x75 counter battens at 400 centres
fixed to u/side of truss

lintel size

L1/S100
W2

Dense blockwork 100mm thick unless noted
otherwise

roof covering as general spec. trussed designed
and braced to B.S. 5268 Pt 3 1985.

bed 1

opening
ref

Facing Brickwork 102.5mm thick by PB
Edenhall or equal approved

FOUNDATION LAYOUT

all elements of the structure are to have 1/2 hour
fire resistance

TRUSS LAYOUT

average ventilation to dwelling to be 6000mm sq.
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Appendices of Policies
Note to Members
Below are the full wordings of the policies relevant to the applications found on the
agenda today.

National Planning Policy Framework 2021
NPPF-011
Plans and decisions should apply a presumption in favour of sustainable development.
For plan-making this means that:
a) all plans should promote a sustainable pattern of development that seeks to: meet the
development needs of their area; align growth and infrastructure; improve the
environment; mitigate climate change (including by making effective use of land in urban
areas) and adapt to its effects;
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-081
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. The approach taken should allow each area to
build on its strengths, counter any weaknesses and address the challenges of the future.
This is particularly important where Britain can be a global leader in driving innovation
(The Government's Industrial Strategy sets out a vision to drive productivity
improvements across the UK, identifies a number of Grand Challenges facing all
nations, and sets out a delivery programme to make the UK a leader in four of these:
artificial intelligence and big data; clean growth; future mobility; and catering for an
ageing society. HM Government (2017) Industrial Strategy: Building a Britain fit for the
future), and in areas with high levels of productivity, which should be able to capitalise
on their performance and potential.
NPPF-111
Development should only be prevented or refused on highways grounds if there would be
an unacceptable impact on highway safety, or the residual cumulative impacts on the
road network would be severe.

NPPF-130
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
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-136
The quality and character of places can suffer when advertisements are poorly sited and
designed. A separate consent process within the planning system controls the display of
advertisements, which should be operated in a way which is simple, efficient and
effective. Advertisements should be subject to control only in the interests of amenity
and public safety, taking account of cumulative impacts.

Barrow Borough Local Plan 2016-2031
Policy C2 - Development and the Coast
Development in a coastal location will only be permitted where:
a) There will be no unacceptable harm to natural coastal processes, including increasing
the risk of flooding, coastal erosion and instability;
b) There will be no unacceptable harm to habitats, species, geodiversity, designated
sites and the historic environment;
c) The capacity of the coast to form a natural sea defence or adjust to changes in
conditions without risk to life or property will not be prejudiced;

d) There will not be an increased need for additional sea walls or other civil engineering
works (defence structures) for coastal protection purposes except where necessary to
protect existing investment;
e) The open character of the undeveloped coast is maintained, with the existing
landscape character of the site respected and reinforced;
f) Local fisheries will not be prejudiced;
g) There will be no unacceptable adverse effect on people's enjoyment of natural
landscape character; and
h) There will be no adverse effect on recreational activities at the coast.
Opportunities to improve access to the coast will be sought where possible and where
the above criteria can be met.
Policy C3a - Water management
All new development will minimise its impacts on the environment through the following
measures:
a) New development will achieve the minimum standards for water efficiency, as defined
by Building Regulations (Approved Document G). By the installation of fittings and fixed
appliances, water recycling or other appropriate measures for the prevention of undue
consumption of water and which recycle and conserve water resources.
b) New development will be required to prioritise the use of sustainable drainage
systems (SUDS) and ensure there is no increase in flood risk from surface water.
Drainage systems should be of a high design standard and will benefit biodiversity and
contribute to improved water quality. Developers will be expected to submit a Drainage
Strategy that shows how foul and surface water will be effectively managed. Surface
water should be discharged in the following order of priority:
i. An adequate soakaway or some other form of infiltration system.
ii. An attenuated discharge to a surface water body such as a watercourse.
iii. An attenuated discharge to public surface water sewer, highway drain or another
drainage system.
iv. An attenuated discharge to public combined sewer.
Applicants wishing to discharge to public sewer will need to submit clear evidence

demonstrating why alternative options are not available.
c) Approved development proposals will be expected to be supplemented by appropriate
maintenance and management regimes for surface water drainage schemes.
d) On large sites, applicants should ensure that the drainage proposals are part of a
wider, holistic strategy, which coordinates the approach to drainage between phases,
between developers/landowners and over a number of years of construction.
e) On greenfield sites, applicants will be expected to demonstrate that the current
natural discharge from a site is at least mimicked.
f) On previously-developed land, applicants should target a reduction of surface water
discharge in accordance with the non-statutory technical standards for sustainable
drainage produced by DEFRA. In demonstrating a reduction, applicants should include
clear evidence of existing positive connections from the site with associated calculations
on rates of discharge.
g) Landscaping proposals should consider what contribution the landscaping of a site
can make to reducing surface water discharge. This can include hard and soft
landscaping such as permeable surfaces.
h) The treatment and processing of surface water is not a sustainable solution. Surface
water should be managed at source and not transferred. Every option should be
investigated before discharging surface water into a public sewerage network. A
discharge to groundwater or watercourse may require the consent of the Environment
Agency or Cumbria County Council as Lead Local Flood Authority.
The retrofitting of SuDS in locations that generate surface water run-off will be
supported, subject to the criteria above.
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 C7 - Light Pollution
The Council will seek to minimise light pollution and applications which propose new
external lighting will be expected to demonstrate each of the following:
a) The proposed artificial light has no adverse impact on the locality or measures will be
taken to avoid, and where appropriate mitigate, any negative impacts of the effects of
new lighting on local amenity resulting from the development;
b) The proposal has no significant impact on a protected site or species e.g. located
on, or adjacent to, a designated European site or where there are designated European
protected species that may be affected;
c) The proposal is not in or near a protected area of dark sky or an intrinsically dark
landscape where it may be desirable to minimise new light sources; and
d) The proposal has no impact on wildlife (e.g. white or ultraviolet light) when being
proposed close to sensitive wildlife receptors or areas, including where the light shines
on water.
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 wellstructured building layout;
g) Prioritise building and landscape form over parking and roads, so that vehicular
requirements do not dominate the sites appearance and character;
h) Exhibit design quality using design cues and materials appropriate to the area, locally
sourced wherever possible;
i) Respect the distinctive character of the local landscape, protecting and incorporating
key environmental assets of the area, including topography, landmarks, views, trees,
hedgerows, habitats and skylines. Where no discernible or positive character exists,
creating a meaningful hierarchy of space that combines to create a sense of place;
j) Create layouts that are inclusive and promote health, well-being, community cohesion
and public safety;
k) Incorporate public art where this is appropriate to the project and where it can
contribute to design objectives;
l) Ensure that development is both accessible and usable by different age groups and
people with disabilities;
m) Integrate Sustainable Drainage Systems of an appropriate form and scale;
n) Mitigate against the impacts of climate change by the incorporation of energy and
water efficiency measures (in accordance with the Building Regulations), the orientation
of new buildings, and use of recyclable materials in construction; and
o) Ensuring that new development avoids creating nesting sites for gulls e.g. through the
provision of appropriate roof pitches.

Policy DS6 - Landscaping
Landscaping should be viewed as an integral part of the design process and should
include soft and hard landscaping, street furniture, lighting and public art where
appropriate.
A Landscaping Scheme and maintenance regime will be required as part of a full
planning application. This is particularly relevant where development will have a
significant impact upon the surrounding environment or where the development
occupies a site in a prominent location. The Cumbria Landscape Character Toolkit
should be used as a baseline tool to determine the impacts of new development on the
landscape and the type of landscaping and/or mitigation to be put in place.
All soft landscaping, including all existing trees, shrubs and planted areas should be
shown along with details of any protective measures proposed. Details of new trees,
shrubs and planted areas in terms of species, density, size, spacing and position should
be included. Native species should be used with decorative species used only for accent
purposes in support of other design objectives. Native planting is particularly important
in areas adjacent to natural habitats e.g. watercourses.
Proposals must demonstrate that any soft landscaping proposed will have a positive
visual impact upon the area and is able to survive in its environment.
In terms of hard landscaping, materials used must be of a colour and texture appropriate
to the locally distinctive character of the area, be durable, practical for the proposed use
under a variety of weather conditions and incorporate permeable surfaces to alleviate
run off.
Suitable maintenance regimes for soft and hard schemes will be the subject of planning
conditions or unilateral undertakings as appropriate.
Policy GI1 - Green Infrastructure
The Council, through the preparation and adoption of the Green Infrastructure Strategy
SPD, Masterplans and Development Briefs will identify and promote the creation,
enhancement and protection of a Green Infrastructure Framework designed to maintain,
enhance, expand and connect a network of natural and man-made green and blue
spaces together along with the project focus necessary to secure and implement its
delivery.
The Council will work proactively with the community, public sector partners, voluntary
sector, developers and utility providers to:

(a) Ensure that all new development contributes to the protection and enhancement of
the Borough's distinctive and valued landscape and settlement character implementing a
network of Green Infrastructure as the context and setting for coherent and locally
distinctive place making.
(b) Utilise landscape and urban design techniques together to assimilate development
and its supporting Green Infrastructure into sustainable, attractive multi-functional
layouts.
(c) Integrate sustainable movement choices at all scales that support domestic,
leisure and tourism movements around and beyond the Borough to actively encourage
improved health, fitness and well-being.
(d) Protect and integrate amenity open spaces, playing fields, sports pitches and play
areas within areas of Green Infrastructure including where a need is demonstrated.
(e) Protect, support and enhance biodiversity by creating inaccessible and wellconnected habitat within and between neighbouring areas that allows wildlife to co-exist
undisturbed whilst improving peoples accessibility to nature;
(f)
Include adaptive measures to help offset climate change including sustainable
urban drainage (SUDs) management and tree planting to reduce the impact of flooding
and assist in the cooling of `urban heat islands'; and
(g)

Facilitate local food production in allotments, gardens and adjacent agriculture

Policy GI2 - Green Wedges
Proposals within or adjoining designated Green Wedges will be supported providing that
they:

a) Provide visual relief, physical contrast and visual or physical separation between
settlements and neighbouring development areas;
b) Demonstrate how development would respond to, maintain or enhance the open
character of the Green Wedge;

c)

Enhance the biodiversity value of Green Wedges, where possible;

d)

Maintain or enhance its value as a setting for recreation; and

e)

Protect the setting of heritage assets.

Policy GI3 - Green Corridors
Where on site infrastructure is to be provided this should be located, where possible,
within a Green Corridor. Applicants are required to identify Green Corridors as part of
their proposal and conditions may be attached to any consent to ensure these are
retained over the lifetime of the development. Green corridors must meet the following
criteria:
a) Proposals must demonstrate how existing vegetation and landform features both
within and adjacent to the Green Corridor have informed the layout and design of
infrastructure;
b) An appropriate survey will be required to determine the nature and extent of
ecology within the Green Corridor to ensure that any existing habitats or species are
protected and enhanced and how the resulting environment is to be managed during
and after the construction period;
c) Landscaping proposals will need to demonstrate that only naturally occurring
species are used encouraging durable, low-maintenance natural succession forms of
planting that provide landscaping for infrastructure and continuity of movement and
foraging for wildlife;
d) Proposals must demonstrate how accessibility, activity, infrastructure and
development frontage are interwoven together into a landscape-orientated layout
design;
e) Movement through the site layout must be designed clearly as a hierarchy.
Connections between development areas must be legible in terms of siting, design and
landscaping with sufficient variation in route direction, width and enclosure to manage
cycle speeds;

f)
Incorporate water intercept and storage capacity sufficient to retain and discharge
current and anticipated levels of surface water drainage appropriately to a suitable
watercourse if required as an intrinsic part of layout and landscape design; and
g) Ensure that all routes and spaces are capable of being at least indirectly overlooked
in contributing to community and personal safety.
Proposals for infrastructure, sports facilities or formal open space including children's
play areas will be encouraged where possible, providing that any structures relate
closely with existing or proposed landscaping and are not in visually isolated or
prominent positions.

Policy GI4 - Green Spaces
Green Spaces within the urban area make an important contribution to community life,
streetscene character and biodiversity. They will need to be retained within the existing
built up area as well as being provided for in new housing layouts.
Where development is proposed adjacent to a Green Space it will need to show how the
form and character of existing spaces are to be maintained, incorporated or enhanced.
Proposals will also need to demonstrate how new green spaces are to provide a focal
setting for new development as part of a wider landscaping scheme that contributes to
creating a sense of place, improved accessibility and community safety.

Policy GI5 - Green Routes
Green Routes fall into two categories, strategic and local. Strategic Green Routes play
an important role in presenting the Borough's character, image and identity to visitors
and as such require the highest standards of development, landscape and highway
frontage design, including lighting. Strategic routes include Abbey Road, Park Road and
Rawlinson Street in Barrow and the England Coastal Path.
Local Green Routes connecting development areas and or other Green Infrastructure
Assets between existing built up areas and new development sites also need to be well-

designed in making sure that they are fit for purpose, safe and attractive so that they are
well used.
Proposals and accompanying Design & Access Statements will need to demonstrate
how the following criteria have been met:
Strategic Green Routes
a) Development and associated advertising and signage proposals fronting onto a
Strategic Green Route must deliver a high standard of design and landscaping and be of
a form, scale and proximity complementary to the character of the site's location and
setting;
b) Site, architectural and signage illumination will need to be specified to avoid light
pollution. White light sources will need to be used for way-marking and signage clarity
with secondary amenity lighting providing subtle colour to architecture or landscaping if
required. All lighting is to be static with all light sources concealed from direct view from
the public realm and highway; and
c) Where an important route continues off-site that would be beneficial to the function of
the development, a S106 and / or S278 Planning Obligation may be required to enhance
its integration and connectivity with site design and landscaping proposals.
Local Green Routes
d) Local Green Routes between existing and new developments will need to be welllandscaped and located to achieve a good standard of natural surveillance with planting
along the route designed not to inhibit visibility or accessibility over time;
e) Lighting, apart from vehicular crossing points, will need to be of a durable low-level
design and integrated as part of the landscaping scheme;
f) Vertical `pinch points' combining change of direction, gateways and continuous
landscaping will need to be achieved at the edges of a development layout design to
prevent the misuse of Local Green Routes by motorised vehicles; and
g) Local Green Routes that are well defined whilst avoiding being segregated from the
areas they pass through will be encouraged.

Policy GI9 - Private Garden Boundaries
Development proposals will need to incorporate specific measures to assist the local
migration of wildlife between the side and rear garden boundaries of dwellings.
Proposals that actively promote accessibility and habitat for wildlife will be encouraged.
Proposals that would inhibit such movement will be resisted.

Policy H16 - Loss of Sunlight
Extensions to dwellings will be permitted unless they adversely affect the amenities of
neighbouring properties by virtue of an undue loss of sunlight or daylight or by the
creation of an overbearing impact or unacceptable level of enclosure. The Local
Planning Authority will refer to the standards laid out by the BRE (or any subsequent
replacement standards) on sunlighting and daylighting in its assessments of
applications.
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 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 H8 - Housing in Residential Gardens
Proposals for housing development in existing residential gardens will be permitted
providing all of the following criteria can be met:
a) The scale, design and siting of the proposal would not result in a cramped form of
development out of character with the surrounding environment;
b) A useable shape and scale of garden proportionate to the dwelling size, including
private space, that reflects the form and character of those predominant in the area, can
be created for both the proposed new house and the existing house;
c) The site is served by a suitable access and the proposal does not compromise any
existing access arrangement;
d) The proposal, by way of design, siting, boundary treatments and landscaping
integrates seamlessly into the surrounding built, natural and, where relevant, historic
environment;
e) 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 street parking;
f) The proposal does not prejudice the development potential of an adjacent site;
g) The proposal is capable of demonstrating how it will enhance the ease of movement
for wildlife and the creation of habitat; and
h) Development should not cause unjustifiable harm to the significance of any heritage
assets on or otherwise affected by the development.

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 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.
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B13/2021/0343

256 Abbey Road,
Barrow-in-Furness

Page 54

B22/2021/0384

Advertising hoarding,
Advertisement consent to display 1 no.
Abbey Road/Hibbert
replacement 48-sheet digital poster board
Road Barrow-in-Furness

Page 70

B18/2021/0509

28-34 and 36-46 Park
Erection of a front porch to entrances, comprising
Road Barrow-in-Furness grp flat roof and timber screen.

Page 76

B12/2021/0174

Charnleys Home and
Application for a Minor Material Amendment to
Garden Ulverston Road reduce the size of the car park from 109 to 102
Dalton-in-Furness
spaces - original planning permission ref 018/0364:
Retrospective permission for a two storey building
(660 sqm) located on the west side of the garden
centre for the sale and storage of garden related
products; various structures totalling 882 sqm
providing sales floorspace and ancillary areas;
change of use of part of the Garden centre to nonfood retail, and the extension and amendment to
the car park layout

Page 98

B21/2021/0385

3 Central Drive Barrow- Demolition of existing rear conservatory, new rear
in-Furness
single storey flat roofed extension for use a
kitchen/diner, extension to existing bathroom and
lobby for access to below ground floor basement
for use as a gymnasium, bedroom, study with rear
stair access to rear garden.

Page 117 B07/2021/0071

Proposed Housing
Development at Long
Lane/Newton Road
Dalton-in-Furness

Erection of a three-bedroom detached bungalow
and detached shed to the rear of 256 Abbey Road
Barrow with vehicular access from Abbey Road.

Erection of 28 detached dwellings of a mix of single
storey, two storey, two and a half storey, 4 flats,
including new site entrance and associated works
(32 dwellings in total)

