
 
 
 
 
 
 

 
 
 
 
 
 

DEVELOPMENT SERVICES 
 

PLANNING COMMITTEE 
 

FOR DECISION 
 

9th August 2022 
 

    Ladies and Gentlemen,  
 
 The applications within this report have been submitted for determination 
under the Town and Country Planning Acts and associated legislation. 
 
 All applications within this report are “Delegated” to this Committee but can be 
moved “Non-Delegated” by a Member of the Committee under the terms adopted for 
the Scheme of Delegation approved by Council, 16th May, 1994.  Any such motion 
needs to be accepted by a majority of Members of the Committee present (Council, 
8th August, 1995).  All applications left as Delegated will be decided by the 
Committee and will not be subject to confirmation by Council. 
 
 The application plan numbers also refer to files for the purposes of 
background papers. 
 

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

 
 

Jason Hipkiss 
 

Head of Development Management  
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B20/2022/0134
Planning Committee

9th August 2022

Application Number : B20/2022/0134 Date Valid :23/05/2022

Address : 55 Norland Avenue Barrow-in-
Furness Cumbria LA14 4ES Case Officer : Adrian Adams

Proposal : Change of use of residential garage to a small beauty salon business
(Retrospective)

Ward : Hawcoat Ward Parish : N/A

Applicant : Mr Jeff Moses Agent :

Statutory Date : 18/07/2022 Recommendation : Approval 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 - Para NPPF 011
2. National Planning Policy Framework 2021 - Para NPPF 081
3. National Planning Policy Framework 2021 - Para NPPF 082
4. National Planning Policy Framework 2021 - Para NPPF 130
5. National Planning Policy Framework 2021 - Para NPPF 132

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
5. Barrow Borough Local Plan 2016-2031 - Policy H16 - Loss of Sunlight
6. Barrow Borough Local Plan 2016-2031 - Policy H17 - Protection of Residential

Privacy
7. Barrow Borough Local Plan 2016-2031 - Policy H23 - Conversion of Garages
8. Barrow Borough Local Plan 2016-2031 - Policy R18 - Residential Protection Areas
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Summary of Main Issues

The main issues raised by home business working are the impact in terms of residential
amenity to neighbouring occupiers. In this case these issues arise from the use of the
double garage as a beauty room, including the potential impacts from the offered services,
the opening hours, customer activity such as parking and how these might change the
residential nature of the locality.

Non Material Considerations

A higher than average number of local residents are retired

Depreciation of local property values

The applicant already operates a small business from the site (Plumbing Business)

The garage has never been used for the parking of vehicles

The retrospective nature of the application - the use commenced before the application was
validated.

Response to Publicity and Consultations

Neighbours Consulted

Street Name Properties
Hill Road 76, 78,
Norland Avenue 53,

Responses Support Object Neutral

7 0 6 1

Organisations Consulted

Consultee
Barrow Borough Council (Building Control)

List of Organisation Responses

23/05/2022

Mr Kevan Morrison Barrow Borough Council (Building Control)

“Building Regulation Approval required”
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Public Consultation Response

As a result of the public consultation response, 6 objections to the proposal were received
and one neutral.

The objections raised were with regard to the following material points:

Residential Area:
The application sets a precedent for further commercial uses to take place within a well-
established residential area leading to a harmful impact upon the amenity of the local
residents. Concerns were raised with regard to the potential for further commercial units to
be set up.

Impact on Highways:
Concerns were raised over the level of parking on offer within the site and the
commercial use leading to cars being parked on the highway and in particular, on the bend
to the front of the house.

Town Centre Use:
Concerns raised with regard to the use better serving either a town centre or a local
designated retail area where there are currently, empty units.

Waste Storage and Collection:
Concern have been raised with regard to the storage of clinical waste on site and the
possibility this could lead to disruption with this waste being collected outside of normal
business hours.

Unknown Opening Hours:
The hours of operation are unknown and are of a concern to local residents in terms of the
impact upon the amenity.

Advertisements:
Several advertisements have been displayed, one to the to the side of the main entrance
door to the garage and a free standing board.

Future Uses:
Would the use be limited to that of a beauty salon, or could it change to another for
example a Post Office?

Impact upon Residential Amenity:
Concerns raised with regard to the vehicle movements of customers visiting the site and
people coming and going from the site.

The Number of People Working at the site:
The applicant has confirmed that there are two members of staff working within the salon,
each on a part time basis.
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Officers Report

1. Site and Locality

1.1 The application site is located within the main urban boundary of the town of Barrow In
Furness with the host property being a two storey three bedroomed detached dwelling set
on a corner plot on the inside of a bend. The application site has two existing vehicular
accesses into the site from Norland Avenue and the driveway to the front of the property is
substantial enough to offer off street parking for multiple vehicles.

2. Proposal Details

2.1 Change of use of residential garage to a small beauty salon business (Retrospective). A
Beauty Salon is defined as a Sui Generis use by the Use Classes Order 2021. There are no
physical changes to the external elevations of the existing double garage except for a
modest board attached to the wall and a free standing A board - the advertisements are
covered under a different form of legislation and are not assessed within this application.

3. Relevant History

3.1 1987/0213 76 Hill Road, Barrow-in-Furness Kitchen and dining room extension to side
and rear elevations Approved 27/04/1987

3.2 57/1992/0604 78 Hill Road Barrow-in-Furness Cumbria LA14 4EY Kitchen, lounge,
bedroom and dormer extension Approved 02/11/1992

3.3 B21/2011/0235 78 Hill Road Barrow-in-Furness Cumbria LA14 4EY Erection of a larger,
replacement garage. Appcond 18-MAY-2011

4. Officer Assessment

National and Local Policy Guidance

4.1 The National Planning Policy Framework (NPPF) states at Paragraph 11 states that
for decision taking:
“c) approving development proposals that accord with an up-to-date development plan
without delay”;

4.2 Paragraph 081 of the NPPF 2021 states:
“Planning policies and decisions should help create the conditions in which businesses can
invest, expand and adapt. Significant weight should be placed on the need to support
economic growth and productivity, taking into account both local business needs and wider
opportunities for development”.

4.3 Paragraph 082 of the NPPF 2021 states:
“d) be flexible enough to accommodate needs not anticipated in the plan, allow for new and
flexible working practices (such as live-work accommodation), and to enable a rapid
response to changes in economic circumstances”.
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4.4 The Barrow Local Plan 2016-2031 Policy R18 – Residential Protection Areas
Whilst the application site is not located within a Residential Protection Area, Policy R18
does state that where an application site is not located within a Residential Protection Area
that:

"Elsewhere, within predominantly residential areas, only shops and services not adversely
affecting residential amenities will be permitted”

4.5 Based upon the above assessment, it is considered that both the national and local
policy frameworks support the principle of a material change for use of the garage as a
Beauty Salon, subject to an satisfactory assessment of the impact upon the amenity of the
local residents.

Residential Amenity

4.6 The proposal is entirely situated within the existing double garage and curtilage of the
dwelling. The main neighbours therefore potentially affected by this development are No. 53
Norland Avenue to the south of the application site and those on the eastern side, ie
numbers 50 to 56 Norland Avenue.

Parking & Highway Impact

4.7 The key potential impact upon the residential amenity of the locality is considered to be
with the customers visiting and leaving the site and the parking provision within the site.
The site is within a well-established residential housing estate on a side road where the
nature of the vehicle movements can reasonably be expected to be very localised with very
little through traffic.

4.8 The Transport form submitted with the planning application confirms the Salon would
expect up to 6 vehicles per day when the business is open with one daily
parcel delivery. The applicant has confirmed that with the site being located within a
residential area, some clients are expected to walk to the site, and this is considered to be a
reasonable assumption to make. It is considered that, in light of the scale and nature of the
services offered, the levels of vehicle movements generated by the Salon would be modest
and would not result in an unacceptable or harmful impact upon the amenity of the local
residents.

4.9 Therefore, off street parking within the site is a key consideration. Officers from Cumbria
Highways confirm that in order to comply with the Cumbrian Parking Guide, the business
would require two additional customer parking spaces in addition to the two domestic
spaces. The applicants have confirmed that they are able to achieve this within the site and
from several site visits, it is clear that the driveway area within the site is large enough to
accommodate 4 cars at any one time.

4.10 Whilst the applicant can require their clients to park on the driveway, the wider highway
is not within their control and so they cannot prevent people from parking within the
highway.
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Hours of Operation

4.11 Leading on from the potential for increased vehicle movements, it is considered that
the hours of operation for the Salon are a key consideration in terms of the potential impact
upon local amenity. The applicants have stated that the business would operate Monday to
Friday from 10am to 6pm and from 12pm until 4 pm on a Saturday. The Salon would not
operate on either a Sunday or Bank Holiday.

4.12 It is considered that these operating hours are within normal hours of the day whereby
residents are likely to be active and therefore, the additional vehicle movements and the
general operation of the business would not lead to an over-excessive level of activity likely
to have an unduly harmful impact upon the amenity of the local residents.

4.13 Subject to a condition relating to the hours to those set out above, these hours are
considered to be acceptable.

Commercial Waste and Storage

4.14 There are two waste storage bins used in the operation of the beauty salon, these are
of the same standard size as normal domestic wheelie bins. Concerns have been raised
with regard to this visual impact, the possibility of persons unknown searching these bins
for needles etc. and to the noise creating by the bins being emptied.

4.15 Looking at these issues in order, the applicant has purchased a standard sized wheelie
bin storage unit, the sort of which are commonplace within a domestic setting. The two
clinical waste bins are now stored within this unit of which can be locked to prevent
unauthorised access. The applicants have confirmed that the bins are emptied weekly
between the hours of 8am and 6pm weekdays. This is not very different to domestic
premises.

4.16 The applicant has also confirmed that any needles or sharp implements used are
retained within a secure sharps bin held within the building.

4.17 Based upon the assessment, it is considered that subject to a condition to ensure that
the commercial waste bins are securely stored and that waste collection times are between
8am and 6pm, the details for the storage of the waste is considered to be acceptable and
would not lead to any harmful impact upon the amenity of the local area.

Future Use of the site

4.18 The Use Classes Order 2021 confirms that the operation of a Beauty Salon is a Sui
Generis use, meaning that it is within a use class of its own. Unlike some other more
common beauty related uses e.g. hair dressing, this does prevent the Salon use changing
without first obtaining planning permission. Consequently, it is considered that this does
safeguard the future amenity of the local residents from potential harmful changes.
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Number of Staff

4.19 The applicant has confirmed that normally they have one other person working on site,
and that for 80% of the time, only one person would be working at any one time. One would
cover the morning and the other the afternoon, all within and as per the hours set out
above. The only exception is that during very busy periods such as July, August and
December, both members of staff could work together on a Tuesday. Given the low scale of
around 6 appointments per day, it is not considered that the Salon would lead to any
harmful impact ,via staff numbers, upon the amenity of the local residents.

Residential Character

Advertisements

4.20 Advertisements are covered by a separate piece of legislation and are not covered by
the scope of this application. However, at present, there is only one small non illuminated
advertisement attached to the side elevation of the existing garage by the main entrance
door to the Salon. The size is within current Permitted limits found in the relevant
advertisement legislation.

Garage Building

4.21 Other than the advertisement set out above, there is no physical change to the
appearance of the existing garage building. The scheme would retain the double garage
door to the front of the site in order to retain the residential character of the site. From the
main entrance to the side, the Salon has a reception and nail bar area and a
smaller room off of this area for treatments that require more privacy.

4.22 Overall, this is a small scale operation of a business that is run by the joint owners of
the dwelling with very little change to the external residential character of the local area.
However, it is considered to be expedient to attach a condition to require that the Salon is
only operated by the occupiers of the property. The purpose of this condition is to ensure
that the small scale residential character of the local area is retained and that the main
house and the garage do not become separate planning units.

4.23 Residents have raised concerns with regard to the commercial use of the site within a
residential area and that such a use would be better off within one of the Borough's retail
areas where there are many empty shops. However, given the small scale nature of the
development and the limited impact this would have upon the residential character of the
local area, it is considered to be acceptable subject to the recommended conditions.
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5. Conclusions

5.1 Planning is always a matter of fact & degree and in this case, the level of activity
associated with customers means that the use taking place is over the threshold that
constitutes a material change of use requiring planning permission. It is considered that
the nature of the Salon use as set out above, would not lead to any discernible harmful
impact upon the residential amenity or character of the local area, subject to the
recommended conditions.

5.2 The instances of home business' have increased since the various lock downs have
taken place and more people are working from home as a general rule. In this case, the
applicants have made this application in order to regularise the operation of the Salon and
to ensure that there is no harmful impact taking place upon the local residents.

5.3 Overall, the development would not result in any unacceptable or harmful impact upon
either the residential amenity, or residential character of the local area. It accords with both
local and national planning policies and is therefore considered to be sustainable
development.

6. Recommendation

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

Compliance with Approved Plans

1. The development shall be carried out and completed in all respects in accordance with
the application dated 17.02.2022 and the hereby approved documents defined by this
permission as listed below, except where varied by conditions attached to this permission:
Approved plans:
Site Location Plan Dated 23.05.2022
Site Boundary Plan Dated 23.05.2022
Existing & Proposed Roof Plan DRG No. 1908-06
Proposed Elevations DRG No. 1908-05
Proposed Floor Plan DRG No. 1908-04

Reason

To ensure that the development is carried out only as indicated on the drawings approved
by the Planning Authority.

Operational Conditions

2. The use approved must only take place within the hours of 10:00Hrs until 18:00Hrs,
Mondays to Fridays and 12:00Hrs & 16:00Hrs on Saturdays and it must not take place at all
on Sundays or Public Holidays.
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Reason

In order to protect the residential amenities of the area from any harmful impact from the
operation of the Beauty Salon.

3. The use of the hereby approved Beauty Salon business must only be operated by the
owners of the residential dwelling house known as 55 Norland Avenue. The Salon must not
be sublet or operated independently from the ownership of the main house.

Reason

In order to protect the residential character and amenity of the local area.

Informative

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

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

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

Page 10 of 93



Boundary

Plan Produced for:

Date Produced: 23 May 2022

Plan Reference Number: TQRQM22143093559272

Scale: 1:200 @ A4

© Crown copyright and database rights 2021 OS 100042766

2022/0134
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SCALE 1:50 @ A1

EXISTING ELEVATIONS

Salvus House, Aykley Heads,
Durham, DH1 5TS

sales@crdesignservices.co.uk
www.crdesignservices.co.uk

Tel: 0191 645 6000

1908-03 09.05.22

Rev. Date Description

1. All dimensions to be checked on site.
2. Any discrepancies to be reported back to CR Design Services. 55 NORLAND AVENUE,

BARROW-IN-FURNESS,
LA14 4ES
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1:50

EXISTING BACK ELEVATION
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Salvus House, Aykley Heads,
Durham, DH1 5TS

sales@crdesignservices.co.uk
www.crdesignservices.co.uk

Tel: 0191 645 6000

1908-05 09.05.22
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LA14 4ES
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1:50
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PROPOSED FRONT ELEVATION
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PROPOSED SIDE ELEVATION

2022/0134
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2022/0134
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                                        B13/2022/0346 
                           Planning Committee 

                             9th August 2022 
  

 

  

  

Application Number : B13/2022/0346 Date Valid :09/05/2022 

Address : Maidenlands Tarn, Tarn Flatt Marton 
Cumbria LA12 0NL 

Case Officer : Barry Jesson 

Proposal : Agricultural workers dwelling 

Ward : Dalton North Ward Parish : Lindal and Marton Parish Council 

Applicant : Mr Dean Saunders   
Agent : Mrs Sarah Pope ML Planning 
Consultancy Ltd  

Statutory Date : 04/07/2022 
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 - Policy NPPF 080 
2. National Planning Policy Framework 2021 - Policy NPPF 130 

Local Plan Policies 

1. Barrow Borough Local Plan 2016-2031 - Policy C3a - Water management 
2. Barrow Borough Local Plan 2016-2031 - Policy DS1 - Council’s commitment to sustainable 

development 
3. Barrow Borough Local Plan 2016-2031 - Policy DS2 - Sustainable Development Criteria 
4. Barrow Borough Local Plan 2016-2031 - Policy DS5 - Design 
5. Barrow Borough Local Plan 2016-2031 - Policy H5 - Residential development in the open 

countryside 
6. Barrow Borough Local Plan 2016-2031 - Policy N1 - Protecting and enhancing landscape 

character 
7. Barrow Borough Local Plan 2016-2031 - Policy N3 - Protecting biodiversity and geodiversity 
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Summary of Main Issues 

As the principle of a second rural workers dwelling has been accepted in a previous approval, the main 
issues for consideration relate to the revised position of the dwelling and the related change to 
landscape character this may provide.  It also has to be considered that if it were to be approved, how 
to prevent both consents being implemented and avoiding two new dwellings being constructed when 
there is only justification for one.  

Non Material Considerations 

N/A 

Response to Publicity and Consultations 

Neighbours Consulted 

Street 
Name 

Properties 

Tarn Flatt 
1 2, 10, Maidenlands Tarn Cattery, Swallows Rest, Tarn Fields, Tarnside Cottage, The 
Homestead, The Old Chapel, 

   

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) 
Cumbria County Council (Highways) 
Lindal and Marton Parish Council 
United Utilities (Asset Protection) 
   

List of Organisation Responses  

Barrow Borough Council (Building Control) 12/05/2022 

Building regulation approval required for the proposals. 
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Cumbria County Council (Highways) 19/05/2022 
 
"Thank you for your consultation on the above Planning Application. 

As this falls under our Service Level Agreement (SLA) with your Council, this application does not need 
to be submitted to the Local Highway Authority or Lead Local Flood Authority; subject to the highway 
and drainage aspects of such applications being considered in accordance with the Agreement. 
 
The highway and drainage implications of this application would therefore have to be decided by the 
Local Planning Authority. 

If you have a particular aspect of this application you wish us to consider, please feel free to contact me 
direct."  

Lindal and Marton Parish Council 06/06/2022 
 
"B13/2022/0346. Maidenlands Farm, Marton. Agricultural worker's dwelling. 

Outline planning permission had been granted in September 2021 and it was PROPOSED by Councillor 
Mrs Kelly and SECONDED by Councillor Fleming that the  Council offer no objections to the application. 
Carried unanimously."  
 

 United Utilities 25/05/2022 

"United Utilities wish to make the following comments regarding the proposal detailed above. 

DRAINAGE 

National Planning Policy Framework (NPPF) and the National Planning Practice Guidance (NPPG) 
advise that surface water from new developments should be investigated and delivered in the following 
order of priority: 

1.   into the ground (infiltration); 

2.   to a surface water body; 

3.   to a surface water sewer, highway drain, or another drainage system; 

4.   to a combined sewer. 

We recommend the applicant considers their drainage plans in accordance with the drainage 
hierarchy outlined above. 

Please note, United Utilities is 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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In the event that the applicant, or any subsequent developer, approaches United Utilities regarding a 
connection for surface water to the public sewer, it is likely that we will request evidence that the 
drainage hierarchy has been fully investigated and why more sustainable options are not achievable. 
This will be managed through either our ‘S106 Sewer Connections’ or ‘S104 Adoptions’ processes. 

United Utilities Water Limited 

Registered in England & Wales No. 2366678  Registered Office: Haweswater House, Lingley Mere 
Business Park , Lingley Green Avenue, Great Sankey, Warrington, W A5 3L P 

If the applicant intends to offer wastewater assets forward for adoption by United Utilities, their proposed 
detailed design will be subject to a technical appraisal by our Developer Services team and must meet 
the requirements outlined in ‘Sewers for Adoption and United Utilities’ Asset Standards’. This is 
important as drainage design can be a key determining factor of site levels and layout. 

The applicant should not presume that the principles outlined within a drainage strategy will meet the 
detailed requirements for a successful adoption application. We strongly recommend that no 
construction commences until the detailed drainage design, 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. 

WATER AND WASTEWATER SERVICES 

If the applicant intends to receive water and/or wastewater services from United Utilities, they should 
visit our website or contact the Developer Services team for advice. This includes seeking confirmation 
 of  the  required  metering  arrangements  for  the  proposed  development.  See ‘Contacts’ Section 
below. 

If the proposed development site benefits from existing water and wastewater connections, the applicant 
should not assume that the arrangements will be suitable for the new proposal. 

In some circumstances we may require a compulsory meter is fitted. For detailed guidance on whether 
the development will require a compulsory meter please visit https://www.unitedutilities.com/my-
account/your-bill/our-household-charges-20212022/ and go to section 7.7 for compulsory metering. 

If reinforcement of the water network is required to meet potential demand, this could be a significant 
project and the design and construction period should be accounted for. 

To avoid any unnecessary costs and delays being incurred by the applicant or any subsequent 
developer, we strongly recommend the applicant seeks advice regarding water and wastewater 
services, and metering arrangements, at the earliest opportunity. Please see ‘Contacts’ section below. 

UNITED UTILITIES PROPERTY, ASSETS AND INFRASTRUCTURE 

 United Utilities will not allow building over or in close proximity to a water main. United Utilities 
may not allow building over or in close proximity to a public sewer. 
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It is the applicant's responsibility to demonstrate the exact relationship between any United 

Utilities' assets and the proposed development. Developer’s should investigate the existence and 
the precise location of water and wastewater pipelines as soon as possible as this could significantly 
impact the preferred site layout and/or diversion of the asset(s) may be required. Where United Utilities’ 
assets cross the proposed red line boundary, developers must contact our Developer Services team 
prior to commencing any works on site, including trial holes, groundworks or demolition. 

Unless there is specific provision within the title of the property or an associated easement, any 
necessary disconnection or diversion of assets to accommodate development, will be at the 
applicant/developer's expense. In some circumstances, usually related to the size and nature of the 
assets impacted by proposals, developers may discover the cost of diversion is prohibitive in the context 
of their development scheme. 

Where United Utilities’ assets exist, the level of cover to United Utilities pipelines and apparatus must 
not be compromised either during or after construction and there should be no additional load bearing 
capacity on pipelines without prior agreement from United Utilities. This would include earth movement 
and the transport and position of construction equipment and vehicles. 

Consideration should also be applied to United Utilities assets which may be located outside the 
applicant’s red line boundary. Any construction activities in the vicinity of our assets must comply with 
our ‘Standard Conditions for Works Adjacent to Pipelines’ or national building standards. 

The applicant or developer should contact our Developer Services team for advice if their 
proposal is in the vicinity of water or wastewater pipelines and apparatus. It is their 
responsibility to ensure that United Utilities’ required access is provided within their layout and 
that our infrastructure is appropriately protected. The developer would be liable for the cost of 
any damage to United Utilities’ assets resulting from their activity. See ‘Contacts’ section below. 

CONTACTS 

Website 

For detailed guidance on water and wastewater services, including application forms and the 
opportunity to talk to the Developer Services team using the ‘Live Chat’ function, please visit: 

http://www.unitedutilities.com/builders-developers.aspx 

Email 

For advice on water and wastewater services or to discuss proposals near to pipelines, email the 
Developer Services team as follows: 

Water mains and water supply, including metering - DeveloperServicesWater@uuplc.co.uk 

Public sewers and drainage - WastewaterDeveloperServices@uuplc.co.uk 

Telephone - 0345 072 6067 
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Property Searches (for asset maps): 

A number of providers offer a paid for mapping service including United Utilities. For more information, 
or to purchase a sewer and water plan from United Utilities, please visit 
https://www.unitedutilities.com/property-searches/ 

Water and sewer records can be viewed for free at our Warrington Head Office by calling 0370 

751 0101. Appointments must be made in advance. Public sewer records can be viewed at local 
authority offices. Arrangements should be made directly with the local authority. 

The position of the underground apparatus shown on asset maps is approximate only and is given in 
accordance with the best information currently available. United Utilities Water will not accept liability for 
any loss or damage caused by the actual position being different from those shown on the map. 

We request that a copy of this letter is made available to the applicant." 

  

Officers Report 

1. Site and Locality 

1.1 The site relates to an existing dairy farm located on the outskirts of Marton. The farm has numerous 
agricultural barns, a chicken barn and also a cattery forming a farm diversification enterprise. The farm 
has an existing dwelling limited to agricultural occupation within the site. The buildings form a single 
group which are located at the foot of a slope, with direct access off Tarn Flatt in two locations - one 
serving the dwelling and cattery, the other further along the road to the north which is more of a 
operational entrance for access to the farm buildings. 

1.2 The proposed dwelling is to be located off the operational access, in an open field immediately to the 
north.  This sits approximately 50m back from the road, roughly opposite the property known as The Old 
Chapel. 

2. Proposal Details 

2.1 Agricultural workers dwelling 

3. Relevant History 

 
3.1 B12/2010/0626 Maidenlands Tarn Flatt Marton Cumbria LA12 0NL Erection of a building to house 
16,000 laying chickens and free range egg area Withdrawn 22-JUN-2010 
 
3.2 B12/2010/1376 Maidenlands Tarn Flatt Marton Cumbria LA12 0NL Erection of a building to house 
16,000 free range laying hens. (Re-submission of application 2010/626 in a revised form). Appcond on 
Appeal 16-AUG-2011 
 
3.3 B12/2010/1376 Maidenlands Tarn Flatt Marton Cumbria LA12 0NL Erection of a building to house 
16,000 free range laying hens. (Re-submission of application 2010/626 in a revised form). Refused 24-
FEB-2011 
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3.4 B13/2021/0473 Maidenlands Tarn, Tarn Flatt Marton Cumbria LA12 0NL Outline application for the 
erection of an agricultural worker's dwelling with approval of access included (Appearance, 
Landscaping, Layout, Scale are excluded) APPCOND 07/09/2021 
 
3.5 B18/2017/0158 Maidenlands Tarn Flatt Marton Cumbria LA12 0NL Erection of a building to house 
16,000 laying chickens for free range egg production with associated feed bins, hardstanding and 
access track. DISPOSED 22/06/2018 

4. Officer Assessment 

Main policy overview 

4.1 NPPF 80 states “Planning policies and decisions should avoid the development of isolated homes in 
the countryside unless one or more of the following circumstances apply: a) there is an essential need 
for a rural worker, including those taking majority control of a farm business, to live permanently at or 
near their place of work in the countryside.”  This is also reflected in Local Plan Policy H5, the primary 
policy relating to the principle of the development, with more detailed criteria to demonstrate that such 
development is in accordance with the aims of the policy. These are considered in the main report 
below. 

4.2 Local Policy N3 requires biodiversity net gains for all development where appropriate/possible, whilst 
Policy N1 seeks to avoid harm to landscape character from inappropriate development. 

Background to application 

4.3 Outline planning permission was given for the same development on a plot of land immediately to the 
south of the current site, ref B13/2021/0473.  With regards to the principle of a second agricultural 
workers dwelling that report considered the following:   

The application is for a second rural workers dwelling on site, resulting from the occupants of the 
existing dwelling retiring from the running of the business. It is intended that younger family members 
will take over and provide the essential care for the farm associated with the need for the dwelling. 
However, the intention is for the existing occupants to remain in the dwelling, something permitted by 
both the condition which restricts the occupancy but also supported in case law and appeal decisions. 
This provides the basis for the application/need for a second dwelling. 

A detailed case in support has been submitted with the application; this concludes with a position of 
justification for a second dwelling, based on the commonly accepted parameters of 1) Existing functional 
need, 2) Labour requirement,  3) Financial viability and 4) The availability and suitability of existing 
dwellings to meet the existing functional need. 

4.4 The Council have engaged an external consultant to review the submitted figures.  Their report also 
concluded the need for the second dwelling was fully justified. 

4.5 However, operational needs and future expansion of the farm buildings has since required a re-think 
of the siting of the approved dwelling.  The basis for the second dwelling remains as before, though the 
amended location cannot be dealt with via a reserved matters application or as an amendment, given it 
falls outside of the defined application site approved previously.  A second full detailed application has 
been submitted to consider the siting on an adjacent plot. 
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Siting and landscape assessment 

4.6 The alternate site is close to that previously approved, making use of the same access, though it 
extends further into the more open character and fields to the north.  A bungalow is proposed once 
more, with a footprint of 13m x 10m, with an attached garage and boot/shower room to the southern 
elevation.  The outline consent limited the habitable floorspace of the dwelling to 150m2, which is 
met here when discounting the garage space.  overall height of the bungalow is limited to 5.9m to the 
ridge of the pitched roof, resulting in a fairly modest dwelling, smaller than the existing dwelling on site. 

4.7 A Landscape Visual Appraisal Report (LVApp) has been submitted to support the proposal.  This was 
suggested prior to submission due to the slightly more prominent location within the field than the 
location previously approved.  This considers various aspects such as landscape and visual effects and 
any change or impact on the surrounding visual receptors.  It concludes that, 

"The LVApp has identified mainly neutral effects on landscape character and on visual amenity as the 
proposed development would be consistent with the existing character of the rolling farmland landscape. 
Minor negative effects are identified on landscape elements of low value on the site, which could be 
mitigated by an appropriate landscape framework for the dwelling and its curtilage. Negative visual 
effects would be limited to a small number of visual receptors with high susceptibility to a change in their 
view in close proximity to the site." 

4.8 Within the viewpoints considered is the Public Right of Way 602046 to the east of the site, likely the 
most sensitive receptor.  It considers that the view of the bungalow remains within the wider context of 
the operational farm, rather than in isolation as would be the case in a more remote site.  As such it 
considered there were no material change in the character of their views. 

Design and amenity 

4.9 The appearance is quite a modest, simple style bungalow, with a linear form broken by the front 
porch.  However, such an understated design limits the potential for visual impact, an important 
consideration in a rural location and as demonstrated in the conclusion of the visual appraisal.  The 
materials are appropriate for the location, with stone facing and natural slate proposed.  Limited details 
have been submitted in this regard, but can be agreed via condition if approved. 

4.10 The distance from the dwelling opposite removes any concern from a privacy perspective, as with 
sunlight or daylight impact given the separation. 

4.11 The boundary treatment is a mixture of native hedgerow and stock fencing, both of which are 
appropriate features within the landscape setting.  A condition can control this by removing the usual PD 
right to erect more sub-urban style fencing which would be less attractive visually and could form a 
barrier to migrating wildlife. 

Access, drainage and biodiversity 

4.12 The proposal utilises an existing access to the site. Cumbria Highways do not comment on schemes 
of this scale, instead referring to their standing advice.  However, as before, this advice primarily 
applies to new accesses to be formed rather than the assessment of the existing. The access itself 
appears sufficiently wide with adequate visibility similar to that serving the existing dwelling at the other 
access point - it is in current use and is not considered a single dwelling will represent a significant 
intensification. Whilst seemingly not required via the standing advice, the introduction of visibility splays 
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would result in the loss of significant lengths of hedgerow, which would be detrimental to the rural 
character.  The standing advice requires any new or altered access to be consolidated or surfaced (i.e 
not loose stone or gravel surfaced) for at least the first 5.0 metres of its length, as measured from the 
edge of the adjoining carriageway.  This can be required by condition. 

4.13 An outline strategy of the proposed drainage design has been provided, stating foul will be 
discharged to the mains sewer, with surface water via soakaways.  As no detail is provided to 
demonstrate both are achievable, full details will be required via condition and taking into account the 
small scale it is considered sufficient to be prior to occupation rather than pre-commencement as any 
proposed system can easily be incorproated into the single dwelling site.  

4.14 Biodiversity net gain is provided in the form of approximately 50m native hedgerow planting on 
north, east and western boundaries of the dwelling, consisting of 40% Hawthorn (Crataegus Monogyna) 
30% Holly (Ilex Aquifolium) and 30% Blackthorn (Prunus Spinosa).  Bird and bat boxes are also 
proposed high up on each gable end.  Whilst not required to demonstrate a gain via the usual metric 
approach (policy guidance reserves this for major developments), the heavily grazed land currently 
offers little habitat value, thus the length of hedging and nesting/roosting opportunities created will 
outweigh the current value. 

S106 agreement 

4.15 As dwellings in such locations are generally resisted unless as justified here, it is important to 
ensure that both this consent and the previous outline permission cannot both be implemented, with two 
additional dwellings built.  This has been discussed with the applicant's agent and they are in agreement 
that a legal mechanism is required to prevent this. A section 106 agreement is often used to achieve 
this, operating in effect that in consideration of granting permission B (this application) the owner(s) 
would covenant on behalf of themselves and any successor in title not to implement permission A (the 
outline previously approved)."  As such, the recommendation below is that planning permission is only 
to be granted after a suitable agreement has been finalised and signed by the parties as required. 

5. Conclusions 

5.1 The submission has demonstrated once more there is an essential need to locate a second dwelling 
within the existing farm. Whilst located outside of the village of Marton in open countryside, an area 
where dwellings are normally resisted, a policy exception applies in order to meet the needs of the farm 
and welfare of the animals.  The design of the dwelling provides a modest scale which has been 
assessed in a landscape appraisal, concluding that it will have a neutral impact on the landscape.  
Provided a section 106 agreement is entered into preventing the original permission being implemented, 
it is considered the revised siting of the dwelling, required for farm operational reasons, is acceptable 
and will not result in demonstrable harm to the character of the area.  It is considered consistent with the 
aims of both local and national policy. 

6. Recommendation 
 
I recommend that: 
  
a)  Upon satisfactory completion of the required Section106 Obligation (or other appropriate legal 
mechanism) required to prevent the dual implementation of both this and the existing outline consent 
then, 
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b) 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 shall be carried out and completed in all respects in accordance with the application 
dated 09/05/22 and the hereby approved documents defined by this permission as listed below, except 
where varied by conditions attached to this consent. 
 
Location Plan 
SP/DS/4003A 
SP/DS/4004 
 
Reason 
 
To ensure that the development is carried out only as indicated on the drawings approved by the 
Planning Authority. 
 
During Building Works 
 
3. No above ground construction works shall take place until samples of the materials to be used in the 
construction of the external surfaces of the dwelling 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. 
 
Reason 
 
To ensure a satisfactory appearance to the development, and to minimise its impact upon the 
surrounding area. 
 

Before Occupation 
 
4. 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. 
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Reason 
 
In the interests of the visual amenities of the area. 
 
5. Prior to the beneficial occupation of the dwelling hereby approved, 1 no. bat box and 1 no. bird box 
must be installed on the dwelling in accordance with details first submitted to and approved by the 
Planning Authority. 
 
Reason 
 
To ensure adequate habitat provision is made for wildlife and to contribute to a biodiversity net gain. 
 
6. The access drive shall be surfaced in bituminous or cement bound materials, or otherwise bound and 
shall be constructed and completed before the development is brought into use. This surfacing shall 
extend for a width of 5 metres over a distance of at least 10 metres inside the site, as measured from 
the carriageway edge of the adjacent highway. 
 
Reason 
 
In the interests of highway safety. 
 
7. Prior to the beneficial occupation of the development, full details of foul and surface water drainage 
must be submitted and approved in writing by the Planning Authority. Before these details are submitted 
an assessment shall be carried out of the potential for disposing of foul waste via a main sewer and 
surface water by means of a sustainable drainage system, in line with the drainage hierarchy and the 
results of the assessment provided to the Planning Authority. Where a sustainable drainage scheme is 
to be provided, the submitted details shall: i. provide information about the design storm period and 
intensity, the method employed to delay and control the surface water discharged from the site and the 
measures taken to prevent pollution of the receiving groundwater and/or surface waters; ii. include a 
timetable for its implementation; and iii. provide a management and maintenance plan for the lifetime of 
the development. The approved methods of drainage must be installed and operational in accordance 
with the approved details prior to the beneficial occupation of the dwelling. 
 
Reason 
 
In order to ensure that the site is adequately drained in accordance with the sustainable principles found 
in the NPPF 
 

Operational Conditions 
 
8. Notwithstanding the provisions of the Town & Country Planning (General Permitted Development) 
(England) Order 2015 (or any Order revoking and re-enacting that Order with or without modifications), 
nothing in Article 3, to that Order, shall operate so as to permit, within the area subject to this 
permission, any development referred to in Part 1, Classes A, B, C and E, and Part 2, Class A of the 
Second Schedule to the Order and no such development shall be carried out at any time within that 
area without the prior grant of permission by the Planning Authority. 
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Reason 
 
In order to ensure control over future development due to the countryside location. 
 
9. The occupation of the dwelling shall be limited to a person solely or mainly employed, or last 
employed, in the locality in agriculture, as defined in Section 336 of the Town and Country Planning Act 
1990, in forestry or other rural work, or a widow or widower of such a person, or a dependent of such a 
person residing with him or her. 
 
Reason 
 
The site is within an area where, based upon national guidance and local plan policies, permission for a 
dwelling unconnected with a rural worker would not normally be permitted. 
 
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 area is affected by high concentrations of Radon and suitable remedial measures must be 
incorporated into the foundation design. 

  ________________________________________________________________________________ 
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Materials

Walls: Stone Faced

Roof: Slate

Windows and Doors: UPVC

Native Hedgerow Planting on

North, East and Western Boundaries:

40% Hawthorn (Crataegus Monogyna)

30% Holly (Ilex Aquifolium)

30% Blackthorn (Prunus Spinosa)

Livestock Fence

Hard landscaping

Site Plan Scale 1:500

CLIENT

PROJECT ;  APPLICATION FOR 1NO

WORKER DWELLING

LOCATION: MAIDENLANDS FARM, TARN

FLATT, ULVERSTON, LA12 0LU

DRAWN BY:

Planning Ltd

5 Bobbin Mill Cottages,
Stubbins Lane,
Claughton-on-Brock,
Preston PR3 0PL
Telephone 01995 640135
Mobile 07813 296 287
e-mail: mel@mlplanning.org

DATE: 03/02/2022

DWG NO. SP/DS/4004

SCALE: 1:100

A2

2022/0346
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B13/2021/0649 
Planning Committee 

9th August 2022   

  

  

Application Number :B13/2021/0649 Date Valid :10/08/2021 

Address : Allotments, London Road, 
Lindal-in-Furness, Cumbria 

Case Officer : Barry Jesson 

Proposal : Erection of two-storey dormer style dwelling with altered access to public 
highway (Outline with appearance and landscaping reserved for subsequent approval) 

Ward : Dalton North Ward Parish : Lindal and Marton Parish Council 

Applicant : Mr D Wilkinson   
Agent : Mr Chris Bugler 
 Chris Bugler Architect Ltd  

Statutory Date : 05/10/2021 
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 - Policy NPPF 060 
2. National Planning Policy Framework 2021 - Policy NPPF 069 
3. National Planning Policy Framework 2021 - Policy NPPF 130 
4. National Planning Policy Framework 2021 - Policy NPPF 179 
5. National Planning Policy Framework 2021 - Policy NPPF 183 

 
Local Plan Policies 

1. Barrow Borough Local Plan 2016-2031 - Policy C3a - Water management 
2. Barrow Borough Local Plan 2016-2031 - Policy DS1 - Council’s commitment to 

sustainable development 
3. Barrow Borough Local Plan 2016-2031 - Policy DS2 - Sustainable Development 

Criteria 
4. Barrow Borough Local Plan 2016-2031 - Policy DS5 - Design 
5. Barrow Borough Local Plan 2016-2031 - Policy DS6 - Landscaping 
6. Barrow Borough Local Plan 2016-2031 - Policy GI9 - Private Garden Boundaries 
7. Barrow Borough Local Plan 2016-2031 - Policy H3 - Allocated Housing Sites 
8. Barrow Borough Local Plan 2016-2031 - Policy H4 - Development Cordons 
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9. Barrow Borough Local Plan 2016-2031 - Policy I6 - Parking 
10. Barrow Borough Local Plan 2016-2031 - Policy N3 - Protecting biodiversity and 

geodiversity 

Summary of Main Issues 

Being sited within a development cordon and an area allocated for housing, the main 
considerations relate to the visual and physical integration of the proposed dwelling within 
the streetscene, and ensuring existing (and future) residents amenity levels are 
safeguarded. 

Non Material Considerations 

Ownership of boundary wall - concern has been raised by the owners of the adjacent 
housing site that part of the stone boundary wall to be originally altered to allow for visibility 
splays is within their ownership.  No evidence was provided to corroborate this when 
requested, and subsequently the access has been altered to avoid the claimed section of 
wall.  No further comment has been received.  Irrespective, the issue is not a material 
planning consideration and is an issue for the concerned parties to resolve. 

Response to Publicity and Consultations 

  

Neighbours Consulted 

Street Name Properties 

London Road 
17, 18, 19, 20, 21, 22, 23, 24, 25, 26, 27, 28, 29, 8, Chandlers Cafe, 
Colony Gift Corporation Ltd, 

Station Terrace 1, 2, 3, 4, Spinning Croft, 
   

Responses Support Object Neutral 

6 0 4 2 

Summary of objections 

The following material planning considerations were raised following consultation: 

• Safety and positioning of access 
• Surface water flooding/drainage capacity 
• The historic status of the site/area and the compatibility of the proposed 

development 
• Potential harm to protected species 
• Privacy 
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Organisations Consulted 

Consultee 
Barrow Borough Council (Building Control) 
Barrow Borough Council (Planning Policy) 
Barrow Borough Council (Public Protection Services) 
Cumbria County Council (Highways) 
Lindal and Marton Parish Council 
Network Rail 
United Utilities (Asset Protection) 
   

List of Organisation Responses  

Barrow Borough Council (Building Control) 12/08/2021 

Building regulation approval required for the proposals.  

Highways Cumbria County Council (Highways) 02/09/2021 
 
"Thank you for your consultation on the above Planning Application. 

Cumbria County Council as the Local Highway Authority (LHA) and Lead Local Flood 
Authority (LLFA) can confirm as follows. 

Inadequate information has been submitted to satisfy the Local Planning Authority that the 
proposal is acceptable in terms of: 

a) visibility splays 

To support Local Transport Plan Policy: LD7, LD8 

The visibility splays shown are inside the property boundary and therefore not acceptable. 
The required visibility splay for a 30mph speed road should be 60m at the minimum in both 
directions back by 2.4m and at a height of 1.05m above the carriageway. Drivers need to 
be able to see obstructions 2m high down to a point 600mm above the carriageway, the 
latter dimension is used to ensure small children can be seen. Within the visibility splay or 
sight line envelope there should be no obstructions to vision such as walls or vegetation etc 
within the vertical profile. 

If the required visibility splays cannot be achieved, we would strongly recommend they 
carry out a speed survey or show speeds reflect the required visibility splays. 

Once we are in receipt of the amended plans we will be better placed to provide a full 
response." 
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Cumbria County Council (Highways) 05/05/2022 
 
"Thank you for your consultation on 28 April 2022 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 our findings are 
detailed below. 

I can confirm that we have no objections to the proposal, subject to the following 
recommended conditions being included in any Notice of Consent which may be issued:     
 
The development shall not commence until visibility splays providing clear visibility of 31 
metres northward and 27 metres southward supported by the speed survey 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. 
 
Reason: in the interests of highway safety 
To support Local Transport Plan Policies: LD7, LD8 
 
The access drive shall be surfaced in bituminous or cement bound materials, or otherwise 
bound and shall be constructed and completed before the development is brought into use. 
 
This surfacing shall extend for a distance of at least 5 metres inside the site, as measured 
from the carriageway edge of the adjacent highway. 
 
Reason: In the interests of highway safety. 
To support Local Transport Plan Policies:  LD5, LD7, LD8 
 
Any highway fence/wall boundary shall be built to a height not exceeding 1.05m above the 
carriageway level of the adjacent highway in accordance with details submitted to the Local 
Planning Authority and which have subsequently been approved before the development is 
brought into use and shall not be raised to a height exceeding 1.05m thereafter. 
 
Reason: In the interests of highway safety. 
To support Local Transport Plan Policies:  LD7, LD8 
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LLFA 
 
This is a minor development which is below the Lead Local Flood Authority (LLFA) 
threshold for comment. As such the drainage arrangements for this development are to be 
inspected by Building Control. It should be noted that the surface water discharge rate 
should not be greater than the existing, and If installing a soakaway we would advise it is 
not positioned within 5m highway or property. 

Advisory - Works on or near the Highway 
 
Any works within or near the Highway must be authorised by Cumbria County Council and 
no works shall be permitted or carried out on any part of the Highway including footways 
and verges, until you are in receipt of an appropriate permit allowing such works.  This also 
applies to erecting scaffolding or placing traffic management or skips on the highway. 
Enquires should be made to Cumbria County Councils Street Work’s team - 
streetworks.south@cumbria.gov.uk.  Fees: https://www.cumbria.gov.uk/roads-
transport/fees.asp 
 
Please be advised that the Highway outside and or adjacent to the proposal must be kept 
clear and accessible at all times.  

Lindal and Marton Parish Council 06/09/2021 

"It was pointed out that a major development of some 35 houses had recently been 
approved for the land immediately adjacent to the site of this application, the whole of the 
land in question having been allocated as suitable for housing. As a consequence, and 
bearing in mind that the application was only for approval in principle, and that any 
concerns regarding access to the highway would be addressed by Cumbria Highways, it 
was PROPOSED by Councillor Mrs Kelly and SECONDED by Councillor Fleming that the 
Council confirm that it had no objections to the application. Carried unanimously." 

Lindal and Marton Parish Council 06/05/2022 

"Following an assessment of the details regarding the amendments it was PROPOSED by 
Councillor Mrs Glover and SECONDED by Councillor Mrs Stringer that the Council confirm 
that they had no objections to the proposals. Carried Unanimously."  

 United Utilities 31/08/2021 

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

Drainage 

In accordance with the National Planning Policy Framework (NPPF) and the National 
Planning Practice Guidance (NPPG), the site should be drained on a separate system with 
foul water draining to the public sewer and surface water draining in the most sustainable 
way. 
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We request the following drainage conditions are attached to any subsequent approval to 
reflect the above approach: 

Condition 1 – Surface water 

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

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

(ii) A restricted rate of discharge of surface water agreed with the local planning 
authority 

(if it is agreed that infiltration is discounted by the investigations); and 

(iii) A timetable for its implementation. 

  

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

  

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

  

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

  

Condition 2 – Foul water 

Foul and surface water shall be drained on separate systems. 

Reason: To secure proper drainage and to manage the risk of flooding and 
pollution. 
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The applicant can discuss any of the above with Developer Engineer, Josephine Wong, 
by email at wastewaterdeveloperservices@uuplc.co.uk. 

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

If the applicant intends to offer wastewater assets forward for adoption by United Utilities, 
the proposed detailed design will be subject to a technical appraisal by an Adoptions 
Engineer as we need to be sure that the proposal meets the requirements of Sewers for 
Adoption and United Utilities’ Asset Standards. The detailed layout should be prepared 
with consideration of what is necessary to secure a development to an adoptable 
standard. This is important as drainage design can be a key determining factor of site 
levels and layout. The proposed design should give consideration to long term operability 
and give United Utilities a cost effective proposal for the life of the assets. Therefore, 
should this application be approved and the applicant wishes to progress a Section 104 
agreement, we strongly recommend that no construction commences until the detailed 
drainage design, submitted as part of the Section 104 agreement, has been assessed and 
accepted in writing by United Utilities. Any works carried out prior to the technical 
assessment being approved is done entirely at the developers own risk and could be 
subject to change. 

Management and Maintenance of Sustainable Drainage Systems 

Without effective management and maintenance, sustainable drainage systems can fail or 
become ineffective. As a provider of wastewater services, we believe we have a duty to 
advise the Local Planning Authority of this potential risk to ensure the longevity of the 
surface water drainage system and the service it provides to people.  We also wish to 
minimise the risk of a sustainable drainage system having a detrimental impact on the 
public sewer network should the two systems interact. We therefore recommend the Local 
Planning Authority include a condition in their Decision Notice regarding a management 
and maintenance regime for any sustainable drainage system that is included as part of 
the proposed development. 

For schemes of 10 or more units and other major development, we recommend the Local 
Planning Authority consults with the Lead Local Flood Authority regarding the exact 
wording of any condition. You may find the below a useful example: 

Prior to occupation of the development a sustainable drainage management and 
maintenance plan for the lifetime of the development shall be submitted to the local 
planning authority and agreed in writing. The sustainable drainage management and 
maintenance plan shall include as a minimum: 

a.   Arrangements for adoption by an appropriate public body or statutory undertaker, 
or, 

management and maintenance by a resident’s management company; and 
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b.   Arrangements for inspection and ongoing maintenance of all elements of the 
sustainable drainage system to secure the operation of the surface water drainage 
scheme throughout its lifetime. 

The development shall subsequently be completed, maintained and managed in 
accordance with the approved plan. 

Reason: To ensure that management arrangements are in place for the sustainable 
drainage system in order to manage the risk of flooding and pollution during the lifetime of 
the development. 

Please note United Utilities cannot provide comment on the management and 
maintenance of an asset that is owned by a third party management and maintenance 
company. We would not be involved in the discharge of the management and 
maintenance condition in these circumstances. 

Water Supply 

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

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

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

United Utilities’ Property, Assets and Infrastructure 

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

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

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

 

Network Rail 22/09/2021 

"Network Rail has no comments." 

  

Officers Report 

1. Site and Locality 

1.1 The application site fronts onto London Road, and has been used as a private allotment. 
 The site is bound by open fields to the east (allocated for housing and benefiting from 
planning permission for 35 dwellings), beyond which lie a series of residential properties 
approximately 200m away.  The Ulverston-Barrow railway line runs to the south-east of the 
site and existing terraced residential properties lie to the west of the site along London 
Road.  Colony Candles lies further beyond the railway bridge to the south-east. 

1.2 London Road itself connects directly to the A590 to the north of the site. The A590 is the 
main vehicular access running through the village providing access to Barrow to the west 
and Ulverston to the east, with bus stops within the village. London Road, at the location of 
the application site, has a speed limit of 30mph, and the A590 has a speed limit of 40mph. 

1.3 The application site is allocated within the Local Plan, and within the Lindal Development 
Cordon. The plot to the north is allocated as Green Space within the Local Plan, though this 
doesn't extend into the application site. 

2. Proposal Details 

2.1 Erection of two-storey dormer style dwelling with altered access to public highway 
(Outline with appearance and landscaping reserved for subsequent approval) 
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3. Relevant History 

 
3.1 02/2006/0250 Land off London Road Lindal-in-Furness Cumbria Outline Consent for the 
erection of a 40 bed Nursing Home, community building, sheltered housing units, and 
Affordable homes. Refused 03/05/2006 
 
3.2 03/1991/0182 Land at London Road Lindal-in-Furness Cumbria Erection of seven low 
cost houses (Outline) Refused 18/04/1991 
 
3.3 1978/0204 Land opposite 17 and 18 London Road, Lindal-in-Furness Use of garden 
area for winter storage of one boat Appcond 15/05/1978 
 
3.4 1984/0721 Bridgefield Farm, London Road, Lindal-in-Furness New Farmhouse to be 
used in association with Bridgefield Farm Appcond 01/11/1984 
 
3.5 42/2002/0244 Land on the east side opposite 18-23 London Road Lindal-in-Furness 
Cumbria LA12 0LL Erection of a detached bungalow with integral garage (outline) Refused 
14/05/2002 
 
3.6 B04/2009/1126 Lindal Business Park London Road Lindal-in-Furness Cumbria Variation 
of Condition No.3 and Condition No.15 of planning permission 1997/0218 to remove 
requirement for a separate access road Allowed on Appeal 23/09/2010 
 
3.7 B04/2009/1126 Lindal Business Park London Road Lindal-in-Furness Cumbria Variation 
of Condition No.3 and Condition No.15 of planning permission 1997/0218 to remove 
requirement for a separate access road Refused 10-FEB-2010 
 
3.8 B07/2018/0375 Land at London Road Lindal-in-Furness Cumbria Outline application for 
the erection of 35 dwellings and associated car parking, landscaping and highways 
infrastructure APPCOND 13/02/2020 
 
3.9 B07/2020/0250 Land at London Road Lindal-in-Furness Cumbria Application for 
approval of reserved matters (Access, Appearance, Landscaping, Layout and Scale) 
following Outline approval B07/2018/0375 _ Outline application for the erection of 35 
dwellings and associated car parking, landscaping and highways infrastructure. APPCOND 
16/03/2021 
 
3.10 B18/2009/1127 London Road Lindal-in-Furness Cumbria Alterations to London Road to 
improve it as an appropriate access to approved visitor facilities at Lindal Business Park. 
Refused 10-FEB-2010 
 
3.11 B18/2009/1127 London Road Lindal-in-Furness Cumbria Alterations to London Road to 
improve it as an appropriate access to approved visitor facilities at Lindal Business Park. 
ALLOWED 23/10/2010 
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3.12 B28/2013/0221 Lindal Business Park London Road Lindal-in-Furness Cumbria LA12 
0LL Application for approval of details reserved by condtion No.2 & 3 under appeal 
reference W0910/A/2129186 (LPA ref 2009/1127 (Alterations to London Road to improve it 
as an appropriate access to approved visitor facilities) APPLETT 30-MAY-2013 

4. Officer Assessment 

Principle of residential development 

4.1 The application seeks outline planning permission (with appearance and landscaping 
reserved for later approval) for residential development consisting of a single dwelling, with 
vehicular access from London Road.  The site sits within both an area allocated for 
housing (REC37) and within the Lindal Development Cordon, both of which form strong 
material considerations when considering the sustainability of the site.  Accordingly, the 
NPPF requires the approval of development proposals that accord with an up-to-date 
development plan without delay. 

4.2 It is considered that the principle of an additional dwelling in this location is therefore 
sustainable, will add to the housing mix and will help support the services already present 
within the village, including the school, with access to other nearby towns, services and 
secondary schools available via public transport.  This increases the overall sustainability of 
Lindal, a key reason for the housing allocation and the retention of a development cordon, 
especially when contrasted with other more remote villages which aren’t served by public 
transport, lack services and are solely reliant on private vehicles (such as Biggar Village). 

4.3 The key considerations therefore relate to the ability to successfully integrate the 
dwelling into the existing streetscene and also protect existing amenities for surrounding 
residents, both existing and future.  In addition, the usual considerations relating to access 
and highway safety, drainage, biodiversity, ecology and contamination apply.  Some 
matters remain reserved (landscaping and appearance) though plans to demonstrate the 
scale, layout and access are submitted for consideration. 

4.4 The application is reported to committee due to objections received following public 
consultation in relation to,  

• Safety and positioning of access 
• Surface water flooding/drainage capacity 
• The historic status of the site/area and the compatibility of the proposed 

development 
• Potential harm to protected species 
• Privacy 
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Access 

4.5 The allotment currently has an access directly onto London Road.  This will be closed off 
and re-sited to the north.  Cumbria Highways were consulted and originally objected to the 
proposal on the basis that the available visibility splays weren't sufficient, stating 60m in 
both directions was the requirement for a 30mph road.  A speed survey was then carried 
out showing that average speeds were below 30mph, supporting the basis for reduced 
splays of 31m in one direction and 27m in the other.  The access is also to be moved 
further to the north, over 10m from the existing position. CCC were re-consulted and are 
now in support of the proposal given the re-sited access and results from the speed survey 
which demonstrate that the lower traffic speeds and provided visibility are sufficient to 
ensure that the development is safe. 

4.6 Within the site there is parking and turning space for in excess of 2 vehicles; this allows 
cars to exist the site in a forward gear to ensure safety.  Standard conditions are proposed 
to require the provision of the splays prior to use, set back any provided access gates to 
prevent vehicles stopping in the highway and to provide a bound surface for the first 5m to 
prevent loose material being dragged from the site. 

Integration with existing streetscene character 

4.7 One of the potential areas for concern relates to the positioning of the dwelling in what 
is currently a more spacious area, certainly when contrasted with the more dense character 
of the terrace opposite.  Previous applications for dwellings have been 
refused, 03/1991/0182 and 42/2002/0244 for consolidating the ribbon development of the 
terrace.  However, the circumstances have now changed with the widening of the 
development cordon, and the allocation/approval of the housing estate to the east.  Whilst 
allocated for housing under Local Plan policy H3, it does not necessarily follow though that 
all of this space is to be built upon as open green space remains a requirement within new 
housing developments.  Whilst not a guarantee of completion, it is understood some work 
has begun on the adjacent site with some works to dig foundations seemingly undertaken.  

4.8 The submitted drawings now show the extent of that approved development, and how 
this dwelling would integrate with it to help make an assessment of how it fits with the 
streetscene character, as concern was initially raised that the dwelling could be intrusive by 
occupying a more open space (this plot didn't form part of the housing estate).  Having 
reviewed this position following the provision of the indicative context drawings, such 
concern is reduced.  The proposed dwelling is located at the southern end of London Road, 
so is generally distant when turning into the street from the A590, with a large tract of more 
open space (part designated green space in the Local Plan) and lower level development, 
such as parking areas, proposed as part of the housing estate on the approach.  
Landscaping is also proposed in those areas, which would largely screen this dwelling.  The 
dominant feature however will be the housing development, rising up the slope to the east.  
The approved development is also seen behind the the dwelling, partly overlapping, when 
approaching from the north.  Taking these factors into account the dwelling does not appear 
intrusive in more distant views of the streetscene, only forming another addition which will 
become screened in time.  
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4.9 With regards to closer views, it has been agreed to move the dwelling slightly further to 
the east to increase the separation from the boundary wall and the terrace opposite.  Whilst 
only a small amendment, it does result in a meaningful improvement, providing a greater 
sense of spaciousness rather than a more enclosing appearance.  When approaching from 
the south/south east as if from the candle factory, the rear terrace of the housing 
development is already prominent and in sight; a further dwelling is therefore not 
unexpected and seen in tandem with the terrace due to the angle of approach from the 
bend in the road over the railway bridge.  The aforementioned increase in space to the side 
prevents any real sense of enclosure, and is respectful to the existing development by 
minimising encroachment towards it. 

4.10 Even if developed in isolation should the housing development not proceed, the 
dwelling is not excessive in scale to be significantly detrimental visually, as it continues to 
be seen in association with the existing terraces rather than in a more remote position 
where its isolation would be more prominent. 

4.11 Concern has been raised that the development does not respect historic status of the 
area and that the existing terraces, which were originally constructed for mine workers, are 
under consideration for listed status with Historic England.  At present, the area falls outside 
of a conservation area, and none of the dwellings or any other nearby buildings are listed, 
unlike within The Green, located on the northern side of the A590.  No known notification 
has been provided to the council of any pending assessment to formally list the dwellings or 
designate as a conservation area, though contact has been made with Historic England to 
confirm this.  At the time of writing this report no response had been received, though 
Members will be updated if anything is received prior to the meeting.  As such, only any 
informal or local historic interest can be taken into account at present.  Whilst the dwellings 
have some interest historically, for the reasons given in the assessment of the streetscene 
above the development is considered to compliment the existing (and approved) character 
rather than being a detrimental addition.  The small scale of the dwelling, near the end of 
the run of terraces, would not be considered to detract from the group value or setting 
currently evident.  

Amenity 

4.12 Whilst the appearance is only indicative at this stage, the scale is applied for.  The 
dwelling can be best described as 1.5 storey, similar to a bungalow albeit with a developed 
roof space.  This provides for a lower overall height and massing than a typical 2 storey 
house. Daylight testing in accordance with BRE guidance shows that the height and 
separation prevents any loss of daylight to the front of the terrace opposite, with minimal 
scope for sunlight loss and shading due to both the separation and orientation.  Window 
positions are not final though it has been demonstrated that an acceptable layout can be 
achieved without compromising privacy.  The illustrative design shows only ground floor 
windows serving non-habitable rooms (W.C, utility) or which form one of multiple openings 
in the particular rooms - these secondary openings could be omitted from the final design if 
considered to unacceptably reduce privacy, or possibly screened by landscaping, in the 
reserved matters submission.  Bedroom windows face north and east, neither resulting in 
directly facing habitable rooms of existing or planned dwellings.  The general form is 
consistent with the style of both the existing and planned development. 
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Ecology and biodiversity net gain 

4.13 The plot has previously been used as a private allotment garden though it appears to 
have fallen out of active use recently and is somewhat unkempt.  Concern was raised in an 
objection that the site could support habitat for protected species.  Whilst considered 
unlikely due to the findings of the report on the adjacent housing development, it was 
agreed a report and biodiversity net gain assessment be carried out to remove any doubt.  
Accordingly the ecology report concludes the plot is of low ecological value, and no 
evidence of use by protected species was found, including the existing buildings on site.  
The scrub on site has potential for nesting birds, so clearance should take place outside of 
nesting season, or when a check for active nests has concluded it isn't in use. 

4.14 In terms of compensatory planting, the retention and improvement of existing hedgerow 
and the provision of plants or trees which are both native and wildlife friendly is advised.  
Bat and bird boxes/crevices on or within the structure are also advised. Due to the low 
ecological value of the existing plot, domestic gardens and sympathetically planted open 
space is considered to be of equal or greater value.  The final landscaping scheme will be 
provided in the reserved matters, though it is clear from the report what needs to be 
provided to equate to a net gain. 

Drainage 

4.15 Comment has been received on the available sewer capacity for the development.  
United Utilities advise of the need to explore the most sustainable means of draining 
surface water, ideally infiltration as per the drainage hierarchy.  Final details can be 
required by condition.  CCC have also commented in a Local Lead Flood Authority 
capacity, stating that as it is considered minor development drainage arrangements are to 
be inspected by Building Control, though it should be noted that the surface water 
discharge rate should not be greater than the existing.  The constraints map shows that the 
site is outside of a small area considered less susceptible to low level surface water 
flooding. 

4.16 With regards to foul waste, the preferred means of disposal is via the main sewer 
(rather than individual septic tanks or treatment plants).  No capacity problem has been 
identified in UU's response and did not prevent the granting of permission for the adjacent 
housing development which is to discharge foul waste to the sewer.  However, capacity 
concern is more of an issue when surface water is also discharged into a combined sewage 
system which is considered the least sustainable means of disposing of surface water.  If 
there were no other option, an attenuated flow would be required to prevent excessive input 
to the system in storm periods, preventing an increased risk of flooding. 

  

 

 

 

Page 44 of 93



5. Conclusions 

5.1 The siting of an additional dwelling in the village of Lindal, which is within the identified 
development cordon and served by public transport, will provide greater choice within the 
local housing mix. The relative small scale of the dwelling is not considered to demonstrably 
alter the existing character of the area, or place undue strain on the existing drainage or 
highway conditions, with the latter having having demonstrated that the proposed access is 
safe with sufficient visibility provided.  Final details of the appearance and landscaping are 
Reserved for later approval, though the illustrative details in this regard indicate the dwelling 
can be incorporated within the plot with negatively impacting existing amenity levels or 
reducing the biodiversity currently found on site.  The suggested mitigation will form the 
basis of the reserved matters and should provide an overall enhancement. 

 

6. Recommendation 
 
I recommend that Outline Planning Permission be GRANTED subject to the following 
conditions : - 

  
1. Application for approval of Reserved Matters must be made not later that the expiration 
of three years beginning with this permission and the development must be begun not later 
than whichever is the later of the following dates: 
 
a) The expiration of three years from the date of this permission; 
 
or 
 
b) expiration of two years from the final approval of the Reserved Matters or in the case of 
approval on different dates, the final approval of the last such matter to be approved. 
 
Reason 
 
Required to be imposed pursuant to Section 92 of the Town and Country Planning Act 
1990, as amended by Section 51 of the Planning & Compulsory Purchase Act 2004. 
 
Compliance with Approved Plans 
 
2. The development shall be carried out and completed in all respects in accordance with 
the application dated 21/07/21 and the hereby approved documents defined by this 
permission as listed below, except where varied by conditions attached to this consent. 
 
600-01 Rev B 
600-02 Rev G 
600-03 Rev B 
Envirotech Preliminary Ecological Appraisal, ref:8083 rev 1. 
Envirotech Biodiversity Net Gain document, ref:8083 rev 1. 
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Reason 
 
To ensure that the development is carried out only as indicated on the drawings approved 
by the Planning Authority. 
 
3. No development whatsoever shall take place until full details of the appearance and 
landscaping of the development have been submitted to and approved by the Planning 
Authority and the development shall conform to such approved details. 
 
Reason 
 
Required to be imposed pursuant to Section 92 of the Town and Country Planning Act 
1990, as amended by Section 51 of the Planning & Compulsory Purchase Act 2004. 
 
4. Applications for the approval of the Reserved Matters shall be in accordance with the 
principles and parameters described and illustrated in the drawings submitted with the 
Outline application as listed below, unless otherwise agreed in writing by the Planning 
Authority through the approval of a non-material amendment to the consent. 
 
Reason 
 
To ensure that the development shall be carried out in an orderly and satisfactory manner. 
 
Pre-commencement Conditions 
 
5. The development shall not commence until visibility splays providing clear visibility of 31 
metres northward and 27 metres southward supported by the speed survey 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 reenacting that Order) relating to permitted 
development, no structure, vehicle or object of any kind shall be erected, parked or placed 
and no trees, bushes or other plants shall be planted or be permitted to grown within the 
visibility splay which obstruct the visibility splays. The visibility splays shall be constructed 
before general development of the site commences so that construction traffic is 
safeguarded. 
 
Reason 
 
In the interests of highway safety 
 
6. Prior to installation, the location, type and situation of any additional walls or fences shall 
be submitted to and approved in writing by the Planning Authority. 
 
Reason 
 
In the interests of the visual amenities of the area due to the semi-rural character and to 
ensure provision for through migration for wildlife is made wherever possible. 
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7. No development shall commence until a foul and surface water drainage scheme has 
been submitted to and approved in writing by the Local Planning Authority. The drainage 
scheme must include: (i) An investigation of the hierarchy of drainage options in the 
National Planning Practice Guidance (or any subsequent amendment thereof). This 
investigation shall include evidence of an assessment of ground conditions and the 
potential for infiltration of surface water; (ii) A restricted rate of discharge of surface water 
agreed with the local planning authority (if it is agreed that infiltration is discounted by the 
investigations); and (iii) A timetable for its implementation. The approved scheme shall also 
be in accordance with the Non-Statutory Technical Standards for Sustainable Drainage 
Systems (March 2015) or any subsequent replacement national standards. The 
development hereby permitted shall be carried out only in accordance with the approved 
drainage scheme. 

 
Reason 
 
To promote sustainable development, secure proper drainage and to manage the risk of 
flooding and pollution. 
 
8. No development shall take place until a Preliminary Investigation (desk study, site 
reconnaissance and preliminary risk assessment), to investigate and assess the risk of 
potential contamination, is submitted to and approved in writing by the Local Planning 
Authority. This investigation must be undertaken by a suitably qualified contaminated land 
practitioner, in accordance with established procedures (BS10175 (2011+A2:2017) Code of 
Practice for the Investigation of Potentially Contaminated Sites and Model Procedures for 
the Management of Land Contamination (CLR11)). 
 
Reason 
 
To ensure that risks from land contamination to the future users of the land and 
neighbouring land are minimised, together with those to controlled waters, property and 
ecological systems. It is required pre-commencement to ensure that the development can 
be carried out safely without unacceptable risks to workers, neighbours and other offsite 
receptors in accordance with Local Plan Policy C4 of the Barrow Borough Local Plan 2016-
2031. 
 
9. If the Preliminary Investigation identifies potential unacceptable risks, 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 Model Procedures for the Management of Land Contamination 
(CLR11)), shall be undertaken to determine the presence and degree of contamination and 
must be undertaken by a suitably qualified contaminated land practitioner. The results of 
the Field Investigation and Risk Assessment shall be submitted to and approved by the 
Local Planning Authority before any development begins. 
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Reason 
 
To ensure that risks from land contamination to the future users of the land and 
neighbouring land are minimised, together with those to controlled waters, property and 
ecological systems. It is required pre-commencement to ensure that the development can 
be carried out safely without unacceptable risks to workers, neighbours and other offsite 
receptors in accordance with Local Plan Policy C4 of the Barrow Borough Local Plan 2016-
2031 
 
10. Where contamination is found which poses unacceptable risks, no development shall 
take place until a detailed Remediation Scheme has been submitted to and approved in 
writing by the Local Planning Authority. The scheme must include an appraisal of remedial 
options and proposal of the preferred option(s), all works to be undertaken, proposed 
remediation objectives, remediation criteria and a verification plan. The scheme must 
ensure that the site will not qualify as contaminated land under Part 2A of the 
Environmental Protection Act 1990 in relation to the intended use. 
 
Reason 
 
To ensure that risks from land contamination to the future users of the land and 
neighbouring land are minimised, together with those to controlled waters, property and 
ecological systems. It is required pre-commencement to ensure that the development can 
be carried out safely without unacceptable risks to workers, neighbours and other offsite 
receptors in accordance with Local Plan Policy C4 of the Barrow Borough Local Plan 2016-
2031. 
 
During Building Works 
 
11. Access gates, if provided, shall be set back a minimum distance of 6 metres from the 
edge of the highway. 
 
Reason 
 
In the interests of highway and pedestrian safety and to minimise potential hazards. 
 
12. The access drive shall be surfaced in permeable bound materials and shall be 
constructed and completed before the development is brought into use. This surfacing shall 
extend for a distance of at least 5 metres inside the site, as measured from the carriageway 
edge of the adjacent highway. 
 
Reason 
 
In the interests of highway safety. 
 
13. Any highway fence/wall boundary shall be built to a height not exceeding 1.05m above 
the carriageway level of the adjacent highway in accordance with details submitted to the 
Local Planning Authority and which have subsequently been approved before the 
development is brought into use and shall not be raised to a height exceeding 1.05m 
thereafter. 
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Reason 
 
In the interests of highway safety. 
 
14. In the event that contamination is found at any time when carrying out the approved 
development, that was not previously identified, it must be reported immediately to the 
Local Planning Authority. Development on the part of the site affected must be halted and 
Field Investigations shall be carried out. Where required by the Local Planning Authority, 
remediation and verification schemes shall be submitted to and approved in writing by the 
Local Planning Authority. These shall be implemented prior to occupation of the 
development. 
 
Reason 
 
To ensure that risks from land contamination to the future users of the land and 
neighbouring land are minimised, together with those to controlled waters, property and 
ecological systems in accordance with Local Plan Policy C4 of the Barrow Borough Local 
Plan 2016-2031. 
 
15. 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. 
 
Reason 
 
To ensure that the development can be carried out safely without unacceptable risks to 
workers, neighbours and other offsite receptors and to ensure that risks from land 
contamination to the future users of the land and neighbouring land are minimised, together 
with those to controlled waters, property and ecological systems in accordance with Local 
Plan Policy C4 of the Barrow Borough Local Plan 2016-2031. 
 
Before Occupation 
 
16. Prior to the beneficial occupation of the dwelling hereby approved, a minimum of 1 no. 
bat and 1 no. bird boxes must be installed on, or incorporated into the structure of the 
dwelling in accordance with details first submitted to and approved by the Planning 
Authority. 
 
Reason 
 
To ensure adequate habitat provision is made for wildlife and to contribute to a biodiversity 
net gain. 
 

Page 49 of 93



 
17. The approved Remediation Scheme shall be implemented and a Verification Report 
submitted to and approved in writing by the Local Planning Authority, prior to occupation of 
the development. 
 
Reason 
 
To ensure that risks from land contamination to the future users of the land and 
neighbouring land are minimised, together with those to controlled waters, property and 
ecological systems in accordance with Local Plan Policy C4 of the Barrow Borough Local 
Plan 2016-2031. 

 
Operational Conditions 
 
18. Foul and surface water shall be drained on separate systems. 
 
Reason 
 
To secure proper drainage and to manage the risk of flooding and pollution. 
 
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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B13/2021/0932 
Planning Committee 

9th August 2022   

  

  

Application Number : B13/2021/0932 Date Valid :05/07/2022 

Address : Land rear of 55 Duddon Road, 
Askam-in-Furness, Cumbria LA16 7FD 
(Plot 1) 

Case Officer : Barry Jesson 

Proposal : Construction of 1.5 storey 4 bedroom detached dwelling; 
alterations/improvements to existing highway access to 55 Duddon Road to provide 
access to new dwelling; demolition of existing garage to 55 Duddon Road and 
construction of replacement garage in revised location (Amended layout) 

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

Applicant : Rhys Wilkinson   
Agent : Mr Ian Whalley 
 Lakeland Architectural  

Statutory Date : 30/08/2022 
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 60 
2. National Planning Policy Framework 2021 - Paragraph 69 
3. National Planning Policy Framework 2021 - Paragraph 130 
4. National Planning Policy Framework 2021 - Paragraph 179 
5. National Planning Policy Framework 2021 - Paragraph 183 

Local Plan Policies 

1. Barrow Borough Local Plan 2016-2031 - Policy C3a - Water management 
2. Barrow Borough Local Plan 2016-2031 - Policy DS1 - Council’s commitment to 

sustainable development 
3. Barrow Borough Local Plan 2016-2031 - Policy DS2 - Sustainable Development 

Criteria 
4. Barrow Borough Local Plan 2016-2031 - Policy DS5 - Design 
5. Barrow Borough Local Plan 2016-2031 - Policy GI9 - Private Garden Boundaries 
6. Barrow Borough Local Plan 2016-2031 - Policy H17 - Protection of Residential 

Privacy 
7. Barrow Borough Local Plan 2016-2031 - Policy H4 - Development Cordons 
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8. Barrow Borough Local Plan 2016-2031 - Policy H7 - Housing Development on 
Windfall Sites 

9. Barrow Borough Local Plan 2016-2031 - Policy I6 - Parking 
10. Barrow Borough Local Plan 2016-2031 - Policy N3 - Protecting biodiversity and 

geodiversity 

Summary of Main Issues 

The main issues to consider are whether the location remains suitable for the proposed 
scale of residential development, if the access is suitable for increased usage and whether 
there will be any significant change to the area by developing a site currently of open 
character. 

Non Material Considerations 

N/A 

Response to Publicity and Consultations 

  

Neighbours Consulted 

Street Name Properties 
Crossley Street 2, 2A, 4, St Anthonys Lodge, The Bungalow, 
Duddon Road 48, 50, 55, 57, 61, 63, 65, 67, Sandcroft, 
Fieldview Drive 8, 
Marsh Lane 10, 
Rose Meadows 2 Foxglove House, 
Sandy Lane 38, Proposed house at land toid 5000005175832244, 
   

Responses Support Object Neutral 

6 0 6 0 

Summary of objections 

The following material planning considerations were raised in the neighbour consultation 
responses received: 

• Safety of proposed access, including visibility of pavement, pedestrians and other 
vehicles, parking of vehicles close to the access, safety of residents of Crossley St 
who use the current back street adjacent to the site. 

• Privacy 
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Organisations Consulted 

Consultee 
Askam and Ireleth Parish Council 
Barrow Borough Council (Building Control) 
Barrow Borough Council (Planning Policy) 
Barrow Borough Council (Public Protection Services Contamination) 
Cumbria County Council (Highways) 
Cumbria County Council (LLFA) 
United Utilities (Asset Protection) 
   

List of Organisation Responses 

Askam and Ireleth Parish Council 17/11/2021 

“This application was discussed at the parish council meeting held on Tuesday 16 
November 2021. Concerns were raised regarding access to the site and the question 
regarding whether the access road into the site was within current guidelines. There was 
concerns as to whether the access was wide enough to accommodate emergency vehicles 
safely.” 

Askam and Ireleth Parish Council 20/07/2022 

"This application was viewed and discussed at the parish council meeting held on Tuesday 
19th July. There were no objections or comments."  

Barrow Borough Council (Building Control) 05/07/2022 

Building regulation approval required for the proposals. 

Cumbria County Council (Highways) 24/11/2021 

"I can confirm that we have no objections to the proposal, subject to the following 
recommended conditions being included in any Notice of Consent which may be issued: 

The LHA has assessed the plans and the visibility splays shown are satisfactory for a 
20mph road, however the applicant should provide a location for refuse bin storage 
(general waste and green waste collections) and the dropped kerb will need to be extended 
to accommodate the 2 off street parking spaces for 55 Duddon Road. I can confirm that we 
have no objections to the proposal, subject to the following recommended conditions being 
included in any Notice of Consent which may be issued: 

• The access drive shall be surfaced in bituminous or cement bound materials, or 
otherwise bound and shall be constructed and completed before the development is 
brought into use. This surfacing shall extend for a distance of at least 5 metres inside 
the site, as measured from the carriageway edge of the adjacent highway. 
     Reason:In the interests of highway safety. 
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     To support Local Transport Plan Policies: LD5, LD7, LD8 

 

• Any existing highway fence/wall boundary shall be reduced to a height not exceeding 
1.05m above the carriageway level of the adjacent highway in accordance with 
details submitted to the Local Planning Authority and which have subsequently been 
approved before development commencesand shall not be raised to a height 
exceeding 1.05m thereafter. 
     Reason: In the interests of highway safety. 
    To support Local Transport Plan Policies: LD7, LD8 

Advisory - Works on or near the Highway 

Any works within or near the Highway must be authorised by Cumbria County Council and 
no works shall be permitted or carried out on any part of the Highway including footways 
and verges, until you are in receipt of an appropriate permit allowing such works.  This also 
applies to erecting scaffolding or placing traffic management or skips on the highway. 
Enquires should be made to Cumbria County Councils Street Work’s team - 
streetworks.south@cumbria.gov.uk.  Fees: 

https://www.cumbria.gov.uk/roads-transport/fees.asp 

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

Cumbria County Council (Highways) 07/07/2022 
 
"Thank you for your consultation on 5 July 2022 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 our findings are detailed 
below. I can confirm that the response made previously to the application should still apply." 

Cumbria County Council (LLFA) 24/11/2021 

"I can confirm that we have no objections to the proposal, subject to the following 
recommended conditions being included in any Notice of Consent which may be issued: 

This is a minor development which is below the Lead Local Flood Authority (LLFA) 
threshold for comment. As such the drainage arrangements for this development are to be 
inspected by Building Control. It should be noted that the surface water discharge rate 
should not be greater than the existing, and If installing a soakaway we would advise it is 
not positioned within 5m highway or property." 

 United Utilities 16/11/2021 

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

In accordance with the National Planning Policy Framework (NPPF) and the National 
Planning Practice Guidance (NPPG), the site should be drained on a separate system with 
foul water draining to the public sewer and surface water draining in the most sustainable 
way. 

The NPPG clearly outlines the hierarchy to be investigated by the developer when 
considering a surface water drainage strategy. We would ask the developer to consider 
the following drainage options in the following order of priority: 

  

1. into the ground (infiltration); 

2. to a surface water body; 

3. to a surface water sewer, highway drain, or another drainage system; 

4. to a combined sewer. 

  

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

If the applicant intends to offer wastewater assets forward for adoption by United Utilities, 
the proposed detailed design will be subject to a technical appraisal by an Adoptions 
Engineer as we need to be sure that the proposal meets the requirements of Sewers for 
adoption and United Utilities’ Asset Standards. The proposed design should give 
consideration to long term operability and give United Utilities a cost effective proposal for 
the life of the assets. Therefore, should this application be approved and the applicant 
wishes to progress a Section 104 agreement, we strongly recommend that no construction 
commences until the detailed drainage design, submitted as part of the Section 104 
agreement, has been assessed and accepted in writing by United Utilities. Any works 
carried out prior to the technical assessment being approved is done entirely at the 
developers own risk and could be subject to change. 

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

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

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

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

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

United Utilities’ property, assets and infrastructure 

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

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

Water assets – DeveloperServicesWater@uuplc.co.uk 

Wastewater assets – WastewaterDeveloperServices@uuplc.co.uk 

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

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

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

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

  

  

Officers Report 

1. Site and Locality 

1.1 The wider site, including this plot and the adjoining plot which is subject to a separate 
application on today’s agenda, measures approximately 0.2ha, and is located to the rear of 
Duddon Road, Askam. The access to the site is proposed from Duddon Road, through what 
is currently the side garden and garage of no.55 Duddon Road and adjacent to the short 
back alley which serves Crossley St.  The plot is open in character, though enclosed by a 
mixture of walls, fences and hedgerow and was used as a domestic garden, with a 
greenhouse and numerous sheds present. The plot falls within the residential development 
cordon and is bordered by urban gardens on all 4 sides. It is located on the fringes of an 
area susceptible to surface water flooding. 

2. Proposal Details 

2.1 Construction of 1.5 storey 4 bedroom detached dwelling; alterations/improvements to 
existing highway access to 55 Duddon Road to provide access to new dwelling; demolition 
of existing garage to 55 Duddon Road and construction of replacement garage in revised 
location (Amended layout) 

3. Relevant History 

 
3.1 02/1991/0625 Land adjacent to St Anthony's Church, Crossley Street, Askam-in-Furness 
Erection of a two bedroomed bungalow (Outline) Appcond 27/11/1991 
 
3.2 02/2001/0183 land off Crossley Street Askam-in-Furness Cumbria Outline Consent for 
the erection of a bungalow Refused 23/05/2001 
 
3.3 1978/0044 The Bungalow', Crossley Street, Askam-in-Furness Construction of a garage 
Approved 15/05/1978 
 
3.4 B13/2011/0715 Land off Lord Street Askam-in-Furness Cumbria Application for a new 
planning permission to replace and extant planning permission 2008/1008 - Erection of 6 
No. dwellings and a detached garage with new access road and improvement to existing 
road. Appcond 18/04/2012 
 
3.5 B13/2014/0271 Land off Lord Street Askam-in-Furness Cumbria Application for a Minor 
Material Amendment following grant of planning permission B13/2011/0715 - (erection of 6 
dwellings and a garage with new access and improvement to existing road.) to allow a 
better internal layout, a more traditional appearance t Appcond 27-MAY-2014 
 
3.6 B13/2019/0362 Land to the rear of 32 Sandy Lane Askam-in-Furness Cumbria LA16 
7BD Outline application with all matters reserved for a purpose built dwelling house. 
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APPCOND 09/07/2019 
 
3.7 B13/2019/0611 Land to the rear of Duddon Road, Askam-in-Furness, Cumbria 
Application for Outline Planning Permission with appearance and landscaping reserved for 
the erection of 2 detached dwellings with detached garages APPCOND 11/02/2020 
 
3.8 B13/2019/0888 Land to the rear of 32 Sandy Lane Askam-in-Furness Cumbria LA16 
7BD Erection of a detached dwelling. APPCOND 28/02/2020 
 
3.9 B20/2017/0075 St Anthonys Church Crossley Street Askam-in-Furness Cumbria 
Change of use from a nursery to a residential dwelling including side extension to create 
extended bedroom. APPCOND 02/05/2017 
 
3.10 B21/2021/0220 St Anthonys Lodge Crossley Street Askam-in-Furness Cumbria LA16 
7AS Proposed side extension forming sun room and bedroom 4. Roof ridge raised above 
bedroom 1 to be inline with existing roof line. APPCOND 05/05/2021 
 
3.11 B28/2015/0035 Land at Lord Street Askam-in-Furness Cumbria Application for approval 
of details as reserved by Condition No.3 (Construction of Access Improvements), No.4 
(Landscaping Scheme), No.5 (Traffic Management Plan), No.7(Dwelling External Surface 
Materials), No.8 (Drainage Plan), No.9 (Drive Materials), APPLETT 18-MAR-2015 
 
3.12 B28/2016/0753 Land at Lord Street Askam-in-Furness Cumbria Application for approval 
of details reserved by condition no. 8 (drainage) of permission 2014/0452 (Development of 
four new dwellings and new shed with associated roads, parking and landscaping) 
DISPOSED 01/03/2022 
 
3.13 B28/2020/0368 Land to the rear of 32 Sandy Lane Askam-in-Furness Cumbria LA16 
7BD Application for approval of details reserved by Condition No.3 (Phase 1 Desk Study 
site investigation report) and Condition No. 11 (Nesting box details) of planning permission 
B13/2019/0888 (Erection of a detached dwelling) APPCOND 15/09/2020 
 
3.14 B28/2021/0449 32A Sandy Lane Askam-in-Furness Cumbria Application for approval of 
details reserved by Condition No.7. (Screen walls and fences) of planning permission 
B13/2019/0888 (Erection of a detached dwelling. Land to the rear of 32 Sandy Lane, 
Askam) APPROVED 21/06/2021 
 
3.15 B31/2014/0797 Land at Lord Street Askam-in-Furness Cumbria Application for a Non-
Material Amendment following grant of planning permission B13/2014/0452 (Development 
of 4 new dwellings) to allow relocation of shed adjacent to house 4 and provide additional 
designated parking space, alterations to window and doo Appcond 16-JAN-2015 
 
3.16 BIN/2019/0863 Land to the rear of 32 Sandy Lane Askam-in-Furness Cumbria LA16 
7BD Application for Approval of Reserved Mattters following Outline with all matters 
reserved B13/2019/0362 for a dwelling house. INVALID 20/12/2019 
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3.17 BIN/2021/0804 Land rear of 55 Duddon Road Askam-in-Furness Cumbria LA16 7FD 
(Plot 1) Construction of 1.5 storey 4 bedroom detached dwelling; alterations/improvements 
to existing highway access to 55 Duddon Road to provide access to new dwelling; 
demolition of existing garage to 55 Duddon Road and construction of replacement garage 
in revised location. INVALID 20/10/2021 
 
3.18 BIN/2021/0805 Land rear of 55 Duddon Road Askam-in-Furness Cumbria LA16 7FD 
(Plot 2) Construct of 1.5 storey 4 bedroom detached dwelling INVALID 20/10/2021 

 

4. Officer Assessment 

Policy/location 

4.1 The site is located within the urban area of Askam and its development cordon. Policy 
H4 permits residential development in such circumstances, subject to conformity with other 
relevant policy. The plot is not allocated within the Local Plan as a housing site, thus Policy 
H7 is applied. This policy considers windfall sites (those not allocated) and contains a range 
of criteria to assess the suitability and sustainability of the site. These include that, 
generally, buildings are well designed in terms of siting, grouping, scale, orientation, 
detailing, external finishes (etc); an acceptable standard of amenity is created in terms of 
sunlighting, daylighting, privacy, outlook; the site is served by a satisfactory access; the 
development is sustainable in its energy usage, environmental impact, drainage, waste 
management; the capacity of infrastructure to serve the development is adequate; that 
there would be no unacceptable effects on the amenities and living conditions of 
surrounding properties, the overbearing nature of the proposal or an unacceptable increase 
in on-street parking. It is not a strict 'tick list' as such but helps guide development to a more 
sustainable design. 

4.2 The site of this dwelling (and the accompanying application for plot 2) remains within the 
same area as a previous approval of outline planning permission (2019/0611) for two 
dwellings.  Whilst the principle of residential development was accepted, and that consent 
remains extant, a key difference is that the a different access route to the site is now 
proposed due to legal difficulties with the previous route.  In planning terms however that 
consent was considered to comply with the aims of the development plan, can still be 
implemented and therefore remains a strong material consideration.  The key 
considerations in this revised proposal concern the suitability of the new access and how 
the revised design of the dwellings integrate within the plot. 

Open Space 

4.3 The previous approval considered that the effective loss of the current open space was 
not detrimental to the wider area, with the report advising: 
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"The circumstances of this arrangement are slightly different in that the garden doesn't 
serve a dwelling directly, but is used on a domestic/private basis rather than for any 
public/community use. The site is not allocated within the Green Infrastructure policies, 
presumably due to the private nature and the reduced public benefit it could provide. The 
plot itself is generally open, with only small scale domestic sheds and a greenhouse located 
within. In a wider context it is enclosed by residential dwellings/gardens on all four sides 
limiting the benefit of this open character, as it fails to provide a sense of urban relief aside 
from private views of properties facing onto it. The character will change if developed, but is 
not considered to have a detrimental impact on the townscape as it benefits only a very 
small area, limited in effect to the handful of dwellings that back onto it rather than to the 
wider locality. Whilst the sense of spaciousness will be reduced for those properties, it does 
not create a cramped development; generous plots/gardens are provided which will still 
retain a level of openness." 

4.4 Whilst the proposed dwelling in this instance is slightly larger than was indicated before 
(as with the associated design in Plot 2), acceptance of residential development within the 
plot essentially resulted in the loss any sense of openness other than the provided garden 
areas.  The revision proposed doesn't materially change this, even with the side driveway 
area to the side of no.55 given over to a private access drive for the properties. 

Access 

4.5 This is considered the key amendment to the previous scheme, as whilst forming a more 
direct route to Duddon Road than previously approved, it does involve the loss of amenity 
space to the side of no.55 Duddon road, currently used as a driveway leading to a wooden 
garage/shed, and passes to the rear of a number of properties on Crossley Street.  A 
number of objections have been received related to the safety of this proposed access. 

4.6 Cumbria Highways (CH) has commented, advising that the indicated visibility splays are 
sufficient for a 20mph road.  There are speed bumps located close to the new access which 
should aid in reducing the speed of vehicles further.  The width of the access is also an 
improvement over the previously approved, now slightly in excess of 4m in width, sufficient 
for access by a fire engine.  The distance for emergency vehicles is also reduced due to the 
more direct path.  Whilst this element is covered under the Building Regulations, it does 
demonstrate it can be achieved and forms an improvement over the previous backstreet 
access which involved a 90 degree turn. 

4.7 Whilst the required splays can be achieved, comments received state that cars can park 
within this area.  However, whilst not addressed in this response, CH previously advised on 
this matter: 

"We note that the required visibility splay onto the carriageway for emerging motorists (i.e. 
the vehicle to vehicle sight-lines) can be achieved and that the presence of parked cars on 
Duddon Road does not affect the accepted methodology. The main concern was the inter-
visibility for driver / pedestrian on the footway on Duddon Road." 
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4.8 In this regard visibility of the pavement is good, aided by both a previous increased width 
of the footway to the south-east of the proposed access, and the adjacent short backstreet 
section.  This features a dropped kerb and prevents cars parking in front, which will help 
keep the proposed access clear.  Further improvements will result from the replacement 
parking to the front of no.55, making up for the loss of the driveway and garage.  This will 
require an increased area of dropped kerb, thereby preventing cars parking adjacent to the 
access to the north-west of the access.  There is also a requirement to reduce the existing 
side wall of no.55 to 1.05m in height to ensure visibility is achieved.  This does not affect 
the status of the back alley to Crossley St, which does not form part of the access, though it 
will assist with visibility.  

4.9 When comparing the two options, it is considered the access now proposed is an 
improvement over that previously accepted. 

Design and amenity 

4.10 One main difference in this proposal is the dwelling(s) as originally submitted were 
oriented with the front elevation facing back to Crossley St, whereas they were previously 
on more of a northeast/southwest axis and much more central in the plot.  That approved 
scheme was considered to achieve acceptable privacy and amenity for surrounding 
properties.  The orientation here results in facing windows to the rear of ‘The Bungalow.’  
This resulted in a loss of privacy and the perception of overbearing, as the dwelling would 
appear quite imposing when looking from the rear of the existing properties.  The scale is 
also markedly increased, with one dwelling now proposed similar to the footprint of both 
previously.  Further concern was raised with regards to daylight reception to surrounding 
dwellings, given the dwellings were located closer to the site boundaries than before, with 
the design breaching the BRE guidance for daylight in some directions, particularly to the 
southwest nearest a newly constructed dwelling to the rear of Sandy Lane. 

4.11 After lengthy periods of negotiation, it was agreed the dwelling(s) should revert back to 
the previously approved orientation which makes a more effective use of the space within 
the plot.  This has resulted in only a small reduction in the floorspace proposed 
(approximately 10m2), though has resulted in a big improvement to the separation 
distances benefitting both privacy and daylight reception.  21m separation is now achieved 
to all sensitive receptors.  It also removes a sense of overbearing as now only the side 
gable is evident which is much more discreet than the front elevation as before.  A lower 
side single storey garage, utility and garden room helps provide the desired floorspace 
without appearing excessive in scale.  As less driveway distance is required to access the 
plots, more space is now given over to garden areas, allowing for improved amenity for the 
occupants and also space for planting.  The revision is a distinct improvement. 

4.12 The style of the dwelling remains similar as before, with an emphasis on symmetrical 
gable elevations to the front either side of a central front entrance door, with a small 
complimentary dormer window.  To the rear, two small dormers sit to the left of a further 
gable containing a Juliet balcony above the kitchen window.  The materials proposed are of 
a good standard, with a mix of natural limestone facing to the front and rear gables, and 
smooth white render to the remainder.  Natural slate roofs are proposed.  The design is 
appropriate to the area surrounding the the site which features a broad mix of materials. 
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4.13 As part of this application site, a replacement garage is also proposed for no.55, located 
to the rear, and accessed from the same driveway as the dwelling(s).  This is of a standard 
design, with a dual pitched roof, positioned adjacent to the garage of 59 Duddon Road, and 
the proposed garage for plot 2.  The positioning and minimal height prevents any undue 
visual impact or sense of enclosure. 

4.14 Parking is provided via the attached garage for this property, with two parking spaces in 
front.  The access courtyard serving both properties allows for turning to prevent the need 
to reverse out of the site. 

Biodiversity net gain 

4.15 A report has been provided to assess the current value of the wider garden area in 
order to inform a scheme of landscaping which will provide a net gain.  The existing plot 
contains modified grassland, typical of a leisure plot, concluding it is by default 
a poor habitat for wildlife.  It is proposed to provide planted garden areas for the dwelling(s) 
with a mix of small and medium sized trees within (spread over the two plots), the final 
details of which will be required by condition.  The report concludes that this represents a 
115% net gain over the existing site, which dramatically increases the value of it to local 
wildlife.  In addition, provision for bats and birds in the form of boxes or in-built crevices is to 
be required by condition.  These improvements satisfy the requirements of Policy N3 which 
seeks such improvements for all new development, prior to a 10% gains becoming 
mandatory nationally.  The gains will be spread between the two plots in the final 
landscaping scheme, but the improvement level is sufficiently high to satisfy the 
requirements for each. 

Other matters  

4.16 Foul drainage is proposed to connect to the main combined sewer.  Percolation testing 
was carried out to ascertain the suitability of the site for infiltration, though during the test 
ground water was encountered in the trail holes. With no watercourse available, or surface 
water sewer (the next preferred options in the drainage hierarchy), there is no other option 
but to connect to the combined sewer.  It is proposed however that the run off rate will 
match the existing greenfield run off rate of 0.5 l/s.  The roof areas and driveways will be 
served by Geo-cellular attenuation baskets with a restricted discharge rate, designed for a 
100 year return period allowing for climate change and urban creep.  Whilst the least 
preferred method of disposal, the attenuation should prevent any increased risk of flooding. 

4.17 As before, preliminary investigations are required to ensure no contamination is 
present, or where suspected/and or found, that any necessary remediation is carried out. 

4.18 A construction method statement is also required once more to limit the impact of the 
development on the surrounding dwellings. 
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5. Conclusions 

5.1 Outline permission has previously been granted for the residential development of the 
garden plot and remains extant.  The plot is located within the village of Askam and the 
defined development cordon.  The village is well served by public transport, with bus routes 
and train stops nearby, as well as a school.  The Local Plan directs new development and 
dwellings to the towns of Barrow and Dalton, and the villages located within development 
cordons, rather than the more remote and isolated villages which lack connectivity and 
services. 

5.2 The revised proposal features a new vehicular access point and a revised design for the 
dwelling, features shared by the accompanying application for Plot 2.  After lengthy 
negotiations regarding the layout of the dwelling, the overall design and minimal impact on 
the surroundings is now considered acceptable.  The alternate access forms an 
improvement over the previously approved scheme, albeit via the loss of 55 Duddon Rd's 
side driveway.  Alternate parking is provided for that property to prevent displacement onto 
the highway, whilst the opening up of the front forecourt is beneficial for visibility to and from 
the access. 

5.3 Subject to the conditions proposed, it is considered the development remains in 
accordance with local and national policy. 

 

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 shall be carried out and completed in all respects in accordance with 
the application dated 05/07/22 and the hereby approved documents defined by this 
permission as listed below, except where varied by conditions attached to this consent. 
 
1079/P1/01 rev F 
1079/P1/02 (dated 05/07/22) 
Envirotech Amended Biodiversity Net Gain (Rev A) ref:7573 v2 
M&P Gadsden Drainage Strategy ref: CN 221275 v1 
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Reason 
 
To ensure that the development is carried out only as indicated on the drawings approved 
by the Planning Authority. 
 
Pre-commencement Conditions 
 
3. No development shall take place until a Preliminary Investigation (desk study, site 
reconnaissance and preliminary risk assessment), to investigate and assess the risk of 
potential contamination, is submitted to and approved in writing by the Local Planning 
Authority. This investigation must be undertaken by a suitably qualified contaminated land 
practitioner, in accordance with established procedures (BS10175 (2011+A2:2017) Code of 
Practice for the Investigation of Potentially Contaminated Sites and Model Procedures for 
the Management of Land Contamination (CLR11)). 
 
Reason 
 
To ensure that risks from land contamination to the future users of the land and 
neighbouring land are minimised, together with those to controlled waters, property and 
ecological systems. It is required pre-commencement to ensure that the development can 
be carried out safely without unacceptable risks to workers, neighbours and other offsite 
receptors in accordance with Local Plan Policy C4 of the Barrow Borough Local Plan 2016-
2031. 
 
4. If the Preliminary Investigation identifies potential unacceptable risks, 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 Model Procedures for the Management of Land Contamination 
(CLR11)), shall be undertaken to determine the presence and degree of contamination and 
must be undertaken by a suitably qualified contaminated land practitioner. The results of 
the Field Investigation and Risk Assessment shall be submitted to and approved by the 
Local Planning Authority before any development begins. 
 
Reason 
 
To ensure that risks from land contamination to the future users of the land and 
neighbouring land are minimised, together with those to controlled waters, property and 
ecological systems. It is required pre-commencement to ensure that the development can 
be carried out safely without unacceptable risks to workers, neighbours and other offsite 
receptors in accordance with Local Plan Policy C4 of the Barrow Borough Local Plan 2016-
2031. 
 
5. 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. 
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Reason 
 
To ensure that risks from land contamination to the future users of the land and 
neighbouring land are minimised, together with those to controlled waters, property and 
ecological systems. It is required pre-commencement to ensure that the development can 
be carried out safely without unacceptable risks to workers, neighbours and other offsite 
receptors in accordance with Local Plan Policy C4 of the Barrow Borough Local Plan 2016-
2031. 
 
6. 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. the proposed construction vehicle and delivery routing plans, v. wheel 
washing facilities where vehicles will enter/exit the site, vi. measures to control the emission 
of dust and dirt during construction. 
 
Reason 
 
In the interests of minimising the impact upon local environmental amenity. 
 
During Building Works 
 
7. Prior to installation the location, type and situation of any screen walls or fences shall be 
submitted to and approved in writing by the Planning Authority. Before the development 
hereby approved (or each identifiable phase) is completed, such screen walls or fences 
shall be erected and thereafter retained unless the Planning Authority gives prior written 
consent to any variation. 
 
Reason 
 
In the interests of the visual amenities of the area and in order to ensure provision is made 
for through migration of the site by wildlife. 
 
8. 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. 
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Reason 
 
To ensure that the development can be carried out safely without unacceptable risks to 
workers, neighbours and other offsite receptors and to ensure that risks from land 
contamination to the future users of the land and neighbouring land are minimised, together 
with those to controlled waters, property and ecological systems in accordance with Local 
Plan Policy C4 of the Barrow Borough Local Plan 2016-2031. 
 
9. The site should be drained on a separate system with foul water draining to the public 
sewer and surface water draining in accordance with the details and attenuation system 
specified in M&P Gadsden Drainage Strategy ref: CN 221275 v1. 
 
Reason 
 
To ensure the site is drained by the most sustainable method in accordance with the 
principles of the NPPF and Local Plan Policy C3a. 
 
Before Occupation 
 
10. Prior to the beneficial occupation of any part of the development, a landscape scheme 
for the site, showing the trees, shrubs and hedgerows, including verges and other open 
spaces, together with details of a timetable for implementation, (including any phasing of 
such a scheme) must be submitted to and approved in writing by the Planning Authority. 
The scheme shall be designed to provide the biodiversity net gains in the Envirotech report 
submitted with this application, submitted on a plan not greater that 1:500 in scale and shall 
contain details of numbers, locations and species of plants to be used. The scheme shall be 
implemented in accordance with the approved details, and all planting and subsequent 
maintenance shall be to current British Standards. 
 
Reason 
 
In the interests of the visual amenities of the area. 
 
11. 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. 
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12. The two replacement parking spaces to the front of no.55 Duddon Road must be 
constructed from bound material and brought into use prior to the beneficial occupation of 
the either the dwelling hereby approved (Plot 1) or the dwelling approved under ref: 
2021/0933 (Plot 2), and thereafter be permanently retained for parking. 
 
Reason 
 
In order to ensure sufficient off-road parking is provided to off-set the loss of the driveway to 
be used for the site access. 
 
13. The access drive serving both Plot 1 and Plot 2 shall be surfaced in bound materials 
and shall be constructed and completed before the development is brought into use. This 
surfacing shall extend for a distance of at least 5 metres inside the site, as measured from 
the carriageway edge of the adjacent highway. 
 
Reason 
 
In the interests of highway safety. 
 
14. Any existing highway fence/wall boundary shall be reduced to a height not exceeding 
1.05m above the carriageway level of the adjacent highway in accordance with details 
submitted to the Local Planning Authority. The development must be carried out in 
accordance with the approved details prior to the beneficial occupation of either dwelling 
making use of the altered access, and shall thereafter not be raised to a height exceeding 
1.05m. 
 
Reason 
 
In the interests of highway safety. 
 
15. In the event that contamination is found at any time when carrying out the approved 
development, that was not previously identified, it must be reported immediately to the 
Local Planning Authority. Development on the part of the site affected must be halted and 
Field Investigations shall be carried out. Where required by the Local Planning Authority, 
remediation and verification schemes shall be submitted to and approved in writing by the 
Local Planning Authority. These shall be implemented prior to occupation of the 
development. 
 
Reason 
 
To ensure that risks from land contamination to the future users of the land and 
neighbouring land are minimised, together with those to controlled waters, property and 
ecological systems in accordance with Local Plan Policy C4 of the Barrow Borough Local 
Plan 2016-2031. 
 
16. 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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Reason 
 
To ensure that risks from land contamination to the future users of the land and 
neighbouring land are minimised, together with those to controlled waters, property and 
ecological systems in accordance with Local Plan Policy C4 of the Barrow Borough Local 
Plan 2016-2031. 
 
17. Details of no fewer than 1 bird and 1 bat nesting/roosting boxes (external or 
incorporated into brickwork), including the exact location, specification and design, shall be 
submitted to and approved in writing by the Local Planning Authority. The development 
shall not be occupied unless the boxes have been installed. The nesting boxes shall be 
installed strictly in accordance with the details so approved and shall be maintained as such 
thereafter. 
 
Reason 
 
In the interests of nature conservation by safeguarding and enhancing the wildlife interests 
of the site. 
 
Operational Conditions 
 
18. The hereby approved garages, parking spaces and accesses thereto within the defined 
application site must be reserved for the parking of private motor vehicles and no 
permanent development, whether permitted by the Town & Country Planning (General 
Permitted Development) (England) Order 2015 (as amended, or any Order revoking or re-
enacting that Order with or without modifications) or not, shall be carried out on that area of 
land in such position as to preclude vehicular access to the development hereby permitted. 
 
Reason 
 
To ensure that proper access and parking provision is made and retained for the use 
associated with the development hereby permitted. 
 
Informative 
  

• 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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10no new urban trees to be
planted to replace existing trees.

New flower beds
incorporating native plant
and flowering species.

Mowed lawn to
rear gardens.

Impermeable paving to
perimeter of new dwellings.

3no grassed areas to front of
dwellings to be sown with a
'flowering lawn' seed mix.

N

2m high vertically boarded
timber fencing where indicated.

PLOT 1
FFL 11.00

Permeable block paving
to site access road.

PLOT 2
FFL 11.00

(To be constructed
under sister application)

New garage and driveway to
55 Duddon road to offset
loss of existing garage and
land in creating new site
access road (101m2).

55

Development approved and
constructed under Planning
Application B13/2019/0888

Existing gated access to
be retained for Plot 2
non-vehicular use only.
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2no new off-street car
parking spaces to be
provided to 55 Duddon Road
(permeable block paving).

See Drainage Strategy
Report for foul and
surface water proposals.

Existing speed bump.

15m visibility splay achievable
in southeast direction.

25m visibility splay
achievable in
northwest direction.

2 x 2m pedestrian visibility
splay each side of altered
highway access.

Boundary treatments to not exceed
1m in height within visibility splays.

Existing highway access
to be altered / improved.

Existing garage
to be demolished.

2no external off-street car parking
spaces and 1no internal garage
car parking space per dwelling
(3no in total per dwelling).

New detached garage and guest
bedroom to Plot 2 (to be constructed
under sister application).

SITE PLAN (SCALE 1:200)

Application site boundary
indicated by red line.

SITE SECTION (SCALE 1:100)
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PLOT 2 (To be constructed under sister application) PLOT 1

THE BUNGALOW

2m high vertically
boarded timber fencing
to perimeter of site and
between new dwellings.

Dwelling not directly
obstructed on plan by
new dwellings.

All side facing windows to
new dwellings to be obscure
glazed; non-openable within
1800mm of internal floor level.

50

metres

Serial Number: 200906
© Crown Copyright and Database Right 2022

Ordnance Survey Licence: 100048957
Reproduction in whole or in part is prohibited

without the prior permission of Ordnance Survey
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54 Market Street
Dalton-in-Furness
Cumbria LA15 8AA

01229 343 620
info@lakeland-architectural.co.uk
www.lakeland-architectural.co.uk

GENERAL NOTES

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

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.

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

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

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.

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.

External Finishes

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

HOUSING DEVELOPMENT

LAND BEHIND 55 DUDDON ROAD
ASKAM-IN-FURNESS
CUMBRIA
LA16 7FD

PLANNING

LOCATION PLAN, SITE PLAN & SITE SECTION (PLOT 1)

DRAWING: 1079 / P1 / 01 SCALE: VARIES @ A1REV: F

DATE: 05-07-2022

2021/0932
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GARAGE

GARDEN BAR

BED 1

BED 4 BED 3

BED 2
BED 5

LANDING

EN-SUITE BATHROOM

PLAYROOM /
STUDY

SITTING

DINING

KITCHEN

WCHALLWAY

42
00

63
00

ELEVATIONS

FRONT (NE) ELEVATION SIDE (SE) ELEVATION

REAR (SW) ELEVATION SIDE (NW) ELEVATION

FIRST FLOOR LAYOUT

GROUND FLOOR LAYOUT

LOUNGE

UTILITY

CLOAKS

Natural slate pitched
roof coverings.

Smooth white
rendered walls.

Natural limestone facing.

Anthracite grey uPVC
external doors and windows.

Anthracite grey
uPVC fascias.

Black uPVC guttering
and pipework.

Obscure glazed window;
non-openable within 1800mm

of internal floor level.

Smooth white rendered
rear dormers.

2m high vertically boarded timber
fencing to sides of dwelling.

GARAGE LAYOUT AND ELEVATIONS (55 DUDDON ROAD)

FRONT (SE) ELEVATION SIDE (SW) ELEVATION REAR (NW) ELEVATION SIDE (NE) ELEVATION

FRONT (SE) ELEVATION

GARAGE

2m high vertically boarded timber
fencing to sides of dwelling.

Obscure glazed window;
non-openable within 1800mm

of internal floor level.

Obscure glazed window;
non-openable within 1800mm

of internal floor level.

Obscure glazed window;
non-openable within 1800mm

of internal floor level.

Natural slate hanging
to front dormer.

Natural limestone facing. Smooth white
rendered walls.

2m high vertically boarded timber
fencing to perimeter of garage.

Natural slate pitched
roof covering.

Anthracite grey
uPVC fascias.

Anthracite grey aluminium
roller shutter door.

Anthracite grey aluminium
roller shutter door.

Anthracite grey aluminium
sliding bi-fold doors.

Black uPVC guttering
and pipework.

54 Market Street
Dalton-in-Furness
Cumbria LA15 8AA

01229 343 620
info@lakeland-architectural.co.uk
www.lakeland-architectural.co.uk

GENERAL NOTES

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

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.

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

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

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.

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.

External Finishes

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

HOUSING DEVELOPMENT

LAND BEHIND 55 DUDDON ROAD
ASKAM-IN-FURNESS
CUMBRIA
LA16 7FD

PLANNING

LAYOUTS AND ELEVATIONS (PLOT 1)

DRAWING: 1079 / P1 / 02 SCALE: 1:100 @ A1REV:

DATE: 05-07-2022

2021/0932
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B13/2021/0933 
Planning Committee 

9th August 2022   

  

  

Application Number :B13/2021/0933 Date Valid :05/07/2022 

Address : Land rear of 55 Duddon Road, 
Askam-in-Furness, Cumbria LA16 7FD 
(Plot 2) 

Case Officer : Barry Jesson 

Proposal : Construct of 1.5 storey 4 bedroom detached dwelling (Amended layout) 

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

Applicant : Mr and Mrs Norman   
Agent : Mr Ian Whalley 
 Lakeland Architectural  

Statutory Date : 30/08/2022 
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 60 
2. National Planning Policy Framework 2021 - Paragraph 69 
3. National Planning Policy Framework 2021 - Paragraph 130 
4. National Planning Policy Framework 2021 - Paragraph 179 
5. National Planning Policy Framework 2021 - Paragraph 183 

Local Plan Policies 

1. Barrow Borough Local Plan 2016-2031 - Policy C3a - Water management 
2. Barrow Borough Local Plan 2016-2031 - Policy DS1 - Council’s commitment to 

sustainable development 
3. Barrow Borough Local Plan 2016-2031 - Policy DS2 - Sustainable Development 

Criteria 
4. Barrow Borough Local Plan 2016-2031 - Policy DS5 - Design 
5. Barrow Borough Local Plan 2016-2031 - Policy GI9 - Private Garden Boundaries 
6. Barrow Borough Local Plan 2016-2031 - Policy H17 - Protection of Residential 

Privacy 
7. Barrow Borough Local Plan 2016-2031 - Policy H4 - Development Cordons 
8. Barrow Borough Local Plan 2016-2031 - Policy H7 - Housing Development on 

Windfall Sites 
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9. Barrow Borough Local Plan 2016-2031 - Policy I6 - Parking 
10. Barrow Borough Local Plan 2016-2031 - Policy N3 - Protecting biodiversity and 

geodiversity 

Summary of Main Issues 

The main issues to consider are whether the location remains suitable for residential 
development, if the access is suitable for increased usage and whether there will be any 
significant change to the area by developing a site of open character. 

Non Material Considerations 

N/A 

Response to Publicity and Consultations 

  

Neighbours Consulted 

Street Name Properties 
Crossley Street 2, 2A, 4, St Anthonys Lodge, The Bungalow, 
Duddon Road 48, 50, 55, 57, 61, 63, 65, 67, Sandcroft, 
Fieldview Drive 8, 
Marsh Lane 10, 
Rose Meadows 2 Foxglove House, 
Sandy Lane 38, Proposed house at land toid 5000005175832244, 
   

Responses Support Object Neutral 

5 0 5 0 

   

Organisations Consulted 

Consultee 
Askam and Ireleth Parish Council 
Barrow Borough Council (Building Control) 
Barrow Borough Council (Planning Policy) 
Barrow Borough Council (Public Protection Services Contamination) 
Cumbria County Council (Highways) 
Cumbria County Council (LLFA) 
United Utilities (Asset Protection) 
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List of Organisation Responses 

Askam and Ireleth Parish Council 17/11/2021 

“This application was discussed at the parish council meeting held on Tuesday 16 
November 2021. Concerns were raised regarding access to the site and the question 
regarding whether the access road into the site was within current guidelines. There was 
concerns as to whether the access was wide enough to accommodate emergency vehicles 
safely”. 

Askam and Ireleth Parish Council 20/07/2022 

“This application was discussed at the parish council meeting held on Tuesday 19th July 
2022. There were no objections or comments.” 

Barrow Borough Council (Building Control) 16/11/2021 

Building regulation approval required for the proposals. 

Highways Cumbria County Council 24/11/2021 

"The LHA has assessed the plans and the visibility splays shown are satisfactory for a 
20mph road, however the applicant should provide a location for refuse bin storage 
(general waste and green waste collections) and the dropped kerb will need to be extended 
to accommodate the 2 off street parking spaces for 55 Duddon Road. I can confirm that we 
have no objections to the proposal, subject to the following recommended conditions being 
included in any Notice of Consent which may be issued: 

• The access drive shall be surfaced in bituminous or cement bound materials, or 
otherwise bound and shall be constructed and completed before the development is 
brought into use. This surfacing shall extend for a distance of at least 5 metres inside 
the site, as measured from the carriageway edge of the adjacent highway. 

     Reason: In the interests of highway safety. 
     To support Local Transport Plan Policies: LD5, LD7, LD8 

• Any existing highway fence/wall boundary shall be reduced to a height not exceeding 
1.05m above the carriageway level of the adjacent highway in accordance with 
details submitted to the Local Planning Authority and which have subsequently been 
approved (before development commences) (before the development is brought into 
use) and shall not be raised to a height exceeding 1.05m thereafter. 
     Reason: In the interests of highway safety. 
    To support Local Transport Plan Policies: LD7, LD8 
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Advisory - Works on or near the Highway 

Any works within or near the Highway must be authorised by Cumbria County Council and 
no works shall be permitted or carried out on any part of the Highway including footways 
and verges, until you are in receipt of an appropriate permit allowing such works.  This also 
applies to erecting scaffolding or placing traffic management or skips on the highway. 
Enquires should be made to Cumbria County Councils Street Work’s team - 
streetworks.south@cumbria.gov.uk.  Fees: 

https://www.cumbria.gov.uk/roads-transport/fees.asp 

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

Cumbria County Council (Highways) - 07/07/2022 
 
"Thank you for your consultation on 5 July 2022 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 our findings are detailed 
below. I can confirm that the response made previously to the application should still apply." 

Cumbria County Council (LLFA) 24/11/2021 

"This is a minor development which is below the Lead Local Flood Authority (LLFA) 
threshold for comment. As such the drainage arrangements for this development are to be 
inspected by Building Control. It should be noted that the surface water discharge rate 
should not be greater than the existing, and If installing a soakaway we would advise it is 
not positioned within 5m highway or property." 

United Utilities 16/11/2021 

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

Drainage 

In accordance with the National Planning Policy Framework (NPPF) and the National 
Planning Practice Guidance (NPPG), the site should be drained on a separate system with 
foul water draining to the public sewer and surface water draining in the most sustainable 
way. 

The NPPG clearly outlines the hierarchy to be investigated by the developer when 
considering a surface water drainage strategy. We would ask the developer to consider 
the following drainage options in the following order of priority: 

1. into the ground (infiltration); 

2. to a surface water body; 
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3. to a surface water sewer, highway drain, or another drainage system; 

4. to a combined sewer. 

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

If the applicant intends to offer wastewater assets forward for adoption by United Utilities, 
the proposed detailed design will be subject to a technical appraisal by an Adoptions 
Engineer as we need to be sure that the proposal meets the requirements of Sewers for 
adoption and United Utilities’ Asset Standards. The proposed design should give 
consideration to long term operability and give United Utilities a cost effective proposal for 
the life of the assets. Therefore, should this application be approved and the applicant 
wishes to progress a Section 104 agreement, we strongly recommend that no construction 
commences until the detailed drainage design, submitted as part of the Section 104 
agreement, has been assessed and accepted in writing by United Utilities. Any works 
carried out prior to the technical assessment being approved is done entirely at the 
developers own risk and could be subject to change. 

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

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

  

Water supply 

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

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

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

United Utilities’ property, assets and infrastructure 

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

Water assets – DeveloperServicesWater@uuplc.co.uk 

Wastewater assets – WastewaterDeveloperServices@uuplc.co.uk 

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

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

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

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

  

Officers Report 

1.Site and Locality 

1.1 The wider site, including this plot and the adjoining plot subject to a separate application, 
measuring approximately 0.2ha, is located to the rear of Duddon Road, Askam. The access 
to the site is proposed from Duddon Road, through what is currently the side garden and 
garage of no.55 Duddon Road and adjacent to the short back alley which serves Crossley 
St.  The plot is open in character, though enclosed by a mixture of walls, fences and 
hedgerow and was used as a domestic garden, with a greenhouse and numerous sheds 
present. The plot falls within the residential development cordon and is bordered by urban 
gardens on all 4 sides. It is located on the fringes of an area susceptible to surface water 
flooding. 

2. Proposal Details 

2.1 Construct of 1.5 storey 4 bedroom detached dwelling (Amended layout) 
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3. Relevant History 

 
3.1 42/1999/0841 Land to the rear of 34-36 Sandy Lane Askam-in-Furness Cumbria LA16 
7BD Erection of a detached bungalow with integral garage Appcond 31/08/2000 
 
3.2 42/2001/1139 Land to the rear of Gosforth Bungalow and 36 Sandy Lane Askam-in-
Furness Cumbria LA16 7BD Erection of a detached dormer bungalow with detached 
garage Appcond 17/12/2001 
 
3.3 42/2002/0174 Land to the rear of Gosforth Bungalow & 36 Sandy Lane Askam-in-
Furness Cumbria LA16 7BD Amendment to 2001/1139 to allow dormer in place of rear roof 
light and removal of two bedroom windows from north elevation and w.c. window from 
south elevation Approved 24/04/2002 
 
3.4 B13/2011/0715 Land off Lord Street Askam-in-Furness Cumbria Application for a new 
planning permission to replace and extant planning permission 2008/1008 - Erection of 6 
No. dwellings and a detached garage with new access road and improvement to existing 
road. Appcond 18/04/2012 
 
3.5 B13/2014/0271 Land off Lord Street Askam-in-Furness Cumbria Application for a Minor 
Material Amendment following grant of planning permission B13/2011/0715 - (erection of 6 
dwellings and a garage with new access and improvement to existing road.) to allow a 
better internal layout, a more traditional appearance t Appcond 27-MAY-2014 
 
3.6 B13/2019/0362 Land to the rear of 32 Sandy Lane Askam-in-Furness Cumbria LA16 
7BD Outline application with all matters reserved for a purpose built dwelling house. 
APPCOND 09/07/2019 
 
3.7 B13/2019/0611 Land to the rear of Duddon Road, Askam-in-Furness, Cumbria 
Application for Outline Planning Permission with appearance and landscaping reserved for 
the erection of 2 detached dwellings with detached garages APPCOND 11/02/2020 
 
3.8 B13/2019/0888 Land to the rear of 32 Sandy Lane Askam-in-Furness Cumbria LA16 
7BD Erection of a detached dwelling. APPCOND 28/02/2020 
 
3.9 B28/2020/0368 Land to the rear of 32 Sandy Lane Askam-in-Furness Cumbria LA16 
7BD Application for approval of details reserved by Condition No.3 (Phase 1 Desk Study 
site investigation report) and Condition No. 11 (Nesting box details) of planning permission 
B13/2019/0888 (Erection of a detached dwelling) APPCOND 15/09/2020 
 
3.10 B28/2021/0449 32A Sandy Lane Askam-in-Furness Cumbria Application for approval of 
details reserved by Condition No.7. (Screen walls and fences) of planning permission 
B13/2019/0888 (Erection of a detached dwelling. Land to the rear of 32 Sandy Lane, 
Askam) APPROVED 21/06/2021 
 
3.11 BIN/2019/0863 Land to the rear of 32 Sandy Lane Askam-in-Furness Cumbria LA16 
7BD Application for Approval of Reserved Mattters following Outline with all matters 
reserved B13/2019/0362 for a dwelling house. INVALID 20/12/2019 
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3.12 BIN/2021/0804 Land rear of 55 Duddon Road Askam-in-Furness Cumbria LA16 7FD 
(Plot 1) Construction of 1.5 storey 4 bedroom detached dwelling; alterations/improvements 
to existing highway access to 55 Duddon Road to provide access to new dwelling; 
demolition of existing garage to 55 Duddon Road and construction of replacement garage 
in revised location. INVALID 20/10/2021 
 
3.13 BIN/2021/0805 Land rear of 55 Duddon Road Askam-in-Furness Cumbria LA16 7FD 
(Plot 2) Construct of 1.5 storey 4 bedroom detached dwelling INVALID 20/10/2021 

4. Officer Assessment 

4.1 This application is essentially a mirror of the other proposal in 2021/0932 - the same 
policy base and site constraints are relevant, though there will be a slightly different 
relationship with the proposed dwellings.  Typically it would be submitted as one application 
for two dwellings, though as separated out it results in the two reports being very similar, 
identical in places, though considers the slight design variations and the relationship with 
the surroundings accordingly.  The conditions proposed are also slightly different reflecting 
the differing design and layout. 

Policy/location 

4.2 The site is located within the urban area of Askam and its development cordon. Policy 
H4 permits residential development in such circumstances, subject to conformity with other 
relevant policy. The plot is not allocated within the Local Plan as a housing site, thus Policy 
H7 is applied. This policy considers windfall sites (those not allocated) and contains a range 
of criteria to assess the suitability and sustainability of the site. These include that, 
generally, buildings are well designed in terms of siting, grouping, scale, orientation, 
detailing, external finishes (etc); an acceptable standard of amenity is created in terms of 
sunlighting, daylighting, privacy, outlook; the site is served by a satisfactory access; the 
development is sustainable in its energy usage, environmental impact, drainage, waste 
management; the capacity of infrastructure to serve the development is adequate; that 
there would be no unacceptable effects on the amenities and living conditions of 
surrounding properties, the overbearing nature of the proposal or an unacceptable increase 
in on-street parking. It is not a strict 'tick list' as such but helps guide development to a more 
sustainable design. 

4.3 The site of this dwelling (and the accompanying application for plot 1) remains within the 
same area as a previous approval of outline planning permission (2019/0611) for two 
dwellings.  Whilst the principle of residential development was accepted, and that consent 
remains extant, a key difference is that the a different access route to the site is now 
proposed due to legal difficulties with the previous route.  In planning terms however that 
consent was considered to comply with the aims of the development plan, can still be 
implemented and therefore remains a strong material consideration.  The key 
considerations in this revised proposal concern the suitability of the new access and how 
the revised design of the dwellings integrate within the plot. 
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Open Space 

4.4 The previous approval considered that the effective loss of the current open space was 
not detrimental to the wider area, with the report advising: 

"The circumstances of this arrangement are slightly different in that the garden doesn't 
serve a dwelling directly, but is used on a domestic/private basis rather than for any 
public/community use. The site is not allocated within the Green Infrastructure policies, 
presumably due to the private nature and the reduced public benefit it could provide. The 
plot itself is generally open, with only small scale domestic sheds and a greenhouse located 
within. In a wider context it is enclosed by residential dwellings/gardens on all four sides 
limiting the benefit of this open character, as it fails to provide a sense of urban relief aside 
from private views of properties facing onto it. The character will change if developed, but is 
not considered to have a detrimental impact on the townscape as it benefits only a very 
small area, limited in effect to the handful of dwellings that back onto it rather than to the 
wider locality. Whilst the sense of spaciousness will be reduced for those properties, it does 
not create a cramped development; generous plots/gardens are provided which will still 
retain a level of openness." 

4.5 Whilst the proposed dwelling in this instance is slightly larger than indicated before (as 
with the associated design in Plot 1), acceptance of residential development within the plot 
essentially resulted in the loss any sense of openness other than the provided garden 
areas.  The revision proposed doesn't materially change this, even with the side driveway 
area to the side of no.55 given over to a private access drive for the properties. 

Access 

4.6 This is considered the key amendment to the previous scheme, as whilst forming a more 
direct route to Duddon Road than previously approved, it does involve the loss of amenity 
space to the side of no.55 Duddon road, currently used as a driveway leading to a wooden 
garage/shed, and passes to the rear of a number of properties on Crossley Street.  A 
number of objections have been received related to the safety of this proposed access. 

4.7 Cumbria Highways (CH) has commented, advising that the indicated visibility splays are 
sufficient for a 20mph road.  There are speed bumps located close to the new access which 
should aid in reducing the speed of vehicles further.  The width of the access is also an 
improvement over the previously approved, now slightly in excess of 4m in width, sufficient 
for access by a fire engine.  The distance for emergency vehicles is also reduced due to the 
more direct path.  Whilst this element is covered under the Building Regulations, it does 
demonstrate it can be achieved and forms an improvement over the previous backstreet 
access which involved a 90 degree turn. 

4.8 Whilst the required splays can be achieved, comments received state that cars can park 
within this area.  However, whilst not addressed in this response, CH previously advised on 
this matter: 
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"We note that the required visibility splay onto the carriageway for emerging motorists (i.e. 
the vehicle to vehicle sight-lines) can be achieved and that the presence of parked cars on 
Duddon Road does not affect the accepted methodology. The main concern was the inter-
visibility for driver / pedestrian on the footway on Duddon Road." 

4.9 In this regard visibility of the pavement is good, aided by both a previous increased width 
of the footway to the south-east of the proposed access, and the adjacent short backstreet 
section.  This features a dropped kerb and prevents cars parking in front, which will help 
keep the proposed access clear.  Further improvements will result from the replacement 
parking to the front of no.55 (within the other application), making up for the loss of the 
driveway and garage.  This will require an increased area of dropped kerb, thereby 
preventing cars parking adjacent to the access to the north-west of the access.  There is 
also a requirement to reduce the existing side wall of no.55 to 1.05m in height to ensure 
visibility is achieved.  This does not affect the status of the back alley to Crossley St, which 
does not form part of the access, though it will assist with visibility.  

4.10 When comparing the two options, it is considered the access now proposed is an 
improvement over that previously accepted. 

Design and amenity 

4.11 One main difference in this proposal is the dwelling(s) as originally submitted were 
oriented with the front elevation facing back to Crossley St, whereas they were previously 
on more of a northeast/southwest axis and much more central in the plot.  That approved 
scheme was considered to achieve acceptable privacy and amenity for surrounding 
properties.  The orientation here results in facing windows back towards the gardens of 
properties on Crossley St.  This resulted in a loss of privacy and the perception of 
overbearing, as the dwelling would appear quite imposing when looking from the rear of the 
existing properties, including the garden area, exaggerated by the more linear layout 
running the length of their rear boundaries.  The scale is also markedly increased, with one 
dwelling now proposed similar to the footprint of both previously.   

4.12 After lengthy periods of negotiation, it was agreed the dwelling(s) should revert back to 
the previously approved orientation which makes a more effective use of the space within 
the plot.  This has resulted in a modest reduction in the floorspace proposed (approximately 
20m2), though again as with the other plot it has resulted in a big improvement to the 
separation distances benefitting both privacy and daylight reception.  21m separation is 
now achieved to all sensitive receptors.  It also removes a sense of overbearing as now 
only the side gable is evident which is much more discreet than the front elevation as 
before from the properties backing onto the site from Crossley St.  The detached garage 
(detailed further below) has allowed for the narrowing of the footprint so that it fits within the 
side boundaries of the plot but still permitted access to the rear gardens.  As less driveway 
distance is required to access the plots, more space is now given over to these garden 
areas, allowing for improved amenity for the occupants and also space for planting.  The 
revision is a distinct improvement, as with plot 1. 
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4.13 The style of the dwelling remains similar as before, with an emphasis on symmetrical 
gable elevations to the front either side of a central front entrance door, with a central 
rooflight in between.  To the rear, two small dormers sit to the right of a further gable, above 
bi-fold windows.  The materials proposed are of a good standard, with a mix of natural 
limestone facing to the front and rear gables, and smooth white render to the remainder.  
Natural slate roofs are proposed.  The design is appropriate to the area surrounding the the 
site which features a broad mix of materials. 

4.14 As part of this application a detached garage is provided positioned adjacent to rear of 
the replacement garage proposed for no.55 Duddon Rd in the other application.  This sits 
within a small cluster of garages including that of 59 Duddon Road.  The garage has an 
upper floor providing guest accommodation, though no other facilities for everyday living.  
The height increases slightly above the other garages as a result, though as the 
accommodation makes use of the roof space it is considered to be excessive, and prevents 
any undue visual impact or sense of enclosure. 

4.15 Parking is provided via the garage, with two parking spaces in front of the property.  
Again, the access courtyard serving both properties allows for turning to prevent the need 
to reverse out of the site. 

Biodiversity net gain 

4.16 A report has been provided to assess the current value of the wider garden area in 
order to inform a scheme of landscaping which will provide a net gain.  The existing plot 
contains modified grassland, typical of a leisure plot, concluding it is by default 
a poor habitat for wildlife.  It is proposed to provide planted garden areas for the dwelling(s) 
with a mix of small and medium sized trees within (spread over the two plots), the final 
details of which will be required by condition.  The report concludes that this represents a 
115% net gain over the existing site, which dramatically increases the value of it to local 
wildlife.  In addition, provision for bats and birds in the form of boxes or in-built crevices is to 
be required by condition.  These improvements satisfy the requirements of Policy N3 which 
seeks such improvements for all new development, prior to a 10% gains becoming 
mandatory nationally.  The gains will be spread between the two plots in the final 
landscaping scheme, but the improvement level is sufficiently high to satisfy the 
requirements for each. 

Other matters  

4.17 Foul drainage is proposed to connect to the main combined sewer.  Percolation testing 
was carried out to ascertain the suitability of the site for infiltration, though during the test 
ground water was encountered in the trail holes. With no watercourse available, or surface 
water sewer (the next preferred options in the drainage hierarchy), there is no other option 
but to connect to the combined sewer.  It is proposed however that the run off rate will 
match the existing greenfield run off rate of 0.5 l/s.  The roof areas and driveways will be 
served by Geocellular attenuation baskets with a restricted discharge rate, designed for a 
100 year return period allowing for climate change and urban creep.  Whilst the least 
preferred method of disposal, the attenuation should prevent any increased risk of flooding. 
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4.18 As before, preliminary investigations are required to ensure no contamination is 
present, or where suspected/and or found, that any necessary remediation is carried out. 

4.19 A construction method statement is also required once more to limit the impact of the 
development on the surrounding dwellings. 

  

5. Conclusions 

5.1 Outline permission has previously been granted for the residential development of the 
garden plot and remains extant.  The plot is located within the village of Askam and the 
defined development cordon.  The village is well served by public transport, with bus routes 
and train stops nearby, as well as a school.  The Local Plan directs new development and 
dwellings to the towns of Barrow and Dalton, and the villages located within development 
cordons, rather than the more remote and isolated villages which lack connectivity and 
services. 

5.2 The revised proposal features a new vehicular access point and a revised design for the 
dwelling, features shared by the accompanying application for Plot 1.  After lengthy 
negotiations regarding the layout of the dwelling, the overall design and minimal impact on 
the surroundings is now considered acceptable.  The alternate access forms an 
improvement over the previously approved scheme, albeit via the loss of 55 Duddon Rd's 
side driveway.  Alternate parking is provided for that property to prevent displacement onto 
the highway, whilst the opening up of the front forecourt is beneficial for visibility to and from 
the access. 

5.3 Subject to the conditions proposed, it is considered the development remains in 
accordance with local and national policy. 

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. 
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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 05/07/22 and the hereby approved documents defined by this 
permission as listed below, except where varied by conditions attached to this consent. 
 
1079/P02/01 rev F 
1079/P02/02 (dated 05/07/22) 
Envirotech Amended Biodiversity Net Gain (Rev A) ref:7573 v2 
M&P Gadsden Drainage Strategy ref: CN 221275 v1 
 
Reason 
 
To ensure that the development is carried out only as indicated on the drawings approved 
by the Planning Authority. 
 
Pre-commencement Conditions 
 
3. No development shall take place until a Preliminary Investigation (desk study, site 
reconnaissance and preliminary risk assessment), to investigate and assess the risk of 
potential contamination, is submitted to and approved in writing by the Local Planning 
Authority. This investigation must be undertaken by a suitably qualified contaminated land 
practitioner, in accordance with established procedures (BS10175 (2011+A2:2017) Code of 
Practice for the Investigation of Potentially Contaminated Sites and Model Procedures for 
the Management of Land Contamination (CLR11)). 
 
Reason 
 
To ensure that risks from land contamination to the future users of the land and 
neighbouring land are minimised, together with those to controlled waters, property and 
ecological systems. It is required pre-commencement to ensure that the development can 
be carried out safely without unacceptable risks to workers, neighbours and other offsite 
receptors in accordance with Local Plan Policy C4 of the Barrow Borough Local Plan 2016-
2031. 
 
4. If the Preliminary Investigation identifies potential unacceptable risks, 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 Model Procedures for the Management of Land Contamination 
(CLR11)), shall be undertaken to determine the presence and degree of contamination and 
must be undertaken by a suitably qualified contaminated land practitioner. The results of 
the Field Investigation and Risk Assessment shall be submitted to and approved by the 
Local Planning Authority before any development begins. 
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Reason 
 
To ensure that risks from land contamination to the future users of the land and 
neighbouring land are minimised, together with those to controlled waters, property and 
ecological systems. It is required pre-commencement to ensure that the development can 
be carried out safely without unacceptable risks to workers, neighbours and other offsite 
receptors in accordance with Local Plan Policy C4 of the Barrow Borough Local Plan 2016-
2031. 
 
5. Where contamination is found which poses unacceptable risks, no development shall 
take place until a detailed Remediation Scheme has been submitted to and approved in 
writing by the Local Planning Authority. The scheme must include an appraisal of remedial 
options and proposal of the preferred option(s), all works to be undertaken, proposed 
remediation objectives, remediation criteria and a verification plan. The scheme must 
ensure that the site will not qualify as contaminated land under Part 2A of the 
Environmental Protection Act 1990 in relation to the intended use. 

Reason 
 
To ensure that risks from land contamination to the future users of the land and 
neighbouring land are minimised, together with those to controlled waters, property and 
ecological systems. It is required pre-commencement to ensure that the development can 
be carried out safely without unacceptable risks to workers, neighbours and other offsite 
receptors in accordance with Local Plan Policy C4 of the Barrow Borough Local Plan 2016-
2031. 
 
6. 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. the proposed construction vehicle and delivery routing plans, v. wheel 
washing facilities where vehicles will enter/exit the site, vi. measures to control the emission 
of dust and dirt during construction. 
 
Reason 
 
In the interests of minimising the impact upon local environmental amenity. 
 
During Building Works 
 
7. Prior to installation the location, type and situation of any screen walls or fences shall be 
submitted to and approved in writing by the Planning Authority. Before the development 
hereby approved (or each identifiable phase) is completed, such screen walls or fences 
shall be erected and thereafter retained unless the Planning Authority gives prior written 
consent to any variation. 
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Reason 
 
In the interests of the visual amenities of the area and in order to ensure provision is made 
for through migration of the site by wildlife. 
 
8. 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. 

Reason 
 
To ensure that the development can be carried out safely without unacceptable risks to 
workers, neighbours and other offsite receptors and to ensure that risks from land 
contamination to the future users of the land and neighbouring land are minimised, together 
with those to controlled waters, property and ecological systems in accordance with Local 
Plan Policy C4 of the Barrow Borough Local Plan 2016-2031. 
 
9. The site should be drained on a separate system with foul water draining to the public 
sewer and surface water draining in accordance with the details and attenuation system 
specified in M&P Gadsden Drainage Strategy ref: CN 221275 v1. 
 
Reason 
 
To ensure the site is drained by the most sustainable method in accordance with the 
principles of the NPPF and Local Plan Policy C3a. 
 
Before Occupation 
 
10. Prior to the beneficial occupation of any part of the development, a landscape scheme 
for the site, showing the trees, shrubs and hedgerows, including verges and other open 
spaces, together with details of a timetable for implementation, (including any phasing of 
such a scheme) must be submitted to and approved in writing by the Planning Authority. 
The scheme shall be designed to provide the biodiversity net gains in the Envirotech report 
submitted with this application, submitted on a plan not greater that 1:500 in scale and shall 
contain details of numbers, locations and species of plants to be used. The scheme shall be 
implemented in accordance with the approved details, and all planting and subsequent 
maintenance shall be to current British Standards. 
 
Reason 
 
In the interests of the visual amenities of the area. 
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11. 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. 

 
12. The two replacement parking spaces to the front of no.55 Duddon Road, approved 
under ref: 2021/0932, must be constructed from bound material and brought into use prior 
to the beneficial occupation of the either the dwelling hereby approved (Plot 2) or the 
dwelling approved under ref: 2021/0932 (Plot 1), and thereafter be permanently retained for 
parking. 
 
Reason 
 
In order to ensure sufficient off-road parking is provided to off-set the loss of the driveway to 
be used for the site access. 
 
13. The access drive serving both Plot 1 and Plot 2 shall be surfaced in bound materials 
and shall be constructed and completed before the development is brought into use. This 
surfacing shall extend for a distance of at least 5 metres inside the site, as measured from 
the carriageway edge of the adjacent highway. 
 
Reason 
 
In the interests of highway safety. 
 
14. Any existing highway fence/wall boundary shall be reduced to a height not exceeding 
1.05m above the carriageway level of the adjacent highway in accordance with details 
submitted to the Local Planning Authority. The development must be carried out in 
accordance with the approved details prior to the beneficial occupation of either dwelling 
making use of the altered access, and shall thereafter not be raised to a height exceeding 
1.05m. 
 
Reason 
 
In the interests of highway safety. 
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15. In the event that contamination is found at any time when carrying out the approved 
development, that was not previously identified, it must be reported immediately to the 
Local Planning Authority. Development on the part of the site affected must be halted and 
Field Investigations shall be carried out. Where required by the Local Planning Authority, 
remediation and verification schemes shall be submitted to and approved in writing by the 
Local Planning Authority. These shall be implemented prior to occupation of the 
development. 
 
Reason 
 
To ensure that risks from land contamination to the future users of the land and 
neighbouring land are minimised, together with those to controlled waters, property and 
ecological systems in accordance with Local Plan Policy C4 of the Barrow Borough Local 
Plan 2016-2031. 
 
16. The approved Remediation Scheme shall be implemented and a Verification Report 
submitted to and approved in writing by the Local Planning Authority, prior to occupation of 
the development. 
 
Reason 
 
To ensure that risks from land contamination to the future users of the land and 
neighbouring land are minimised, together with those to controlled waters, property and 
ecological systems in accordance with Local Plan Policy C4 of the Barrow Borough Local 
Plan 2016-2031. 
 
17. Details of no fewer than 1 bird and 1 bat nesting/roosting boxes (external or 
incorporated into brickwork), including the exact location, specification and design, shall be 
submitted to and approved in writing by the Local Planning Authority. The development 
shall not be occupied unless the boxes have been installed. The nesting boxes shall be 
installed strictly in accordance with the details so approved and shall be maintained as such 
thereafter. 
 
Reason 
 
In the interests of nature conservation by safeguarding and enhancing the wildlife interests 
of the site. 
 
Operational Conditions 
 
18. The hereby approved garage, parking spaces and accesses thereto within the defined 
application site must be reserved for the parking of private motor vehicles and no 
permanent development, whether permitted by the Town & Country Planning (General 
Permitted Development) (England) Order 2015 (as amended, or any Order revoking or re-
enacting that Order with or without modifications) or not, shall be carried out on that area of 
land in such position as to preclude vehicular access to the development hereby permitted. 
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Reason 
 
To ensure that proper access and parking provision is made and retained for the use 
associated with the development hereby permitted. 
 
19. The guest accommodation in the upper floor of the detached garage outbuilding shall 
not be occupied at any time other than for purposes ancillary to the residential use of the 
dwelling hereby approved. 
 
Reason 
 
Planning permission is granted for ancillary purposes only to meet the applicants needs, 
and not as a separate dwelling or planning unit. 
 
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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10no new urban trees to be
planted to replace existing trees.

New flower beds
incorporating native plant
and flowering species.

Mowed lawn to
rear gardens.

Impermeable paving to
perimeter of new dwellings.

3no grassed areas to front of
dwellings to be sown with a
'flowering lawn' seed mix.

N

2m high vertically boarded
timber fencing where indicated.

PLOT 1
FFL 11.00

(To be constructed
under sister application)

Permeable block paving
to site access road.

PLOT 2
FFL 11.00 New garage and driveway to 55 Duddon road

to offset loss of existing garage and land in
creating new site access road - 101m2 (To be
constructed under sister application).

55

Development approved and
constructed under Planning
Application B13/2019/0888

Existing gated access to
be retained for Plot 2
non-vehicular use only.
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2no new off-street car parking
spaces to be provided to 55
Duddon Road (permeable block
paving) under sister application.

See Drainage Strategy
Report for foul and
surface water proposals.

Existing speed bump.

15m visibility splay achievable
in southeast direction.

25m visibility splay
achievable in
northwest direction.

2 x 2m pedestrian visibility
splay each side of altered
highway access.

Boundary treatments to not exceed
1m in height within visibility splays.

Existing highway access
to be altered / improved
under sister application.

Existing garage
to be demolished.

2no external off-street car parking
spaces and 1no internal garage
car parking space per dwelling
(3no in total per dwelling).

New detached garage and
guest bedroom to Plot 2.

SITE PLAN (SCALE 1:200)

Application site boundary
indicated by red line.

SITE SECTION (SCALE 1:100)
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PLOT 2 PLOT 1 (To be constructed under sister application)

THE BUNGALOW

2m high vertically
boarded timber fencing
to perimeter of site and
between new dwellings.

Dwelling not directly
obstructed on plan by
new dwellings.

All side facing windows to
new dwellings to be obscure
glazed; non-openable within
1800mm of internal floor level.

50

metres

Serial Number: 200906
© Crown Copyright and Database Right 2022

Ordnance Survey Licence: 100048957
Reproduction in whole or in part is prohibited

without the prior permission of Ordnance Survey
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54 Market Street
Dalton-in-Furness
Cumbria LA15 8AA

01229 343 620
info@lakeland-architectural.co.uk
www.lakeland-architectural.co.uk

GENERAL NOTES

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

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.

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

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

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.

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.

External Finishes

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

HOUSING DEVELOPMENT

LAND BEHIND 55 DUDDON ROAD
ASKAM-IN-FURNESS
CUMBRIA
LA16 7FD

PLANNING

LOCATION PLAN, SITE PLAN & SITE SECTION (PLOT 2)

DRAWING: 1079 / P2 / 01 SCALE: VARIES @ A1REV: F

DATE: 05-07-2022

2021/0933
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BED 5

BED 1BED 2

BED 3 BED 4

LANDING

E/S

BATHROOM

STORE

PLAYROOM /
STUDY

SITTING

DINING

KITCHEN

SHOWER

UTILITY

HALLWAY

PORCH

FIRST FLOOR LAYOUT

GROUND FLOOR LAYOUT

42
00

63
00

FRONT (NE) ELEVATION SIDE (SE) ELEVATION

REAR (SW) ELEVATION SIDE (NW) ELEVATION

ELEVATIONS

LOUNGE

DRESSER

FRONT (SW) ELEVATION SIDE (NW) ELEVATION REAR (NE) ELEVATION SIDE (SE) ELEVATION

GARAGE / GUEST BEDROOM LAYOUTS AND ELEVATIONS

FIRST FLOOR LAYOUTGROUND FLOOR LAYOUT

GARAGE

GUEST

Natural slate pitched
roof coverings.

Smooth white
rendered walls.

Natural limestone facing.

Anthracite grey uPVC
external doors and windows.

Anthracite grey
uPVC fascias.

Black uPVC guttering
and pipework.

Obscure glazed door.

Smooth white rendered
rear dormers.

2m high vertically boarded timber
fencing to sides of dwelling.

2m high vertically boarded timber
fencing to sides of dwelling.

Obscure glazed window;
non-openable within 1800mm

of internal floor level.

Natural
limestone

facing.

Smooth white
rendered walls.

2m high vertically boarded timber
fencing to perimeter of garage.

Natural slate pitched
roof covering.

Anthracite grey
uPVC fascias.

Anthracite grey aluminium
roller shutter door.

Anthracite grey
aluminium sliding
bi-fold doors.

Anthracite grey aluminium
roller shutter door.

Anthracite grey
rooflights.

Anthracite grey uPVC
external door.

Obscure glazed window;
non-openable within 1800mm

of internal floor level.

Anthracite grey
rooflight.

Black uPVC guttering
and pipework.

54 Market Street
Dalton-in-Furness
Cumbria LA15 8AA
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info@lakeland-architectural.co.uk
www.lakeland-architectural.co.uk

GENERAL NOTES

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

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.

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

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

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.

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.

External Finishes

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

HOUSING DEVELOPMENT
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Appendices 
 

 

 

 

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, 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; 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, 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; 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 060
To support the Government's objective of significantly boosting the supply of homes, it is
important that a sufficient amount and variety of land can come forward where it is
needed, that the needs of groups with specific housing requirements are addressed and
that land with permission is developed without unnecessary delay.
 
NPPF 069
Small and medium sized sites can make an important contribution to meeting the
housing requirement of an area, and are often built-out relatively quickly. To promote the
development of a good mix of sites local planning authorities should:
 



a) identify, through the development plan and brownfield registers, land to accommodate
at least 10% of their housing requirement on sites no larger than one hectare; unless it
can be shown, through the preparation of relevant plan policies, that there are strong
reasons why this 10% target cannot be achieved;
 
b) use tools such as area-wide design assessments and Local Development Orders to
help bring small and medium sized sites forward;
 
c) support the development of windfall sites through their policies and decisions - giving
great weight to the benefits of using suitable sites within existing settlements for homes;
and
 
d) work with developers to encourage the sub-division of large sites where this could
help to speed up the delivery of homes.
 
NPPF 080
Planning policies and decisions should avoid the development of isolated homes in the
countryside unless one or more of the following circumstances apply:
 
a) there is an essential need for a rural worker, including those taking majority control of
a farm business, to live permanently at or near their place of work in the countryside;
 
b) the development would represent the optimal viable use of a heritage asset or would
be appropriate enabling development to secure the future of heritage assets;
 
c) the development would re-use redundant or disused buildings and enhance its
immediate setting;
 
d) the development would involve the subdivision of an existing residential building; or
 
e) the design is of exceptional quality, in that it:
 
- is truly outstanding, reflecting the highest standards in architecture, and would help to
raise standards of design more generally in rural areas; and
 
- would significantly enhance its immediate setting, and be sensitive to the defining
characteristics of the local area.
 
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,
and in areas with high levels of productivity, which should be able to capitalise on their
performance and potential.
 
NPPF 082
Planning policies should:
 
a) set out a clear economic vision and strategy which positively and proactively
encourages sustainable economic growth, having regard to Local Industrial Strategies
and other local policies for economic development and regeneration;
 
b) set criteria, or identify strategic sites, for local and inward investment to match the
strategy and to meet anticipated needs over the plan period;
 
c) seek to address potential barriers to investment, such as inadequate infrastructure,
services or housing, or a poor environment; and
 
d) be flexible enough to accommodate needs not anticipated in the plan, allow for new
and flexible working practices (such as live-work accommodation), and to enable a rapid
response to changes in economic circumstances.
 
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
innovation or change (such as increased densities);
 
d) establish or maintain a strong sense of place, using the arrangement of streets,
spaces, building types and materials to create attractive, welcoming and distinctive



places to live, work and visit;
 
e) optimise the potential of the site to accommodate and sustain an appropriate amount
and mix of development (including green and other public space) and support local
facilities and transport networks; and
 
f) create places that are safe, inclusive and accessible and which promote health and
well-being, with a high standard of amenity for existing and future users; and where
crime and disorder, and the fear of crime, do not undermine the quality of life or
community cohesion and resilience.
 
NPPF 132
Design quality should be considered throughout the evolution and assessment of
individual proposals. Early discussion between applicants, the local planning authority
and local community about the design and style of emerging schemes is important for
clarifying expectations and reconciling local and commercial interests. Applicants should
work closely with those affected by their proposals to evolve designs that take account
of the views of the community. Applications that can demonstrate early, proactive and
effective engagement with the community should be looked on more favourably than
those that cannot.
 
NPPF 179
To protect and enhance biodiversity and geodiversity, plans should:
 
a) Identify, map and safeguard components of local wildlife-rich habitats and wider
ecological networks, including the hierarchy of international, national and locally
designated sites of importance for biodiversity; wildlife corridors and stepping stones
that connect them; and areas identified by national and local partnerships for habitat
management, enhancement, restoration or creation; and
 
b) promote the conservation, restoration and enhancement of priority habitats,
ecological networks and the protection and recovery of priority species; and identify and
pursue opportunities for securing measurable net gains for biodiversity
 
NPPF 183
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 contamination. This includes risks arising from
natural hazards or former activities such as mining, and any proposals for mitigation



including land remediation (as well as potential impacts on the natural environment
arising from that remediation);
 
b) after remediation, as a minimum, land should not be capable of being determined as
contaminated land under Part IIA of the Environmental Protection Act 1990; and
 
c) adequate site investigation information, prepared by a competent person, is available
to inform these assessments.
 
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 DS1 - Council’s commitment to sustainable development
When determining planning applications the Council will take a positive approach to
ensure development is sustainable. The Council will work pro-actively with applicants to
find positive solutions that allow suitable proposals for sustainable developments to be
approved wherever possible.
 
The Council is committed to seeking to enhance the quality of life for residents by taking
an integrated approach to protect, conserve and enhance the built, natural and historic
environment whilst ensuring access to essential services and facilities and a wider
choice of housing. This will enable the Local Plan's Vision and Objectives to be met and
to secure development that simultaneously achieves economic, social and
environmental gains for the Borough.
 
Planning applications that accord with the Development Plan will be approved without
delay, unless material considerations indicate otherwise.
 
Where there are no policies relevant to the application or relevant policies are out of
date at the time of making the decision then the Council will grant permission unless
material considerations indicate otherwise, taking into account whether:
 
a) Any adverse impacts of granting permission would significantly and demonstrably
outweigh the benefits when assessed against the policies in the National Planning
Policy Framework (or any document which replaces it)  taken as a whole; or
 
b) Specific policies in the Framework (or any document which replaces it) indicate that
development should be restricted.



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



k) Ensuring that proposals incorporate energy and water efficiency measures (in
accordance with the relevant Building Regulations), the use of sustainable drainage
systems where appropriate and steers development away from areas of flood risk;
 
l) Ensuring that any proposed development conserves and enhances the historic
environment including heritage assets and their settings; and
 
m) Development must comply with Policy DS3.
 
Where the applicant demonstrates that one or more of the criteria cannot be met, they
must highlight how the development will contribute towards the achievement of the Local
Plan objectives by alternative means.
 
Policy DS5 - Design
New development must be of a high quality design, which will support the creation of
attractive, vibrant places. Designs will be specific to the site and planning applications
must demonstrate a clear process that analyses and responds to the characteristics of
the site and its context, including surrounding uses, taking into account the Council's
Green Infrastructure Strategy. Proposals must demonstrate clearly how they:
 
 
a) Integrate with and where possible conserve and enhance the character of the
adjoining natural environment, taking into account relevant Supplementary Planning
Documents;
 
b) Conserve and enhance the historic environment, including heritage assets and their
setting;
 
c) Make the most effective and efficient use of the site and any existing buildings upon it;
 
d) Create clearly distinguishable, well defined and designed public and private spaces
that are attractive, accessible, coherent and safe and provide a stimulating environment;
 
e) Allow permeability and ease of movement within the site and with surrounding areas,
placing the needs of pedestrians, cyclists and public transport above those of the
motorist, depending on the nature and function of the uses proposed;
 
f) Create a place that is easy to find your way around with routes defined by a well-
structured building layout;
 



g) Prioritise building and landscape form over parking and roads, so that vehicular
requirements do not dominate the sites appearance and character;
 
h) Exhibit design quality using design cues and materials appropriate to the area, locally
sourced wherever possible;
 
i) Respect the distinctive character of the local landscape, protecting and incorporating
key environmental assets of the area, including topography, landmarks, views, trees,
hedgerows, habitats and skylines. Where no discernible or positive character exists,
creating a meaningful hierarchy of space that combines to create a sense of place;
 
j) Create layouts that are inclusive and promote health, well-being, community cohesion
and public safety;
 
k) Incorporate public art where this is appropriate to the project and where it can
contribute to design objectives;
 
l) Ensure that development is both accessible and usable by different age groups and
people with disabilities;
 
m) Integrate Sustainable Drainage Systems of an appropriate form and scale;
 
n) Mitigate against the impacts of climate change by the incorporation of energy and
water efficiency measures (in accordance with the Building Regulations), the orientation
of new buildings, and use of recyclable materials in construction; and
 
o) Ensuring that new development avoids creating nesting sites for gulls e.g. through the
provision of appropriate roof pitches.
 
 
 
Policy 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 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 H23 - Conversion of Garages
Applications involving the loss of garages or access thereto will be permitted only where
it can be demonstrated that sufficient alternative off street parking provision is available
behind the building line or in such other position as will not have an adverse visual
impact on the character of the area or on highway safety.
 
 
 
Policy H3 - Allocated Housing Sites
In order to meet the housing requirement over the Plan period, a number of specific
sites are allocated for residential development. These are listed in Table 7 and are
identified in the Proposals Maps (Appendices A-C) and in Appendix F.
 
Policy H4 - Development Cordons
In the following villages, residential development and the conversion of existing buildings
for residential purposes will be allowable within the residential cordon, especially if it
contributes to the maintenance of that community:
 
Askam & Ireleth, Lindal, Newton, North Scale, Rampside (see Appendix G)
 
 
 
 
 



Policy H5 - Residential development in the open countryside
New housing in the open countryside will only be permitted where the Council is
satisfied that the proposal meets specific local needs, including provision for rural
workers, replacement dwellings, temporary accommodation to support a new rural
enterprise and conversions. Applications will require supporting evidence prepared by a
suitably qualified person to justify the need for such housing. Development must accord
with relevant Local Plan Policies regarding landscape and biodiversity and the principles
set out in the Council's Green Infrastructure Strategy.
 
Rural Workers Dwellings
 
1)    Proposals for new-build rural workers dwellings in the open countryside will only be
permitted where the dwelling is required to meet the proven essential needs of a rural
worker and the following criteria are met:
 
a)    The business requires the permanent attendance of a worker on site;
 
b)    The need cannot be met by any existing dwelling or other accommodation at the
business or in the general locality;
 
c)    Audited accounts from the previous three years show that the business is financially
sound and has a reasonable prospect of remaining so;
 
d)    The size of the dwelling is appropriate to the need, the design is appropriate to the
landscape, it is located adjacent to any existing buildings and uses the existing access;
and
 
e)    A planning condition is attached to ensure that occupancy of the dwelling(s) is
confined to rural workers.
 
 
Replacement Dwellings
 
2)    The replacement of existing dwellings in the countryside will only be permitted
where all of the following criteria are met:
 
a)    The replacement dwelling makes a positive visual contribution to the rural
environment.
 
b)    The scale of the replacement dwelling matches the existing dwelling.



 
c)    The existing dwelling is not derelict (i.e. incapable of being re-inhabited without
carrying out works requiring planning consent).
 
d)    Expert advice has been sought and an appropriate course of action has been
agreed in cases where the existing dwelling provides habitat to wildlife species protected
by law.
 
 
The demolition and replacement of dwellings will not be permitted where the existing
dwelling is a heritage asset, contributes to the setting of other heritage assets or makes
a positive contribution to the character of the countryside even in cases where the
criteria listed above can be met.
 
 
Temporary Accommodation
 
3)    Accommodation that is required in relation to a new rural enterprise, such as a
mobile home will only be approved on a temporary basis, subject to not causing an
undue visual impact on the surrounding countryside or when viewed from a public right
of way.
 
 
Conversions
 
4)    Conversion of redundant or disused buildings will be permitted provided that each
of the following criteria is satisfied:
 
a)     The application is accompanied by evidence that the building is structurally sound
and capable of conversion without substantial rebuilding work or extension;
 
b)    The development would lead to an enhancement of the immediate setting of the
building;
 
c)    The development is of a high standard of design appropriate to the character of the
host building and the open countryside location;
 
d)     The development would be able to access the road network without the need to
construct access roads, the nature of which would have an unacceptable impact on the
landscape;



 
e)    Any ancillary buildings are appropriate in scale, design, materials and siting and can
be located within the curtilage of the site without encroaching into the open countryside;
and
 
f)    Any external amenity space is appropriate in size, scale and character to serve the
proposed dwelling and its landscaping and boundary treatments are appropriate to the
rural setting.
 
 
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 I6 - Parking
Proposals for new developments will be required to provide evidence to demonstrate
that adequate parking provision has been provided in consultation with the Local
Highways Authority and in accordance with the parking standards in the "Parking
Guidelines in Cumbria" SPG or any update to it.
 
 
In areas suffering from significant on-street parking problems, greater provision will be
sought where possible, or alternative arrangements will be required. When applying
parking standards each site should be assessed on its own merits and, if a developer
can demonstrate to the satisfaction of the authority that their proposed parking provision
is sufficient, the 'Parking Guidelines in Cumbria' can be relaxed in favour of the
demonstrated proposal.
 
 
The design of on and off site parking provision will be safely accessible and appropriate
to the streetscene and character of the local area. Consideration should be given to



Policy C3 (water management) and Policy DS6 (landscaping).
 
 
 
 
 
Policy N1 - Protecting and enhancing landscape character
Land use proposals should protect and enhance where appropriate, local landscape
character, as defined by contemporary adopted local landscape character guidance,
currently the Cumbria Landscape Character Guidance and Toolkit. In addition, major
land use proposals will require an assessment of the effects of the proposed
development on landscape character and visual effects at the time of submission.
 
Where new development will impact upon the character of the landscape, such impact
will need to be minimised and priority will be given to protecting and enhancing the
landscape's distinct assets. Where there is loss or damage to the assets, the applicant
must submit a statement demonstrating that this is unavoidable e.g. the development
cannot be sited elsewhere due to operational requirements.  In cases such as these, the
unavoidable damage must be mitigated, and unavoidable loss must be compensated
for, so that there is no net loss in resources.
 
High protection will be given to the undeveloped coast in order to maintain its openness,
tranquillity, heritage and nature conservation value and to maintain the Borough's
recreation and tourism appeal.
 
High protection will also be given to the setting of the Lake District National Park in order
to maintain the valued views to and from this nationally designated area, its tranquillity
and its attractiveness to tourists.
 
Measures to enhance the character of the Borough's landscape will be supported, with
particular importance given to the following:
 
 
a)    Improved access to the landscape for recreation and tourism, including managed
access to the undeveloped coast.
 
b)    The regeneration of unsightly brownfield sites, particularly former industrial sites.
 
c)    Increase in tree and woodland cover where such planting complements the scale of
the landscape.



 
d)    Enhancement of the nature conservation value of the landscape.
 
 
 
 
 
 
Policy N3 - Protecting biodiversity and geodiversity
The Council will support development which maintains, protects and enhances
biodiversity across the Borough. Proposals for new development should minimise
impacts on biodiversity and provide net gains in biodiversity where possible. Proposals
will be expected to improve access to important biodiversity areas, and will be required
to show full details of measures to achieve this in the form of a suitable Management
Plan. Consideration must be given to the Council's Biodiversity and Development
Supplementary Planning Document (SPD) and any other relevant guidance.
 
Designated biodiversity and geodiversity sites
 
There is a presumption in favour of the preservation and enhancement of sites of
international and national importance. Development proposals that would cause a direct
or indirect adverse effect on any site of international or national importance, including its
qualifying habitats and species will only be permitted where the Council and relevant
partner organisations are satisfied that:
 
.;    The adverse effect cannot be avoided (for example through locating the
development on an alternative site); and
 
.;     Any adverse impacts can be mitigated for example through appropriate      habitat
creation, restoration or enhancement on site or in another      appropriate location, in
agreement with the Council and relevant partner      organisations, via planning
conditions, agreements or obligations.
 
Where mitigation is not possible or viable or where there would still be significant
residual harm following mitigation, compensation measures should be made to provide
an area of equivalent or greater biodiversity value. Compensation should be secured
through planning conditions or planning obligations.
 
Special compensation considerations apply in the case of Natura 2000 sites. If harm to
such sites is allowed because the development meets the above criteria and imperative



reasons of overriding public interest have been demonstrated, the European Habitats
and Wild Birds Directive requires that all necessary compensatory measures are taken
to ensure the overall coherence of the network of European Sites as a whole is
protected.
 
Local wildlife sites and geological designations such as County wildlife sites, wildlife
corridors and Local Geological Sites (LGS) will be afforded a high degree of protection
from potentially harmful development, unless a strong socio-economic need can be
demonstrated and the development cannot be situated in a less sensitive location.
 
Assessing the effects of development on biodiversity and geodiversity
 
Proposals for new development which may result in significant harm to biodiversity must
be accompanied by appropriate surveys, undertaken by a suitably qualified person, to
identify the potential effects of development. In such cases, the mitigation hierarchy, as
referenced in the Council's Biodiversity and Development SPD should be applied and it
must be demonstrated that avoidance measures have been considered and justification
for ruling these out must be given. Where significant harm is avoidable, it should be
adequately mitigated, or as a last resort, compensated for.
 
Where mitigation is required in the form of species translocation, the Council will work
with partners to identify suitable sites for translocation.
 
Where there is evidence to suspect the presence of protected species, the planning
application should be accompanied by appropriate, up-to-date surveys carried out at the
correct time of year for the particular species assessing their presence to ensure that the
proposal is sympathetic to the ecological interests of the site.
 
Policy R18 - Residential Protection Areas
Conversion from residential to retail or commercial uses will only be permitted in
Residential Protection Areas where there is no perceived threat to amenity in terms of
opening hours, deliveries, traffic, waste and noise. Elsewhere, within predominantly
residential areas, only shops and services not adversely affecting residential amenities
will be permitted.
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Page No Reference  Address  Proposal  

2 2022/0134 55 Norland Avenue, Barrow-in-
Furness, Cumbria LA14 4ES 

Change of Use of residential garage to a 
small beauty salon business 
((Retrospective) 

16 2022/0346 Maidenlands Tarn, Tarn Flatt, 
Marton, Cumbria LA12 0NL 

Agricultural workers dwelling. 

31 2021/0649 Allotments, London Road, 
Lindal-in-Furness, Cumbria 

Erection of two-storey dormer style 
dwelling with altered access to public 
highway (Outline with appearance and 
landscaping reserved for subsequent 
approval) 

54 2021/0932 Land rear of 55 Duddon Road, 
Askam-in-Furness, Cumbria 
LA16 7FD (Plot 1) 

Construction of 1.5 storey 4 bedroom 
detached dwelling; 
alterations/improvements to existing 
highway access to 55 Duddon Road to 
provide access to new dwelling; demolition 
of existing garage to 55 Duddon Road and 
construction of replacement garage in 
revised location (Amended layout) 

74 2021/0933 Land rear of 55 Duddon Road, 
Askam-in-Furness, Cumbria 
LA16 7FD (Plot 2) 

Construct of 1.5 storey 4 bedroom 
detached dwelling (Amended layout) 
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