
 
 
 
 
 
 

 
 
 
 
 
 

DEVELOPMENT SERVICES 
 

PLANNING COMMITTEE 
 

FOR DECISION 
Book 2 

 
4th October 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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B12/2022/0263 
Planning Committee  

4th October 2022  

  

  
Application Number : B12/2022/0263 Date Valid :19/04/2022 

Address : Land adjacent to the BAE 
Systems SASK - Academy of Skills and 
Knowledge, Buccleuch Dock Road, 
Barrow-in-Furness Cumbria 

Case Officer : Maureen Smith 

Proposal : Full planning application for the construction of a new University of 
Cumbria Barrow Campus, creation of a new car park and external landscaping 
works. 

Ward : Barrow Island Ward Parish : N/A 

Applicant : University of Cumbria, c/o 
agent DPP Planning  Agent : Mrs K Dixon, DPP Planning  

Statutory Date : 19/07/2022 

Recommendation : Members agree to 
support the principle of the 
scheme subject to the satisfactory 
resolution of issues around drainage, 
car parking and accessibility for 
pedestrians and cyclists, but giving 
delegated authority to the Head of 
Development Management to determine 
the application including formulating any 
planning conditions and  legal 
agreements  as may be required. 
Should these issues not be suitably 
resolved then the application be 
reported back to Members with a further 
update. 

Barrow Planning Hub   
  

Relevant Policies and Guidance 

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

1. Barrow Borough Local Plan 2016-2031 - Policy C3a - Water management 
2. Barrow Borough Local Plan 2016-2031 - Policy C4 - Contaminated and 

Unstable Land 
3. Barrow Borough Local Plan 2016-2031 - Policy C5 - Promoting Renewable 

Energy 
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4. Barrow Borough Local Plan 2016-2031 - Policy C7 - Light Pollution 
5. Barrow Borough Local Plan 2016-2031 - Policy DS1 - Council’s commitment 

to sustainable development 
6. Barrow Borough Local Plan 2016-2031 - Policy DS2 - Sustainable 

Development Criteria 
7. Barrow Borough Local Plan 2016-2031 - Policy DS5 - Design 
8. Barrow Borough Local Plan 2016-2031 - Policy DS6 - Landscaping 
9. Barrow Borough Local Plan 2016-2031 - Policy EC3 - Managing Development 

of Employment Land 
10. Barrow Borough Local Plan 2016-2031 - Policy GI1 - Green Infrastructure 
11. Barrow Borough Local Plan 2016-2031 - Policy HC1 - Health and Wellbeing 
12. Barrow Borough Local Plan 2016-2031 - Policy HC15 - Education Provision 
13. Barrow Borough Local Plan 2016-2031 - Policy HC4 - Access to buildings and 

open spaces 
14. Barrow Borough Local Plan 2016-2031 - Policy HC5 - Crime Prevention 
15. Barrow Borough Local Plan 2016-2031 - Policy HE1 - Heritage Assets and 

their setting 
16. Barrow Borough Local Plan 2016-2031 - Policy HE2 - Information required for 

proposals involving historic assets 
17. Barrow Borough Local Plan 2016-2031 - Policy HE3 - Listed Buildings 
18. Barrow Borough Local Plan 2016-2031 - Policy HE4 - Conservation Areas 
19. Barrow Borough Local Plan 2016-2031 - Policy I1 - Developer Contributions 
20. Barrow Borough Local Plan 2016-2031 - Policy I4 - Sustainable Travel 

Choices 
21. Barrow Borough Local Plan 2016-2031 - Policy I5 - Travel Plans 
22. Barrow Borough Local Plan 2016-2031 - Policy I6 - Parking 
23. Barrow Borough Local Plan 2016-2031 - Policy N3 - Protecting biodiversity 

and geodiversity 
24. Barrow Borough Local Plan 2016-2031 - Policy P1 - The Port of Barrow 

Summary of Main Issues 

The application involves the redevelopment of a brownfield site on industrial land for 
educational use, backed by funding from the Towns Deal. It should result in a high 
quality development along the waterfront and could act as a catalyst for wider 
regeneration including on nearby sites such as Marina Village and Salthouse Mills. 
The proposal scores highly in terms of design, landscaping,  green infrastructure and 
biodiversity enhancements and alongside the SASK building contributes to high 
quality design along the waterfront. In terms of economic development and job 
creation it should enhance the life chances of local young people and help to provide 
a skilled workforce for local employers who advise that they often struggle to recruit. 
Residential amenity and heritage impact are also considerations which are 
addressed within the body of the report. 

However, whilst the NPPF gives significant weight to the need to encourage 
business expansion many paragraphs are also devoted to sustainable travel and the 
need to prioritise pedestrians and cyclists over cars; the  relative isolation of the site 
and current poor provision of pedestrian links, particularly along Buccleuch Dock 
Road, has meant that this is a challenge for the applicants, and as yet, 
remains unresolved.   The proposal initially failed on this test but the applicants are 

Page 3 of 89



keen to work with officers to overcome concerns arising from shortcomings in the 
transport aspects of the submission, and also around sustainable drainage and more 
information and amended plans have been requested. Your officers are continuing to 
work with the applicants in a positive and proactive way to overcome 
ongoing concerns but this has inevitably led to delays with the application. 

Non Material Considerations 

Response to Publicity and Consultations 

The application has been advertised by press and site notices. 

Neighbours Consulted 

Street Name Properties 
Buccleuch 
Dock Road 1, 1A, 

Dundee 
Street 

1, 10, 11, 12, 13, 14, 15, 16, 17, 18, 19, 20, 21, 22, 23, 24, 25, 26, 27, 
28, 29, 30, 31, 32, 33, 34, 35, 36, 37, 38, 39, 40, 41, 42, 43, 44, 45, 
46, 47, 48, 49, 5, 50, 51, 52, 53, 54, 55, 56, 57, 58, 59, 60, 61, 62, 63, 
64, 65, 66, 67, 69, 7, 71, 73, 8, 9, 

Dunoon 
Street 

1, 10, 11, 12, 13, 14, 15, 16, 17, 18, 19, 2, 20, 21, 22, 24, 26, 28, 3, 
30, 32, 34, 4, 5, 6, 7, 8, 9, 

Farm Street 11, 13, 15, 17, 19, 21, 23, 25, 27, 29, 31, 33, 35, 37, 39, 41, 43, 45, 7, 
9, St Patricks Catholic Club, 

Michaelson 
Road 

1 Michaelson Villa, 4 Michaelson Villa, 2 Michaelson Villa, 3 
Michaelson Villa, St Patricks Presbytery, 

   

Responses Support Object Neutral 

0 0 0 0 

   

Organisations Consulted 

Consultee 
Associated British Ports 
BAE Systems - Emergency Planning Officer (Nuclear) 
Barrow Borough Council (Building Control) 
Barrow Borough Council (Estates) 
Barrow Borough Council (Planning Policy) 
Barrow Borough Council (Public Protection Services Contamination) 
Barrow Borough Council (Public Protection Services) 
Cumbria County Council (CAT 1 Planning) 
Cumbria County Council (Education) 
Cumbria County Council (Emergency Planning) 
Cumbria County Council (Fire and Rescue) 
Cumbria County Council (Highways) 
Cumbria County Council (LLFA) 
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Environment Agency (Contamination, Flood and Pollution) 
Health and Safety Executive (Hazardous Substances Consents) 
Health and Safety Executive (Planning Advice Web App) 
Natural England 
Office for Nuclear Regulation (Nuclear) 
United Utilities (Asset Protection) 
   

List of Organisation Responses 

29/04/2022  

Barrow Borough Council (Building Control) 

“Building regulation approval required for the proposals”. 

26/07/2022  

Barrow Borough Council (Public Protection Services Licensing) 

“Thank you for the above consultation and apologies for the late response. I have 
read the available information and note the need for an intrusive investigation. I 
recommend that any subsequent planning approval includes the following conditions 
and also includes the need for a Construction Management Plan. I would also draw 
your attention to previous issues between the two cottages and the amount of traffic 
flowing from the site with regards to noise and light nuisance. 

1. If the Preliminary Investigation has identified 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 Land Contamination Risk 
Management (LCRM)), shall be undertaken to determine the presence and 
degree of contamination and must be undertaken by a suitably qualified 
contaminated land practitioner. The results of the Field Investigation and Risk 
Assessment shall be submitted to and approved by the Local Planning 
Authority before any development begins. 

2. Where contamination is found which poses unacceptable risks, no 
development shall take place until a detailed Remediation Scheme has been 
submitted to and approved in writing by the Local Planning Authority. The 
scheme must include an appraisal of remedial options and proposal of the 
preferred option(s), all works to be undertaken, proposed remediation 
objectives, remediation criteria and a verification plan. The scheme must 
ensure that the site will not qualify as contaminated land under Part 2A of the 
Environmental Protection Act 1990 in relation to the intended use. 

3. The approved Remediation Scheme shall be implemented and a Verification 
Report submitted to and approved in writing by the Local Planning Authority, 
prior to occupation of the development. 
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4. In the event that contamination is found at any time when carrying out the 
approved development, that was not previously identified, it must be reported 
immediately to the Local Planning Authority. Development on the part of the 
site affected must be halted and Field Investigations shall be carried out. 
Where required by the Local Planning Authority, remediation and verification 
schemes shall be submitted to and approved in writing by the Local Planning 
Authority. These shall be implemented prior to occupation of the development. 

5. No soil material is to be imported to the site until it has been tested for 
contamination and assessed for its suitability for the proposed development. A 
suitable methodology for testing this material should be submitted to and 
approved by the Local Planning Authority prior to the soils being imported 
onto site. The methodology should include the sampling frequency, testing 
schedules, criteria against which the analytical results will be assessed (as 
determined by the risk assessment) and source material information. The 
analysis shall then be carried out as per the agreed methodology with 
verification of its completion submitted to and approved in writing by the Local 
Planning Authority. 

In order to protect residential amenity for further mechanical noise I would 
recommend the following conditions: 

1) Noise from the development must not exceed Noise Rating Curve NR 30 in 
daytime hours (0700 - 2300) and NR 25 in night time hours (2300 - 0700) in any 
noise sensitive property. 

2) Noise from the development, including noise from the extraction equipment 
required in the above condition, must not cause the existing background noise level 
(measured as the LA90(10 minutes) to be exceeded at any neighbouring noise 
sensitive locations.  Any tonal noise produced by the development would result in a 
5dB addition to the particular noise level (Definition in: Appendix E “Noise Procedure 
Specification, Publication 140”, The Engineering Equipment and Materials User 
Association). [Note: the noise is measured 3.5m from any reflective surface, other 
than the ground, at a height of between 1.2 and 1.5m.]” 

05/05/2022  

Cumbria County Council (Emergency Planning) 

"The BAE site is covered by the provision of the Radiation (Emergency 
Preparedness and Public Information) 2019 Regulations. There are no objections to 
the proposed development based on the information provided but it should be noted 
that the proposed development is situated within the Detailed Emergency Planning 
Area of BAE. Cumbria County Council, in liaison with the site operator and the Office 
for Nuclear Regulation, have certain special arrangements are made for 
residents/business premises in this area and particular attention is paid to ensuring 
that people are aware of the appropriate action to take in the event of an incident at 
the site. 
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Accordingly I would be grateful if you could, in the event of the application being 
approved, advise the applicant to liaise with this office to allow for further 
discussion." 
 
29/07/2022  

Fire Safety Team Cumbria County Council (Fire and Rescue) 

"Following examination of plans in connection with the above application with regard 
to access of the site and water supplies, I have to inform you that the Fire Authority 
has no objections to this application.  However, it should be noted that access for 
firefighting and water supplies must comply with ADB Volume 2, Buildings other than 
dwellings, Section B5. 

With regards to the re-cladding of western gable to building B29 - The external 
cladding (compartment wall) should meet the requirements of ADB Section 13 

Cumbria Fire and Rescue Service is committed to reducing the impact of fire on 
people, property and the environment. For this reason, it is recommended that the 
applicant should give consideration to the inclusion of a sprinkler system within the 
design of the premises. 

There is clear evidence that sprinklers and other forms of automatic fire suppression 
systems can be effective in the rapid suppression of fires and therefore play an 
important role in achieving a range of benefits for both individuals and the community 
in general. 

This is because sprinklers can significantly help to: 

• Improve the time available to escape from a fire 
• Reduce death and injury from fire 
• Reduce the risks to fire fighters who we ask to fight the fires 
• Protect property 
• Reduce the effects of arson 
• Reduce the environmental impact of fire 

These benefits may far outweigh the installation costs of new sprinkler systems. 

For more information on sprinklers, visit the British Automatic Fire Sprinkler 
Association at www.bafsa.org.uk 

If you would like to discuss this or any other matter of fire safety, please contact me 
at the above details." 
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23/06/2022  

Cumbria County Council (Highways & LLFA) 

"Thank you for your consultation on 17 June 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. 

Local Highway Authority response: 

It is with regret that I am recommending refusal on the grounds that insufficient 
information has been provided and further consideration is required to improve 
pedestrian and cycle routes to the site. 

Due to the existing issues with parking and the proposal that the majority of the 
students will be coming from BAE, where it has been calculated 71% of staff come to 
the area via a car, we have requested that a robust car parking strategy and green 
travel plan is required to better understand these figures and the means in which to 
accommodate the outcome. 

The local highway has pedestrian facilities including a footway along part of 
Buccleuch dock road which stops approximately 175m short of the entry to the site 
and in parts does not meet required standards due to lighting, extensive parking and 
missing footpath. There are opportunities to travel to the site by bicycle on the road 
network, with Buccleuch dock road being accessed from Michaelson road. the local 
cycling and walking infrastructure plan (LCWIP) identifies new cycling infrastructure 
(to be provided on highway) on Michaelson road, which is also identified as a priority 
walking route. Works to improve active transport on Michaelson road / bridge and 
Bridge Road (including a segregated cycleway) is currently being constructed 
(funded through active travel fund). 

Cycle route up to the site will need to be improved to suit the predicted heavy use. 

The closest bus stops to the site are 650m to the west of the proposed development 
on Michaelson road. The bus stops have shelters provided at stops on 
Michaelson road. 

Therefore, as mentioned, a robust car parking strategy and green travel plan is 
required and any under provision from the CDDG levels needs to have robust 
reasoning. The inclusion of staff parking, blue-badge spaces, coach turning and the 
other measures associated with a green travel strategy should be included - electric 
charging points for EVs, high quality secure cycle parking, convenient, direct, safe 
and high quality walking and cycling routes to the public highway. 
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 Lead Local Flood Authority response: 

The LLFA will have to recommend refusal of this application due to more information 
being required and that there is a potentially high risk to flooding due to the 
combined tidal lock and storm event. 

The flood risk assessment and surface water drainage strategy is a well-documented 
report that clearly identifies the hazards, demonstrates proposed mitigation 
measures and then maintenance. 

Within the Geology section of the report it is identified that the majority of the 
bedrock is made of permeable layers that can support local water supplies, and may 
form an important source of base flow to the Dock. 

A drainage survey has been undertaken and it has been identified that the surface 
water and foul water are independent with the surface water running into Buccleuch 
Dock and the foul water to be pumped via a new pump that will discharge at 5.73l/s. 
It has been confirmed by CCC that it will be acceptable for the proposed surface 
water from the site boundary to discharge at a rate that will not overload the 
downstream pipework. A survey of the downstream pipework and catchment has not 
been provided. 

It has been estimated that the surface water discharge capacity for the site is capped 
at 35l/s and the following analysis has been based on this limitation. This could vary 
following the capacity assessment downstream and is therefore yet to be concluded. 

The report has calculated exceedance flow routes for a 100 year rainfall event plus 
40% allowance for climate change, however they have modelled a simulation to 
account for a 100 year event + 60% for climate change. the results of the +60% 
assessment could not be found in the Appendix D, but a diagrammatic explanation of 
flooding locations was provided in appendix E. 

In the 30 year critical storm event the drainage system will mostly surcharge 
meaning that the rate in which the water is meeting the proposed system is faster 
than the system is able to get rid of the water. 

In the 100 year + 40% simulation it is identified that the drainage system will mostly 
surcharge and flooded. 

Therefore in the +50% it is likely to see similar, if not a more severe outcome. 

Sediment buildup is proposed to be managed with a regular maintenance 
programme, however it is best practice to provide a passive system that is capable 
of managing the events simulated. 

For tidal flooding; the report identifies that the site is at high risk to flooding 
demonstrating that the 0.5% AEP + climate change (Higher central ) is to be at 
6.887mAOD and 7.113mAOD (upper end), where the site is approximately between 
6.37mAOD and 6.53mAOD. This shows that the site is susceptible to the increasing 
tide levels. The proposal for mitigation is to have a finished floor level of 7.25mAOD. 
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This would mean that in this event, the site floor will not flood, however the 
surrounding area would, rendering the site inaccessible. 

In Appendix E the drainage levels show that the proposed levels are from 
5.96mAOD to 5.268mAOD which then fall to Buccleuch Dock at an unknown level. 

It is therefore likely that the surface water drainage system is not viable when the 
rising tides are taken into account. 

In order to manage the surface water drainage, the application has adopted the use 
of Sustainable drainage systems to clean and hold back the water. It is good to see 
the important areas captured within the report, however there is a lot of potential 
space not being used. 

There is also no information on showing how the water will reach the basin's detailed 
within the drawings provided. 

The report mentions that the permeable paving under the car park will be swept 
regularly, but it would be good practice for a contingency measure be listed if the 
permeable paving becomes blocked and the surface water needs to run off. There is 
a drawing in the appendix that shows the water moving around the site in the storm 
events. This shows that the site can remain operational, however some of the 
parking will be lost and the solution is based on runoff into the Dock, which is then 
subject to the tide. 

Please can you provide; 

- any bore hole reports so that the depths of the strata can be determined. 

- levels of the drainage so that the outlet into the Dock can be determined 

- Downstream contributing area and drainage capacity 

- Updated assessment to allow for 50% rainfall exceedance for climate change 

- Mitigation measures for drainage system during tidal lock 

Conclusion: 

Local Highway Authority 

Further information is required to support the traffic assessment via the submission 
of a green travel plan and car parking strategy. More consideration is required to 
improve the safe access from local transport facilities to the site. 

Lead Local Flood Authority 

More information is required to remove the possibility of flooding, including but not 
limited to; 
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downstream information, tidal lock assessment of 50% increase due to CC." 

09/06/2022  

Highways Cumbria County Council (Highways) 
 
"Thank you for your consultation on 29 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. 

Local Highway Authority response: 

It is with regret that I am recommending refusal on the grounds that insufficient 
information has been provided and further consideration is required to improve 
pedestrian and cycle routes to the site. 

Due to the existing issues with parking and the proposal that the majority of the 
students will be coming from BAE, where it has been calculated 71% of staff come to 
the area via a car, we have requested that a robust car parking strategy and green 
travel plan is required to better understand these figures and the means in which to 
accommodate the outcome. 
 
The local highway has pedestrian facilities including a footway along part of 
Buccleuch dock road which stops approximately 175m short of the entry to the site 
and in parts does not meet required standards due to lighting, extensive parking and 
missing footpath. There are opportunities to travel to the site by bicycle on the road 
network, with Buccleuch dock road being accessed from Michaelson road. the local 
cycling and walking infrastructure plan (LCWIP) identifies new cycling infrastructure 
(to be provided on highway) on Michaelson road, which is also identified as a priority 
walking route. Works to improve active transport on Michaelson road / bridge and 
Bridge Road (including a segregated cycleway) is currently being constructed 
(funded through active travel fund). Cycle route up to the site will need to be 
improved to suite the predicted heavy use. 
 
The closest bus stops to the site are 650m to the west of the proposed development 
on Michaelson road. The bus stops have shelters provided at stops on 
Michaelson road. 

Therefore, as mentioned, a robust car parking strategy and green travel plan is 
required and any under provision from the CDDG levels needs to have robust 
reasoning.  The inclusion of staff parking, blue-badge spaces, coach turning and the 
other measures associated with a green travel strategy should be included - electric 
charging points for EVs, high quality secure cycle parking, convenient, direct, safe 
and high quality walking and cycling routes to the public highway. 

Lead Local Flood Authority response: 

No information has been provided. 
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Conclusion: 

Further information is required to support the traffic assessment via the submission 
of a green travel plan and car parking strategy. More consideration is required to 
improve the safe access from local transport facilities to the site." 

04/05/2022  

Environment Agency (Contamination, Flood and Pollution) 

"Thank you for consulting us on the above application, which we received 29 April 
2022. 

The northern edge of the proposed development site extends into the edge of Flood 
Zone 2. The proposal is classed as ‘More Vulnerable’ development, deemed as 
appropriate in this flood zone. 

Environment Agency position 

We have no objection to the proposal as submitted". 

The planning application is accompanied by a Flood Risk Assessment (FRA) 
produced by Curtins ref 079019-CUR-XX-XX-T-C-92001 Rev.P04 dated 5 January 
2022. 

We have reviewed the FRA in so far as it relates to our remit and we are satisfied 
that the development would be safe without exacerbating flood risk elsewhere if the 
proposed flood risk mitigation measures are implemented. The proposed 
development must proceed in strict accordance with this FRA and the mitigation 
measures identified as it will form part of any subsequent planning approval. Any 
proposed changes to the approved FRA and / or the mitigation measures identified 
will require the submission of a revised FRA". 
 

22/06/2022  

Environment Agency (Contamination, Flood and Pollution) received 21.06.22 

"Thank you for consulting us on the above amended plans. 

Environment Agency position 

We have no objection to the proposal as submitted. 

We have reviewed the amended red line boundary for the site DAY-XX-00-DR-A-
0001 Rev C 27 May 2022. We are satisfied that our comments remain as per our 
previous response (Our ref NO/2022/114434/01 dated 4 May 2022)." 
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03/05/2022  

Health and Safety Executive (Planning Advice Web App) 

Land Use Planning Consultation with Health and Safety Executive [Town and 
Country Planning (Development Management Procedure) (England) Order 2015, 
Town and Country Planning (Development Management Procedure) (Wales) Order 
2012, or Town and Country Planning (Development Management Procedure) 
(Scotland) Regulations 2013] The Health and Safety Executive (HSE) is a statutory 
consultee for certain developments within the Consultation Distance of Major Hazard 
Sites/ pipelines. This consultation, which is for such a development and is within at 
least one Consultation Distance, has been considered using HSE's planning advice 
web app, based on the details input on behalf of Barrow-in-Furness District (B). 

HSE's Advice: Do Not Advise Against, consequently, HSE does not advise, on safety 
grounds, against the granting of planning permission in this case. 

Breakdown: 

Indoor Use By Public  :   Do Not Advise Against 

What is the total floor space of the development (that lies partly or wholly within a 
consultation distance)? 250 to 5000 square metres inclusive 

This advice report has been generated using information supplied by Pam Kayes at 
Barrow-in-Furness District (B) on 03 May 2022. 

Note that any changes in the information concerning this development would require 
it to be re-submitted." 

27/05/2022  

Natural England 

"Thank you for consulting Natural England on this application and apologies for the 
delay in our response. 

Natural England agree with the conclusion of the submitted Habitats Regulations 
Assessment that there will be no adverse effect on the European sites subject to the 
provision of a Construction Environmental Management Plan (CEMP) and the 
following mitigation for SPA/Ramsar impacts being secured: 

Any demolition works should take place outside of the breeding bird season (March 
to September).  If this is not possible then an ecologist should be present on site to 
check any roofs and suitable ledges for the presence of nests, eggs, and/or chicks 
prior to demolition commencing. 

It is recommended that a sensitive lighting scheme is implemented for this site to 
minimise disturbance to any nocturnal bird movement along the site boundaries." 
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20/06/2022  

Natural England 

"Thank you for your consultation. 

Natural England has previously commented on this proposal and made comments to 
the authority in our letter dated 27 May 2022 (Ref. 390956). 

The advice provided in our previous response applies equally to this amendment 
although we made no objection to the original proposal. 

The proposed amendments to the original application are unlikely to have 
significantly different impacts on the natural environment than the original proposal.  

Should the proposal be amended in a way which significantly affects its impact on 
the natural environment then, in accordance with Section 4 of the Natural 
Environment and Rural Communities Act 2006, Natural England should be consulted 
again.  Before sending us the amended consultation, please assess whether the 
changes proposed will materially affect any of the advice we have previously 
offered.  If they are unlikely to do so, please do not re-consult us." 

13/05/2022  

Office for Nuclear Regulation (Nuclear) 

"I have consulted with the emergency planners within Barrow-in-Furness Borough 
Council, which is responsible for the preparation of the Devonshire Dock Complex 
(Barrow) off-site emergency plan required by the Radiation (Emergency 
Preparedness and Public Information) Regulations (REPPIR) 2019. They have 
provided adequate assurance that the proposed development can be 
accommodated within their off-site emergency plan arrangements.  

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

Therefore, ONR does not advise against this development." 

30/05/2022  

United Utilities 

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

Following our review of the submitted Drainage Strategy, we can confirm the 
proposals are acceptable in principle to United Utilities and therefore should planning 
permission be granted we request the following condition is attached to any 
subsequent Decision Notice: 

The drainage for the development hereby approved, shall be carried out in 
accordance with principles set out in the submitted Flood Risk Assessment 
and Drainage Strategy (ref 079019- CUR-XX-XX-T-C-92001, Revision P04, dated 
05/01/2022). For the avoidance of doubt no surface water will be permitted to 
drain directly or indirectly into the public sewer. Prior to occupation of the 
proposed development, the drainage schemes shall be completed in 
accordance with the approved details and retained thereafter for the lifetime of 
the development. 

Reason: To ensure a satisfactory form of development and to prevent an 
undue increase in surface water run-off and to reduce the risk of flooding. 

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

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). 

United Utilities Water Limited 

Registered in England & Wales No. 23 666 78  Registered Office: Haweswater 
House, Lingley Mere Business Park, Lingley Green Avenue, Great Sankey, 
Warrington, WA5 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. 

Acceptance of a drainage strategy does not infer that a detailed drainage design will 
meet the 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 work carried out prior 
to the technical assessment being approved is done entirely at the developer’s own 
risk and could be subject to change. 
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Management and Maintenance of Sustainable Drainage Systems 

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

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

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

management and maintenance by a resident’s management company; and 

b.   Arrangements for inspection and ongoing maintenance of all elements of the 
sustainable drainage system to secure the operation of the surface water drainage 
scheme throughout its lifetime. 

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

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 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. 

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. 
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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. 

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 
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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 

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." 
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29/04/2022  

Health and Safety Executive (Hazardous Substances Consents) 

"Thank you for your letter/email of below, seeking HSE's observations on planning 
application  B12/2022/0263 for land adjacent to BAE Systems SASK Buccleuch 
Dock Road Barrow in Furness – new university campus and associated works. 

HSE is a statutory consultee for certain developments within the consultation 
distance (CD) of major hazard sites and major accident hazard pipelines, and has 
provided planning authorities with access to HSEs Planning Advice WebApp 
https://pa.hsl.gov.uk 

I should therefore be grateful if you would arrange for HSEs Planning Advice 
WebApp to be used to consult HSE for advice on this application, which lies within 
the CD of Major Hazard site HSE Ref1821 Condensate Storage & Dist Facility , 
Ramsden Dock Rd, Barrow in Furness. 

Should you or your colleagues need any additional help in using the new WebApp to 
obtain HSE's advice on a proposed development, a central support service is 
available at lupenquiries@hse.gov.uk  or by telephoning on 01298218159. 

NB On 1 August 2021 HSE became a statutory consultee with regard to building 
safety (in particular to fire safety aspects) for planning applications that involve a 
relevant building.  

A relevant building is defined in the planning guidance at gov.uk as:   

• containing two or more dwellings or educational accommodation and 
• meeting the height condition of 18m or more in height, or 7 or more storeys 

There is further information on compliance with the Building Safety Bill at 
https://www.gov.uk/guidance/fire-safety-and-high-rise-residential-buildings-from-1-
august-2021 . HSE’s team can be contacted by email via 
PlanningGatewayOne@hse.gov.uk” 

22/06/2022  

Health and Safety Executive (Planning Advice Web App) 
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Officers Report 

1.Site and Locality 

1.1 The application is located within the secured Buccleuch Dockyard area of BAE 
Systems operational land adjacent to the waterfront on Barrow Island. The site area 
where the university is proposed measures 2.76 hectares (6.82 acres) and  is 
currently occupied by a large portal framed BAE storage building which is to be 
partially demolished to facilitate the new build. To the east of it would remain some 
other BAE storage buildings and land,  and to the west the recently constructed BAE 
Submarine Academy for Skills and Knowledge (SASK)  building which would also be 
utilised for some university learning. The site is currently accessed via existing 
security gates off Michaelson Road and Buccleuch Dock Road.  

1.2 The surrounding area features a mix of other industrial elements associated with 
the shipyard including a number of large portal framed buildings and car parking. 
Residential areas are located to the south west (Dunoon/Dundee Street) and a pair 
of dwellings are located only around 11m from the site boundary, opposite the 
existing gate to this section of the yard (1/1a Buccleuch Dock Road, Cricket Field 
Cottages).To the end of Buccleuch Dock Road, beyond the cottages, the road 
becomes a track giving access to allotment gardens. Cavendish Park is located to 
the south west. 

1.3 In terms of constraints, the site borders areas identified as Flood Risk Zones 2 
and 3 as well as a variety of designated sites including the Morecambe Bay Special 
Protection Area (SPA); Morecambe Bay Special Area of Conservation (SAC); 
Morecambe Bay Ramsar site and the South Walney and Piel Channel Flats Site of 
Special Scientific Interest (SSSI). Barrow Island Conservation Area is to the south 
west and there are a number of listed buildings to the west and south west. 

Background 

1.4 The proposal is an element of the Barrow Learning Quarter (BLQ) which is a 
partnership between the University of Cumbria, Furness College, Barrow Borough 
Council, BAE systems and local businesses. The proposal is one of seven short-
listed priority projects which comprise the Brilliant Barrow Investment Plan. The  BLQ 
seeks to enhance progression into further education for people within the Borough 
and it aims to achieve three objectives which should have a transformative impact on 
people's outlook and the economic performance of the Borough. These objectives 
are:  

-To develop a workforce-focused and relevant higher education offer that prepares 
graduates for success in future employment. 

-To improve progression from secondary to higher education in a town where 
opportunities to go to university are well below those nationally. 

-To increase the higher education participation rate so it moves towards the England 
average improving the future prospects of individuals, especially young people 
growing up and living in Barrow. 
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2.Proposal Details 

2.1 The proposal is a full planning application for the construction of a new University 
of Cumbria Barrow Campus, creation of a new car park and external landscaping 
works. 

2.2 The proposed building would be located in the western part of the site on a 
slightly splayed north south axis,  positioned at a slight angle such that the main 
entrance would face north-west towards the waterfront. It takes the form of a two 
storey building with curved roof line, taking design cues from  the surface of a 
submarine with extensive glazing. Materials include a mixture of aluminium coated 
curtain walling, cladding and glazing panels. It will exhibit an industrial inspired 
material palette with a corten curved entrance; half and half glazing cladding 
elements are proposed to the primary façade offering panoramic views across the 
dock and allowing natural daylight to infiltrate its internal spaces. 

2.3 The proposed building will have a gross internal floor area of circa 2265sqm. 
Internally various adaptable teaching spaces are proposed including small capacity 
rooms, large seminar rooms , specialist teaching labs and interactive learning space. 
Externally landscaping is used to provide interesting social spaces and green 
infrastructure. 

2.4 Access to the proposed development site is via Buccleuch Dock Road, which 
forms a cul-de-sac leading to allotment gardens. The site is towards the end of this 
cul-de-sac. Buccleuch Dock Road connects to Michaelson Road, which links to 
Bridge Road / Island Road to the South and Barrow town centre to the North. Works 
are currently underway on Michaelson Road to encourage more sustainable forms of 
travel, with works including segregated cycleways, enhanced pedestrian crossings 
and junction improvements for both cyclists and pedestrians. This forms part of an 
£886k scheme to implement permanent active travel infrastructure in this area. 
There are existing bus stops close to the junction for Buccleuch Dock Road. 

2.5 A new car park is proposed to the east of the site, also with access from 
Buccleuch Dock Road; pedestrians and cyclists would also  access the site along 
Buccleuch Dock Road, although there is currently no cycle way or continuous 
footpath along this road. 48 car parking spaces and 2 accessible spaces are 
proposed (50 in total) for teaching staff and visitors only; no student car parking is 
proposed. A covered bike store is proposed to the north west of the site and a 
covered bin store to the south west, details of which are to be provided. 

3. Relevant History 

3.1 1988/0956 Land south east of Cricket Field Cottages, Buccleuch Dock Road, 
Barrow-in-Furness Change of use from allotment gardens to car and van hire area 
Appcond 15/12/1988 
 
3.1 45/1996/0281 The Old CPU Building Buccleuch Dock Road Barrow-in-Furness 
Erection of a portable building as additional office accommodation to the north 
elevation Appcond 24/06/1996 
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3.2 B06/2018/0340 Car Park at Former Hip Building Buccleuch Dock Road Barrow-in-
Furness Cumbria Construction of a car park with mezzanine deck to provide a total 
of 841 spaces, vehicle access and egress to Buccleuch Dock Road and Michaelson 
Road, hard and soft landscaping, security fencing lighting, vehicle barriers and 
infrastructure and ancillary works. APPCOND 07/08/2018 
 
3.3 B06/2019/0406 Car Park at Former HIP Building, Buccleuch Dock Road, Barrow-
in-Furness, Cumbria Application for a minor material amendment following the grant 
of planning permission 2018/0340 (Construction of a car park with mezzanine deck 
to provide a total of 841 spaces, vehicle access and egress to Buccleuch Dock Road 
and Michaelson Road, hard and soft landscaping, security fencing lighting, vehicle 
barriers and infrastructure and ancillary works) to reduce exit on Buccleuch Dock 
Road to single lane,reduce mezzanine footprint at east, relocate up ramp,provide 
kiosk in NE corner,amend landscaping,add lighting columns, relocate access stairs 
and  re-configure  weld mesh panels, timber panels  and green screen at ground 
floor level. APPCOND 24/07/2019 
 
3.4 B06/2019/0434 Car Park at Former HIP Building, Buccleuch Dock Road, Barrow-
in-Furness, Cumbria Minor Material Amendment following grant of planning 
permission B04/2018/0340 (841 space car park with mezzanine deck) to provide 
revised surface water drainage details. APPCOND 19/07/2019 
 
3.5 B12/2015/0051 Proposed Carpark Buccleuch Dock Road Barrow-in-Furness 
Cumbria Creation of a 436 space private car park, new security fencing and 
pedestrian access gates, pedestrian crossing to Michaelson Road, hard and soft 
landscaping and security lighting. Appcond 30-APR-2015 
 
3.6 B12/2016/0062 Proposed Carpark Buccleuch Dock Road Barrow-in-Furness 
Cumbria Variation of condition number 2 (Carpark Layout) for planning permission 
B12/2015/0051 to allow for the increase of car parking space from 436 to 490 space 
car park. Appcond 11/04/2016 
 
3.7 B12/2016/0389 Proposed Centralised Training Facility at Buccleuch Dock Road 
Barrow-in-Furness Cumbria New training facility comprising part single storey 
teaching accommodation and part double storey workshop and ancillary 
accommodation with hard standing service yard area and amenity space. Demolition 
of existing buildings and structures on site. Appcond 18/08/2016 

3.8 B18/2012/0734 Cavendish Park Car Park Buccleuch Dock Road Barrow-in-
Furness Cumbria Installation of 18no new 400W metal halide floodlights, including 
the replacement of 3 existing lighting columns to improve car park lighting facilities. 
Appcond 21-FEB-2013 
 
3.9 B18/2017/0198 Proposed Centralised Training Facility at Buccleuch Dock Road 
Barrow-in-Furness Cumbria Provision of enclosure for compressed air system to 
north-west of centralised training facility building APPCOND 23/05/2017 
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3.10 B18/2017/0328 Proposed Centralised Training Facility at Buccleuch Dock Road 
Barrow-in-Furness Cumbria Application for variation of condition no. 3 of planning 
permission 2016/0389 to allow a variation of approved delivery hours. APPCOND 
16/08/2017 
 
3.11 B18/2017/0600 Building B30 BAE Systems Buccleuch Dock Road Barrow-in-
Furness Cumbria Extensions to Building B30, refurbishment of the building including 
re-cladding, new and replacement windows and doors, two ventilation cowls and 
associated external and other works. APPCOND 14/11/2017 
 
3.12 B18/2018/0610 Land adjacent to Proposed Centralised Training Facility 
Buccleuch Dock Road Barrow-in-Furness Cumbria Amended gate position and road 
layout to Crossfields Gate (Gate 10) to allow for two way traffic and use by all vehicle 
types and new vehicle turning and waiting bay. New landscaped area for visual 
screening. APPCOND 06/02/2019 
 
3.13 B27/2013/0439 WIP Building (B40) BAE SYSTEMS Buccleuch Dock Road 
Barrow-in-Furness Cumbria Application for Prior Notification of proposed demolition 
Town and Country Planning (General Permitted Development) Order 1995 Schedule 
2 part 31 Appcond 31-JUL-2013 
 
3.14 B28/2016/0307 Proposed Carpark Buccleuch Dock Road Barrow-in-Furness 
Cumbria Application for approval of detail reserved by condition No. 2 (Phase 2 
Intrusive Investigation) and Condition No. 4 (Drainage Strategy) of Variation of 
condition number 2 (Carpark Layout) for planning permission 2016/0062 APPLETT 
04/08/2016 
 
3.15 B28/2016/0360 Various Locations BAE Systems Bridge Road Barrow-in-Furness 
Cumbria LA14 1AF Approval of details reserved by condition No. 4 (Details of all 
offsite highway works) relating to planning application B31/2016/0013 (Central Yard 
Complex) Appcond 13/07/2016 
 
3.16 B28/2016/0370 Various Locations BAE Systems Bridge Road Barrow-in-Furness 
Cumbria LA14 1AF Approval of details reserved by condition No. 4 (Details of all 
offsite highway works) relating to planning application B08/2015/0417 (Paint Facility) 
Appcond 15/06/2016 
 
3.17 B28/2016/0371 Various Locations BAE Systems Bridge Road Barrow-in-Furness 
Cumbria LA14 1AF Approval of details reserved by condition No. 4 (Details of all 
offsite highway works) relating to planning application B06/2015/0179 (Devonshire 
Dock Hall Extension) Appcond 15/06/2016 
 
3.18 B28/2016/0518 Proposed Carpark Buccleuch Dock Road Barrow-in-Furness 
Cumbria Approval of details reserved by condition no.7 (Landscape) for planning 
permision B12/2016/0062 (Variation of condition no. 2 of planning permission 
2015/0051, creation of a 436 space car park increasing to allow 490 car parking 
spaces) APPLETT 05/09/2016 
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3.19 B28/2016/0920 Proposed Centralised Training Facility at Buccleuch Dock Road 
Barrow-in-Furness Cumbria Approval of details reserved by condition No. 
(Construction environment method statement), No. 4 (Foul and Surface Water 
Drainage) and No. 10 (Soil Import Strategy) for planning permission B12/2016/0389 
_ New training facility comprising part single sto SPLIT 09/02/2017 
 
3.20 B28/2018/0062 Proposed Centralised Training Facility at Buccleuch Dock Road 
Barrow-in-Furness Cumbria Approval of details reserved by condition No. 8 
(landscaping scheme) for planning permission B12/2016/0389 _ New training facility 
comprising part single storey teaching accommodation and part double storey 
workshop and ancillary accommodation with hard standing service yard area and 
amenity space. Demolition of existing buildings and structures on site. APPCOND 
02/03/2018 
 
3.21 B28/2019/0163 Car Park at Former HIP Building, Buccleuch Dock Road, Barrow-
in-Furness, Cumbria Application for approval of details reserved by Condition No. 3 
(Construction Traffic Management Plan) of planning permission 2018/0340 
Construction of a car park with mezzanine deck to provide a total of 841 spaces, 
vehicle access and egress to Buccleuch Dock Road and Michaelson Road, hard and 
soft landscaping, security fencing lighting, vehicle barriers and infrastructure and 
ancillary works. APPROVED 18/04/2019 
 
3.22 BSS/2014/0523 BAE Systems Bridge Road Barrow-in-Furness Cumbria LA14 
1AF Town & Country Planning under regulation 5 (Environmental Impact 
Assessment) Regulations 2011- Screening opinion for the Barrow Site 
Redevelopment Programme (BSRP) BSSNEA 17/11/2014 

4. Officer Assessment 

National Guidance 

4.1 The NPPF recognises that the planning system has three  overarching objectives 
in achieving sustainable development , which are interdependent and need to be 
pursued in mutually supportive ways:   an economic objective, a social objective and 
an  environmental objective. 

4.2 Chapter 6 of the Framework covers  building a strong, competitive economy. 
Paragraph 81 advises:  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 Chapter 8 covers promoting healthy and safe communities and Paragraph 92 
advises planning policies and decisions should aim to achieve healthy, inclusive and 
safe places with street layouts that allow for easy pedestrian and cycle connections 
within and between neighbourhoods and which are  are safe and accessible through 
the use of attractive, well-designed, clear and legible pedestrian and cycle routes 
and   support healthy lifestyles by encourage walking and cycling.  
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4.4 Paragraph 96 advises to ensure faster delivery of  public service infrastructure 
such as further education colleges local planning authorities should also work 
proactively and positively with promoters, delivery partners and statutory bodies to 
plan for required facilities and resolve key planning issues before applications are 
submitted. Pre-application advice was given and key concerns identified early in the 
process to try and ensure a right first time application.  

4.5 Chapter 9 is particularly relevant to this application and relates to promoting 
sustainable transport. Paragraph 104 advises transport issues should be considered 
from the earliest stages of plan-making and development proposals, so that: 

a) the potential impacts of development on transport networks can be addressed; 

b) opportunities from existing or proposed transport infrastructure, and changing 
transport technology and usage, are realised – for example in relation to the scale, 
location or density of development that can be accommodated; 

c) opportunities to promote walking, cycling and public transport use are identified 
and pursued; 

d) the environmental impacts of traffic and transport infrastructure can be identified, 
assessed and taken into account – including appropriate opportunities for avoiding 
and mitigating any adverse effects, and for net environmental gains; and 

e) patterns of movement, streets, parking and other transport considerations are 
integral to the design of schemes, and contribute to making high quality places. 

4.6 Paragraph 105 continues: the planning system should actively manage patterns 
of growth in support of these objectives. Significant development should be focused 
on locations which are or can be made sustainable, through limiting the need to 
travel and offering a genuine choice of transport modes. This can help to reduce 
congestion and emissions, and improve air quality and public health. However, 
opportunities to maximise sustainable transport solutions will vary between urban 
and rural areas, and this should be taken into account in both plan-making and 
decision-making.   

4.7 Paragraph 110 advises : in assessing sites that may be allocated for development 
in plans, or specific applications for development, it should be ensured that: 

a) appropriate opportunities to promote sustainable transport modes can be – or 
have been – taken up, given the type of development and its location; 

b) safe and suitable access to the site can be achieved for all users; 

c) the design of streets, parking areas, other transport elements and the content of 
associated standards reflects current national guidance, including the National 
Design Guide and the National Model Design Code ; and 
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d) any significant impacts from the development on the transport network (in terms of 
capacity and congestion), or on highway safety, can be cost effectively mitigated to 
an acceptable degree.  

Paragraph 111 advises development should only be prevented or refused on 
highways grounds if there would be an unacceptable impact on highway safety, or 
the residual cumulative impacts on the road network would be severe. 

4.8 Paragraph 112 advises within this context, applications for development should: 

a) give priority first to pedestrian and cycle movements, both within the scheme and 
with neighbouring areas; and second – so far as possible – to facilitating access to 
high quality public transport, with layouts that maximise the catchment area for bus 
or other public transport services, and appropriate facilities that encourage public 
transport use; 

b) address the needs of people with disabilities and reduced mobility in relation to all 
modes of transport; 

c) create places that are safe, secure and attractive – which minimise the scope for 
conflicts between pedestrians, cyclists and vehicles, avoid unnecessary street 
clutter, and respond to local character and design standards; 

d) allow for the efficient delivery of goods, and access by service and emergency 
vehicles; and 

e) be designed to enable charging of plug-in and other ultra-low emission vehicles in 
safe, accessible and convenient locations.  

4.9 Paragraph 113 advises all developments that will generate significant amounts of 
movement should be required to provide a travel plan, and the application should be 
supported by a transport statement or transport assessment so that the likely 
impacts of the proposal can be assessed.   

4.10 Chapter 12 covers achieving well-designed places and shows the governments 
recent emphasis on design quality. Paragraph 126 notes that good design is a key 
aspect of sustainable development, creates better places in which to live and work 
and helps make development acceptable to communities. Being clear about design 
expectations, and how these will be tested, is essential for achieving this. So too is 
effective engagement between applicants, communities, local planning authorities 
and other interests throughout the process. 

4.11 Paragraph 130 advocates that 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;   
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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.  

4.12 Paragraph 131 encourages tree planting  in developments (such as parks and 
community orchards), that appropriate measures are in place to secure the long-term 
maintenance of newly-planted trees, and that existing trees are retained wherever 
possible. 

4.13 Chapter 14 covers meeting the challenge of climate change, flooding and coastal 
change. Paragraph 152 advises the planning system should support the transition to 
a low carbon future in a changing climate, taking full account of flood risk and coastal 
change. It should help to: shape places in ways that contribute to radical reductions 
in greenhouse gas emissions, minimise vulnerability and improve resilience; 
encourage the reuse of existing resources, including the conversion of existing 
buildings; and support renewable and low carbon energy and associated 
infrastructure.  

4.14 Paragraph 154 advises that new development should be planned for in ways 
that: 

a) avoid increased vulnerability to the range of impacts arising from climate change. 
When new development is brought forward in areas which are vulnerable, care 
should be taken to ensure that risks can be managed through suitable adaptation 
measures, including through the planning of green infrastructure; and 

b) can help to reduce greenhouse gas emissions, such as through its location, 
orientation and design. Any local requirements for the sustainability of buildings 
should reflect the Government’s policy for national technical standards. 

4.15 Paragraph 180 states: when determining planning applications, local planning 
authorities should apply the following principles: 

a) if significant harm to biodiversity resulting from a development cannot be avoided 
(through locating on an alternative site with less harmful impacts), adequately 
mitigated, or, as a last resort, compensated for, then planning permission should be 
refused; 
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b) development on land within or outside a Site of Special Scientific Interest, and 
which is likely to have an adverse effect on it (either individually or in combination 
with other developments), should not normally be permitted. The only exception is 
where the benefits of the development in the location proposed clearly outweigh both 
its likely impact on the features of the site that make it of special scientific interest, 
and any broader impacts on the national network of Sites of Special Scientific 
Interest. 

4.16 Chapter 16 covers conserving and enhancing the historic environment. 
Paragraph 195 advises local planning authorities should identify and assess the 
particular significance of any heritage asset that may be affected by a proposal 
(including by development affecting the setting of a heritage asset). 

4.17 Paragraph 197 advises in determining applications, local planning authorities 
should take account of the desirability of new development making a positive 
contribution to local character and distinctiveness. 

Planning Policy 

4.18 Section 70 (2) of the Town and Country Planning Act 1990 and Section 38(6) of 
the Planning and Compulsory Purchase Act 2004, require that  applications are 
determined in accordance with the  Development Plan unless material 
considerations indicate otherwise.   

4.19 Other relevant material planning considerations are the  National Design Guide, 
Draft Green Infrastructure  SPD, Biodiversity and Development SPD, Affordable 
Housing and Developer Contributions SPD and the Cumbria Development Design 
Guide. 

4.20 The Barrow Borough Local Plan is the statutory development plan for the area 
and key policies are addressed below: 

4.21 Policy DS1 seeks to encourage sustainable development and commits the 
Council to work pro-actively with applicants to find positive solutions and to enable 
sustainable development to be approved. In this case your officers have been 
working with the applicants to try and overcome the issues around sustainable 
transport, safe and legible pedestrian and cycling routes, particularly the upgrading 
of Buccluech Dock Road, and drainage. 

4.22 Policy DS2 supports sustainable development subject to a series of criteria. Of 
particular relevance to this application is criteria (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. 

4.23 Policy DS5 seeks to encourage good design and the creation of attractive and 
vibrant places. It sets out a series of criteria to help in achieving this objective, 
including the need to: 
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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; 

l) Ensure that development is both accessible and usable by different age groups 
and people with disabilities; 
 
4.24 Whilst the building itself is well designed and it responds well to the waterfront 
setting and incorporates green infrastructure, as originally submitted the proposals 
were less successful around the issue of accessibility  and we are working with the 
applicants to try and resolve this. 

4.25 Policy C3a covers water management and encourages water efficiency and 
SUDS as well as encouraging landscaping proposals to  contribute  towards 
reducing surface water discharge. The proposal includes SUDS drainage and a high 
quality landscaping scheme that can also contribute towards SUDS. Good practice 
techniques will contribute towards water efficiency once operational. 
 
4.26 Policy C4 covers contaminated and unstable land. A package of supporting 
information has been provided in relation to this and the Council's Public Protection 
Officer has recommended standard conditions in relation to further investigations 
and good practice. 

4.27 Policy C5 - Promoting Renewable Energy-requires that new development must 
take into account the effects of climate change, promote the use of energy efficient 
methods and materials, and minimise its impact on the environment. Proposals will 
be encouraged to maximise the design of buildings, use of materials, their layout and 
orientation on site to be as energy efficient as possible. An energy statement has 
been submitted with the application and the proposal scores highly in this regard. 

4.28 Policy DS6 advises that 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 is required as part of a full planning application. A landscaping scheme has 
been submitted with the application which meets the requirements of this policy. 
Conditions are suggested around implementation and on-going maintenance. 

4.29 Policy HC1 relates to health and wellbeing. The policy acknowledges that this 
can be encouraged through encouraging travel by sustainable means including use 
of public transport walking and cycling; promoting the use of sustainable construction 
materials and methods where appropriate; encouraging use of renewable energy 
technologies where appropriate; and promoting inclusive design which meets the 
needs of all, including those with mobility challenges. Sustainable construction and 
energy efficiency measures are included in the proposals where possible however 
the original submission did not score highly in terms of encouraging walking and 
cycling. 
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4.30 Policy HC15  covers education provision and acknowledges that proposals for 
the development of new educational facilities  will be supported where they are well 
related to the catchment that they will serve. The Policy advises where there is a 
need for a new educational site, the location should be close to the intended 
catchment in order to minimise travel in line with sustainable development principles. 
The proposed site is on the edge of the urban area and whilst it is somewhat isolated 
from the town centre, more so from the train station, there are logistical reasons for 
the chosen site being next to BAE's SASK facilities in terms of sharing some campus 
and training facilities, time-tabling and economies of scale to make the project a 
viable reality. On balance the proposal accords with this policy. The policy also 
requires the provision of on site recycling facilities  to minimise waste and this can be 
covered by condition. 

4.31 Policy HC4 covers access to buildings and open spaces and advocates that 
development proposals should make provision for easy, safe and inclusive access 
to, into, within and out of buildings, spaces and facilities. The layout and design of 
developments should meet the requirements of accessibility and inclusion for all 
potential users regardless of disability, age or gender. The building design is 
considerate of accessibility needs and disabled car parking spaces are provided next 
to the building. Criteria within the policy seek well designed pedestrian routes and 
consideration of the  location of any development proposal in relation to its potential 
users. Given the relative remoteness of the site and the current poor pedestrian 
access along Buccleuch Dock Road for all users your officers are working with the 
applicants to obtain suitable amended plans. Criteria c)    seeks accessibility to all 
transport modes, including walking and cycling, and provision of  adequate parking 
with the appropriate number of parking bays designated for cycles and motor 
vehicles, including specified disabled bays; amended plans are being discussed to 
improve walking and cycling. 
 
4.32 Policy HC5 relates to crime prevention and acknowledges that the design, layout 
and location of new development should contribute towards the creation of a safe 
and accessible environment, and the prevention of crime, and fear of crime. As a 
secure industrial site the site is safe from intruders, although it is relatively isolated 
for pedestrians, particularly after dark. Your officers are working with the applicants 
to enhance safe walking routes, provide additional street lighting  and create clear 
and legible pedestrian and cycle routes that improve the perception of a safe public 
route. 
 
4.33 Policy I4 - Sustainable Travel Choices, is particularly relevant to this application. 
The policy requires that development will be accessible by a range of sustainable 
transport options, including walking, cycling and public transport. Early engagement 
with the Borough Council and the Local Highways Authority is encouraged and this 
material consideration was discussed frequently in pre-application 
meetings. Proposals are required to  provide direct and safe access to the existing 
footpath and cycle network including pedestrian links between developments and 
bus stops to maximise the opportunities for use of public transport to access green 
space, shopping, schools, health and other amenities. Where this would require the 
provision of links beyond the development site, such as provision of new footpaths 
and cycleways or a new or enhanced bus service, an appropriate planning obligation 
will be negotiated between the planning authority and the applicant. As originally 
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submitted the proposals did not meet the requirements of this policy and significant 
delays have arisen as amended plans have been negotiated; your officers are also 
discussing the best mechanism to secure the necessary improvements and this has 
involved the applicant in discussions with other third parties.  As a Brilliant Barrow 
initiative it is important that not only is there sustainable access to the site but that 
there is an identifiable synergie between other projects in order to maximise wider 
benefits for the Borough, particularly in terms of regeneration. 

4.34 The policy also requires that pedestrian and cycle routes within new 
developments must be suitably lit so as to create a safe, attractive and useable 
environment for all users and your officers have negotiated improved street lighting 
along the access route. 

4.35 The policy also requires that development proposals located on, or adjacent to, a 
proposed network of cycle routes should incorporate the appropriate section of route, 
and / or links to it. It was disappointing that the original submission did not include 
linkages to the recently provided  cycle route on Michaelson Road in order to 
maximise opportunities however it is hoped that  this can be resolved. 

4.36 Policy I4 also requires secure cycle parking provision, in accordance with the 
Council’s adopted guidelines, in all new car parks, particularly those associated with  
educational developments. This is addressed in more detail below.  In addition the 
policy encourages the provision of shower facilities at employment-generating 
developments and these are incorporated in the proposals. 

The  policy also encourages the integration of vehicle charging infrastructure within 
new development and EVCP's have been included. 

4.37 Policy I5 requires that development which generates a significant amount of 
movement will require the submission of a Travel Plan. As set out in national 
guidance the Travel Plan will demonstrate how: 

a) The needs of cyclists and pedestrians will be met and prioritised on site; 
 
b) The development will help to reduce the need to travel, particularly by private car; 
 
c) Relevant information about existing travel habits in the surrounding area has 
been assessed; 
 
d) Provision has been made for improved public transport services; 
 
e) The site will safely and conveniently connect to public rights of way and the wider 
green infrastructure network; 
 
f) The impact of the proposed development and the forecast level of trips by all 
modes of transport likely to be associated with the development, particularly of heavy 
goods vehicles accessing the site, has been minimised; and 
 
g) The movement of freight and goods by rail will be maximised where possible. 
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4.38 An interim Travel Plan has been submitted with the application and following a 
request for more information an addendum has been provided. This is discussed in 
more detail below. 
 
4.39 Policy I6 relates to car parking and requires proposals for new developments  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. Our initial 
view was that inadequate car parking had been provided and insufficient justification 
for this approach. This is discussed in more detail below.  
 
4.40 Policy N3 acknowledges that 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. A BNG report has been submitted with the application 
which demonstrates gains are achievable, with a 30 year management plan 
recommended. 

4.41 Policy P1 includes requirements for proposals within the “Port Area” on the Local 
Plan Proposals Map. However, the proposal site is outside of this area, which means 
that there are no specific current allocations on this site. Policy P1 does include 
requirements for development proposals on land in close proximity to the Port Area, 
stating that such proposals will be required to fully assess the potential impact on the 
Port, and where necessary provide mitigation as part of the new development to 
ensure that there is no unacceptable impact on the Port. The proposals do not 
compromise access to the Port since this is still maintained adjacent to the site. ABP 
have been consulted and have raised no objections. 

4.42 In terms of light pollution, Policy C7 seeks to  minimise light pollution and 
applications which propose new external lighting will be expected to demonstrate 
light pollution is minimised through a series of criteria assessments including 
assessing lighting impact on species, dark sky and water environments. This can be 
addressed through a CEMP and planning conditions. 

4.43 Policy EC3 advises proposals for new employment uses (classes B1, B2 and 
B8), or the extension of existing premises used for employment uses, will be 
approved subject to meeting a series of criteria. Whilst the proposal does not involve 
an extension of the existing employment use it will generate different employment on 
the site  through the need for lecturers and ancillary staff. The criteria are considered 
below: 

a)    The site is located within or directly adjoining the built up area of Barrow or 
Dalton, or within the development cordons identified in the housing chapter;  

The site is on the edge of the built up area. 

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

Yes 

Page 32 of 89



c)    The use will not unduly impact upon the residential amenities of those living 
nearby due to noise, disturbance from traffic, hours of operation, external storage, 
light pollution, vibration or airborne emissions including odours; 

Addressed elsewhere in this report. 

d)    Traffic generated by the proposal is capable of being satisfactorily 
accommodated within the highway network; 

Addressed elsewhere in this report. 

e)    A Traffic Impact Assessment (TIA) will be required for proposals for major sites 
(sites over 5,000 m²), schemes likely to generate in excess of 100 HGV movements 
daily, or any development that may impact on the Trunk Road network; 

Not applicable. 

f)    The site has been designed to promote user accessibility by walking, cycling and 
public transport;   

Addressed elsewhere in this report-improvements required. 

g)    The layout of the site has suitable space for landscaping, parking (including for 
large vehicles where appropriate), loading and unloading and any other operational 
requirements, and responds to natural drainage flow patterns;  

4.44 Proposals generally considered to be acceptable; car parking strategy to be 
required by condition. 

h)    Development must create safe and secure environments that minimise 
opportunities for crime and promote community safety;  

Addressed elsewhere in this report. 

i)    The development is sustainable in its energy usage, environmental impact, 
waste management, flood risk and transport implications;  

Generally considered acceptable. 

j)    Adequate protection of groundwater from pollution from the storage, handling or 
use of chemicals can be demonstrated to the satisfaction of the Local Planning 
Authority; especially on sites within the St. Bees Sandstone Major Aquifer as shown 
on the Proposals Map;  

4.45 No use of chemicals proposed; pollution safeguarding measures for watercourse 
can be required by condition. 

k)    The proposal does not use the best and most versatile agricultural land (grade 
3a and above) unless it is demonstrated that the loss is outweighed by other 
planning considerations; 
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Not applicable. 

l)    The proposal complies with the relevant policies in the Development Plan; and 

4.46 Addressed above. 

m)    The proposal should make effective use of previously developed land where 
possible.  

The proposal re-uses a brownfield site. 

4.47 Policy I1 relates to  developer contributions and has recently been supplemented 
by the Council's Affordable Housing and Developer Contributions SPD. 

4.48 The Policy recognises that where  developments will create additional need for 
improvements / provision of infrastructure, services or facilities or exacerbate an 
existing deficiency, contributions will be sought to ensure that the appropriate 
enhancements / improvements are made, and appropriate management 
arrangements are in place. The policy advises that financial contributions may be 
sought towards transport (highway, rail, bus and cycle / footpath network and any 
associated facilities). In this case Buccleuch Dock Road is an un-adopted road so 
any financial contribution might  relate to Council owned land or for cycle linkages 
from Michaelson Road. The policy also suggests where appropriate, the Council will 
permit developers to provide the necessary infrastructure themselves as part of their 
development proposals, rather than making financial contributions, subject to 
agreement with relevant consultees; this may be appropriate for some/all of the 
works on Buccleuch Dock Road. 

4.49 Policies HE1,2,3 and 4 seek to safeguard heritage assets and their setting. A 
heritage assessment has been submitted with the application and the proposals 
meet the requirements of the policies. 

4.50 Green infrastructure is required in accord with policy GI1 of the Local Plan 
and  the submitted plans incorporate  green infrastructure into the proposed scheme, 
including native trees, herbaceous planting and wetland planting. 

Barrow Port Area Action Plan 

4.51 Policy BP2. 

Supplementary Planning Documents 

4.52 The Biodiversity and Development SPD and the Draft Green Infrastructure SPD 
are material considerations as is the recently adopted developer contributions SPD. 
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Policy Section view 

4.53 The Council's Policy Section advise: "The principle of the development of an 
education facility on this site is accepted. To support the planning application, it is 
recommended that more information should be submitted showing the measures that 
will be implemented to ensure that the site can be more easily accessed by 
sustainable modes of travel along Buccleuch Dock Road, and that proposals are 
submitted which show that the site can be safely accessed on foot along the 175m of 
highway leading to the site entrance." 

Other relevant legislation 

4.54 In addition to the planning framework which is primarily set out in the Town and 
Country Planning Act 1990, the Planning (Listed Buildings and Conservation Areas) 
Act 1990 provides specific protection for buildings and areas of special architectural 
or historic interest and their setting. Any decisions where listed buildings and their 
settings and conservation areas are a factor must address the statutory 
considerations of the Planning (Listed Buildings and Conservation Areas) Act 1990 
(in particular sections  66 and 72) as well as applying the relevant policies in the 
development plan and the National Planning Policy Framework. Whilst the site itself 
does not include any listed buildings and falls outside of the Barrow Island 
Conservation Area there is the potential to impact on the setting of heritage assets 
and so the relevant sections in the legislation are triggered. 

Pre-application advice 

4.55 Paragraph 39 onwards of the  NPPF places a strong emphasis on  engagement 
with the Planning Authority before an application is submitted.   Prior to the 
submission of this application, there were detailed  pre-application discussions 
between the applicants, agent and relevant officers from the Borough and County 
Council and a written response was issued in August 2021. Advice was given around 
detailed design and planning constraints and our key concern at that stage was that 
a site closer to the town centre would have offered significantly more benefits in 
terms of wider  town centre regeneration and footfall, accessibility and providing the 
University with a highly visible presence in the town. 

4.56 However, the applicants put forward logistical reasons for the chosen site  and 
the need to be next to the BAE SASK building to co-ordinate shared learning and the 
Brilliant Barrow bid progressed on this basis.  Given the site's relative isolation, key 
concerns principally related to the need to provide legible, safe and well designed 
pedestrian and cycle routes for staff and students, good linkages with the town 
centre, and a robust Green Travel Strategy in line with national government 
policy.  The Highway Authority required a robust car parking strategy and green 
travel plan and were clear that any under- provision in parking  from the CDDG 
levels needed to have robust reasoning.  The inclusion of staff parking, blue-badge 
spaces, coach turning and the other measures associated with a green travel 
strategy were required together with electric charging points for EVs, high quality 
secure cycle parking, and convenient, direct, safe and high quality walking and 
cycling routes to the public highway.  
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4.57 Given that paragraph 96 of the NPPF states that to ensure faster delivery of 
other public service infrastructure such as further education colleges, local planning 
authorities should work proactively and positively with promoters, delivery partners 
and statutory bodies to plan for required facilities and resolve key planning issues 
before applications are submitted it was  anticipated that the concerns raised at pre-
application stage around accessibility would be resolved by the time of submission. 

Principle of the development 

4.58 The overarching aim of the proposal is to create a new campus development for 
the University of Cumbria within Barrow that will allow higher level education to be 
provided within the Borough; in turn this will improve educational qualifications for 
local residents, retain talented young people within the Borough and provide local 
employers with a well qualified workforce. 

4.59 Whilst it would be preferable for the proposal to be situated closer to Barrow 
town centre, the proposed use is not identified as a Main Town Centre Use in the 
NPPF, therefore no sequential assessment would be required. There are long-
standing proposals for a foot bridge linking Barrow Island to Marina Village, and if 
this is ever implemented it would better connect the site to the town centre. The 
proposed development would support objectives 1 and 6 of the Local Plan, regarding 
economic growth and access to the highest levels of education. 

4.60 The NPPF encourages planning decisions to create the conditions in which 
businesses can invest, expand and adapt, adding that ‘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’. In addition, 
planning decisions should aim to promote and support the development of under-
utilised land and buildings, especially if this would allow available sites to be used 
more effectively (Paragraph 120 of the NPPF, 2021). The site itself does not have 
any specific allocation within the Local Plan and the principle of the development of 
an education facility on this site is accepted subject to conformity with other relevant 
Local Plan policies and material considerations. 

Design, Layout and Impact on Visual amenity 

4.61 The design of the building takes cues from the form of a submarine and should 
result in a high quality and attractive contemporary design on the waterfront which 
will sit well with the adjacent SASK building. The massing, form and materials echo 
Barrow's industrial heritage and the Design and Access statement demonstrates 
considerable thought has been given to historical context and design evolution. 

4.62 However, the retention of the BAE  building on the site frontage  is a constraint 
which could negatively impact on views of the  university building  from the town 
quayside and re-siting this facility in the long-term would enhance the setting. 

 

 

Page 36 of 89



Access, car parking and sustainable travel, pedestrian and highway safety 

(i) Vehicular Access 

4.63 The proposed vehicular access to the site will be off Buccleuch Dock Road which 
is an un-adopted highway. It runs in a broadly east-west alignment along the 
southern boundary of the site and serves various employment buildings as well as 
residential properties to the east of Buccleuch Dock Road and the allotments 
beyond. The road is subject to a 20MPH speed limit initially, reducing to 5 AND 10 
MPH on approach to the Cavendish Park car park. 

4.64 Our understanding is that BAE operational traffic will principally access their 
facilities to the west and east of the proposed campus via Michaelson Road through 
the access known as Kings Gate and along the internal circulation road adjacent the 
waterfront. Whilst this has some potential to lead to noise and disturbance to 
students of the campus, particularly if construction vehicles pass in front of the 
northern boundary of the campus travelling to the land to the west, this has been 
accepted by the university and would not in itself be a reason for refusal. The 
vehicular access is acceptable but may need to be reviewed as student/staff 
numbers increase or if future shuttle bus proposals are to be developed and a 
turning head/drop off area is required. 

(ii)Pedestrian access 

4.65 This has proved to be a problem, and a cause of considerable delay. In terms of 
pedestrian access, the submission indicated the use of an unchanged Buccleuch 
Dock Road. In time there may be opportunities to open up a waterfront route from 
Michaelson Road Bridge but this cannot be secured as part of this planning 
application, and is dependent upon the future needs of BAe along the quayside. A 
notable omission, given the pre-application advice explained above and the 
governments strong emphasis that new development should prioritise pedestrians 
and cyclists over cars, was the lack of better provision for pedestrian links given the 
existing poor facilities. 

4.66 Images in the appendix to this report indicate the current route along Buccleuch 
Dock Road. On the northern side of the road the footpath stops 175m short of the 
entrance to the site. Towards the eastern end of Buccleuch Dock Road pedestrian 
safety is compromised as a result of on street car parking, poor visibility  and unsafe 
crossing points as well as conflict between pedestrians and traffic. The route 
features a mix of poor surfacing, making it virtually inaccessible for wheelchair 
users and would be difficult for those with limited mobility. Alongside this there is no 
dedicated cycling provision on Buccleuch Dock Road and it seemed a lost 
opportunity not to try and feed into the recent cycleway on Michaelson Road. 

4.67 The Highway Authority share our concerns and also recommended refusal on 
the grounds that insufficient information had been provided and further consideration 
was required to improve pedestrian and cycle routes to the site. They comment: "The 
local highway has pedestrian facilities including a footway along part of Buccleuch 
dock road which stops approximately 175m short of the entry to the site and in parts 
does not meet required standards due to lighting, extensive parking and missing 
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footpath.  "  

4.68 The submitted proposals conflicted with national policy and policies EC3, DS2, 
DS5,HC1,HC4,I4,I5 and I6 of the Local Plan which seek to encourage sustainable 
travel and good accessibility. Your officers suggested a simple solution would be if 
the existing on-street car parking on the northern side of Buccleuch Dock Road was 
re-located to facilitate a continuous pavement to the site with urban design 
techniques such as differentiation in paving, street lighting and landscaping utilised 
to give a better perception of a safe and accessible public route. This needed the 
agreement of BAE, who are not the applicants and discussions are on-going; all 
parties seem keen to resolve this key constraint. 

(iii) Car parking 

4.69 A car park is shown to the southern boundary of the site to be accessed off 
Buccleuch Dock Road; 48 car parking spaces and 2 accessible spaces are proposed 
(50 in total) for teaching staff and visitors only; no student car parking is proposed. 
Officers have negotiated the inclusion of EV charging points here. The University 
advise that they do not allow student parking on site (other than in exceptional 
circumstances) in order to encourage students to use sustainable travel, although 
this could have the knock-on effect of dispersing car parking onto nearby streets if 
not managed carefully.  

4.70 The car parking provision is below the requirements in the County Highways 
Design Guide and this low provision is partly justified by the applicant on the basis 
that in initial years the majority of the students will be existing BAE staff who already 
use BAE car parks. Your officers have sought additional information to understand 
how student numbers are anticipated to grow over the next 10 years in order to try 
and  ensure that parking problems do not arise in the vicinity in the future. Submitted 
information suggests that there will be a modal shift between BAE and non BAE 
student numbers from 2026 onwards and the impact of this will need to be closely 
monitored, particularly since there is limited space within the site footprint to provide 
additional car parking and this would also result in a loss of biodiversity. In addition, 
the University would need the co-operation and commitment of third parties to 
provide any additional land for car parking within or close to the site and this cannot 
be guaranteed. 

4.71 The Highway Authority have also commented that: "Due to the existing issues 
with parking and the proposal that the majority of the students will be coming from 
BAE, where it has been calculated 71% of staff come to the area via a car, we have 
requested that a robust car parking strategy and green travel plan is required to 
better understand these figures and the means in which to accommodate the 
outcome." 
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4.72 At our request the Transport Assessment has been updated which provides 
more information around anticipated student numbers and identifies public car parks 
within a 20 minute walk (although notably there are no public car parks on Barrow 
Island). However, the potential capacity of these car parks is not addressed, 
particularly as several are well used, and consideration has not given to any on-
going projects in the town that could have a cumulative impact on future parking 
demand. There will need to be further discussions as to the robustness of this study. 

4.73 The university are keen to develop a Green Travel Plan and there is now a 
stronger commitment to work with the Council should future car parking be 
required, to improve cycling and walking provision on Buccleuch Dock Road and to 
work with BAE in relation to potential shuttle buses and shared car parking provision 
should this be necessary. 

4.74 This is an important issue and a  concern which has also been raised by 
residents at the pre application engagement stage, and I have suggested that a car 
parking management strategy and management plan be required by condition and 
submitted for future approval; this should be viewed as a live document with future 
monitoring and a regular series of updates to take account of increasing student 
numbers, change in modal split and the effectiveness (or failings) of the Green 
Travel Plan. This should in theory enable any issues around car parking to be 
resolved before they become problems. In some ways future car parking demand 
involves crystal ball gazing to some extent at this stage since the success of the 
University, the courses to be provided and the demand outside the immediate 
Barrow area is as yet unknown. However, a car parking strategy and management 
plan should assist in mitigating any issues and allow the development to comply with 
Policy I6. 

(iv) cycle parking and provision 

4.75 A cycle parking shed is proposed (the design of which is yet to be agreed) which 
should accommodate 32 cycles with 2 electric bike charging points. The CCC Design 
Guide suggests a requirement for 91 cycle spaces (4 for staff and 87 for students) 
and so the suggested provision would only be sufficient for the first three academic 
years (up to 2026/27).This is disappointing since much of the argument for the 
under-provision of car parking relies on the Green Travel Plan and encouraging 
cycling and walking. Similarly to the car parking issue above,  it is suggested that a 
review document be submitted (incorporated within the car parking strategy and 
management plan) to address the future under-provision. There is sufficient space 
within the site to accommodate additional cycle parking. 

4.76 The Highway Authority are also keen to encourage better provision for cyclists 
and to ensure safe linkages to the recently constructed works on Michaelson Road, 
facilitated through the LCWIP. Discussions are on-going in relation to provision and 
the mechanism for facilitating the linkages in order to comply with national and Local 
Plan policy. It is anticipated that amended plans can be provided to include better 
provision for cyclists. 
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(v) Sustainable travel 

4.77 The NPPF devotes several paragraphs to encouraging sustainable travel and 
Policy I4 of the Local Plan requires development to be accessible by a range of 
sustainable transport options, including walking, cycling and public transport. The 
NPPF, paragraph 104, states that transport issues should be considered early so 
that opportunities to promote walking, cycling and public transport use are identified 
and pursued. Paragraph 105 states that significant development should be focused 
on locations which are or can be made sustainable, through limiting the need to 
travel and offering a genuine choice of transport modes. As explained above,  in 
accord with paragraph 110, discussions are on-going to ensure  opportunities to 
promote sustainable transport modes are taken up, given the type of development 
and its location; and that safe and suitable access to the site can be achieved for all 
users. 

4.78 Paragraph 111 of the NPPF states that development should be refused on 
highways grounds if there would be an unacceptable impact on highway safety. The 
local highway authority has stated that the highway only has pedestrian facilities 
including a footway along part of Buccleuch Dock Road which stops approximately 
175m short of the entry to the site. In parts it does not meet required standards due 
to lighting, extensive on street parking and missing footpath. This issue needs to be 
addressed in accordance with advice from the Local Highway Authority. 

4.79 The proposed development site entrance is approximately 540m from 
Michaelson Road [approximately 6 mins walk]. Whilst there are existing proposals to 
improve sustainable transport options along Michaelson Road, the original planning 
submission did not include any proposals. To comply with the NPPF and Policy I4 of 
the Local Plan, the applicants were advised, early in the process, that more 
information should be submitted showing the measures that will be implemented to 
ensure that the site can be more easily accessed by sustainable modes of travel 
along Buccleuch Dock Road. 

4.80 In terms of sustainable travel, the University have submitted an indicative Green 
Travel Plan and this has been updated at our request to include some stronger 
commitments. Like many aspirational documents the success of the strategy will only 
be understood if robust monitoring takes place and again a condition is 
recommended  to obtain a regular series of updates once the university is 
operational. The Highway Authority share our concerns and requested that "further 
information is required to support the traffic assessment via the submission of a 
green travel plan and car parking strategy. More consideration is required to improve 
the safe access from local transport facilities to the site." 
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4.81 Whilst the initial submission did not comply with national and Local Plan policy all 
parties now seem more committed  to securing improvements in relation to 
pedestrian and cycle provision. This is in order to meet the requirements of 
government policy whilst also meeting aspirations in terms of good design and we 
are hopeful that this can be resolved quickly. However, the matter is further 
complicated by land ownership issues  in the area and potential for works outside of 
the red line and the need for a realistic mechanism to secure the provision in 
perpetuity. Discussions are continuing and we are awaiting amended plans form the 
agent but this has caused inevitable delays with the application. 

Encouraging linkages with town centre 

4.82 The Brilliant Barrow projects are a series of regeneration initiatives to improve 
environmental, educational, economic and social infrastructure within the Borough. It 
is important that the wider synergies between projects are realised and your officers 
have sought to improve linkages with the town centre and train station. This could be 
improved further through way finding and signage initiatives and the various partners 
are keen  to work together in the future to feed into other place shaping initiatives. 
The University have committed to providing signage and proposals will be developed 
at a later date and improving cycling and walking linkages with the town centre will 
help improve footfall. 

Impact on residential amenity 

4.83 The closest residential properties to the development are 1/1a Buccleuch Dock 
Road, Cricket Field Cottages. In terms of context they currently face onto the BAE 
site and building B29 which is a large portal framed industrial shed. Gate 10 is to the 
north west of them and there is fairly regular vehicular activity from deliveries and 
access to SASK. The front boundary is approximately 11m from the application site 
boundary and the building line of the dwellings around 17m. Impact during the 
construction/demolition phase can be mitigated to some extent through a 
construction management plan and construction and demolition management plan.  

4.84 Once operational any impact on daylight and sunlight and residential amenity is 
judged as negligible given the existing context of the setting adjacent a major 
industrial site. In some ways the outlook for residents could be improved since an 
industrial shed is partly replaced by a well designed contemporary building and there 
is to be an increase in landscaping along the southern boundary. No neighbour 
objections have been received. 
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Impact on heritage assets and their setting 

4.85 A proportionate Heritage Impact Assessment has been submitted with the 
application and it identifies heritage assets within the vicinity of the site; 
namely Barrow Island Conservation Area to the south west and St George's 
Conservation Area to the north west (over the water) as well as listed buildings to the 
west and south west on Barrow Island and a cluster of listed buildings around the 
former Railwayman's around Salthouse Road. Whilst there will be a temporary 
negative impact on setting during the construction phase, once completed the 
proposal has the potential to have a positive impact, introducing an attractive 
contemporary building into the skyline. This accords with national and Local Plan 
policy and the requirements of the Act in relation to heritage assets (in particular 
Sections 66 and 72). 

Air quality 

4.86 An air quality assessment has been submitted with the application and suggests 
with the inclusion of mitigation measures residual impacts from construction works 
are considered to be not significant. The Council's public protection officer has raised 
no objection and a condition is recommended to secure the mitigation measures. 

Sustainability and energy efficiency 

4.87 The proposed development will incorporate passive energy techniques to reduce 
energy consumption and an interim energy statement has been submitted with the 
aim of reducing demand in energy to heat, ventilate and light the building. 
Renewable and low carbon energy techniques comprising PV panels and air to 
water source heat pumps are proposed. Electric vehicle charging points and cycle 
parking spaces also help contribute towards energy efficiency and all of these 
proposals support Policy C5. A final energy statement is to be submitted once more 
information is known. 

Landscaping 

4.88 Interesting and thoughtful landscape design proposals have been submitted with 
the application which include wetland planting and shingles which take cues from the 
coastal environment as well as social spaces and grassed areas. Native tree 
planting is proposed throughout the site alongside hedge planting along the southern 
and eastern boundaries and in between the car park area to the south and the 
existing BAE buildings. Hard landscaping includes an outdoor learning area, outdoor 
cafe seating area and covered learning space. This enhances the overall design and 
should allow future students to enjoy the waterfront setting, enhancing health and 
well-being. However, there is some potential for conflict since land to the west will be 
retained by BAE with vehicular access running along the front (northern) boundary of 
the site and this could result in some noise and disturbance, particularly if larger 
vehicles and skips are to utilise this area. 
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4.89 A planning condition can cover implementation and management of the 
landscaping. 

Daylight and sunlight 

4.90 The building has been specifically designed such that natural daylight forms a 
key part of the environmental strategy with a specific focus on controlled "half and 
half" glazed cladding elements. 

4.91 Since the new building is to the north of the nearest residential property and the 
boundaries are over 17m apart there is unlikely to be any impact in terms of daylight 
and sunlight. The applicants daylight and sunlight assessments assess impact as 
negligible. 

Ecology and biodiversity 

4.92 The NPPF, paragraph 174, states that planning decisions should contribute to 
and enhance the natural and local environment by providing net gains for 
biodiversity, and paragraph 180 makes reference to measurable net gains. Net gain 
is also referenced in Policy N3 of the Local Plan and the Council’s Biodiversity and 
Development SPD. Biodiversity Net Gain sits within the Environment Act, which 
requires development schemes to deliver 10% net gain to be maintained for a period 
of at least 30 years. 

4.93 A series of ecological reports have been submitted with the application including 
a phase one habitat survey, shadow HRA and BNG assessment. 

4.94 4.1 In terms of BNG and the requirements in the NPPF, Local Plan policy N3 and 
our biodiversity and development SPD a biodiversity net gain assessment has been 
submitted. Much of the land is currently hard standing with some poor quality scrub 
to the south of the site and overall existing biodiversity is poor. The proposals include 
several components of habitat creation including: 

-new SUDS on the northern part of the site boundary to permanently hold water 
which will provide a new aquatic habitat as well as marginal planting; 

-new native trees across the car park; 

-areas of shingle with coastal planting, grass and shrubs with high floristic diversity; 

-an area of grassland to the east of the site as a habitat of amenity value; 

-new hedgerows to the southern  and eastern boundaries and within the car park 
which will benefit birds, bats and terrestrial mammals, providing commuting rotes 
and foraging opportunities. 

4.95 Overall the report concludes there is a 258.48% gain in area habitats and a 
100% gain in linear habitats. It is recommended that a long term management plan 
(30 years) is required due to the complex nature of the habitats to be created and the 
high value they will provide and this can be required by planning condition. 
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4.96 Natural England have suggested conditions re mitigation for breeding birds and 
limitations on the use of artificial lighting across the site to reduce impact on adjacent 
ecologically important land. 

HRA 

4.97 The application underwent screening in relation to the Habitats Regulations and 
potential impacts in relation to change in species distribution and water pollution 
during construction activities were screened in as a likely effect. 

4.98 This  triggered the submission of a  shadow HRA and winter bird survey; the 
HRA recommended the provision of a CEMP alongside a series of good practice 
mitigation measures and with these in place concluded  no likely significant effects. 
Natural England have been consulted and concur with this conclusion and 
recommend the inclusion of a CEMP condition. 

EIA screening 

4.99 A parallel application has been submitted for EIA screening and was covered by 
a delegated report. In summary, the proposal is not considered to be EIA 
development. 

Regeneration 

4.100 Whilst a site closer to the town centre would potentially have greater benefits in 
terms of wider regeneration, increased  footfall and bringing vacant buildings back 
into use, (as well as providing the university with a much more visible presence in 
the town), the proposal should contribute towards wider regeneration objectives of 
increasing local employment, providing a skilled workforce and supporting local 
employers. Information submitted with the application advises that during the 
construction phase (15 months) the development has the potential to facilitate the 
creation of 44 FTE construction jobs and 66 FTE jobs per annum (pro rata). Once 
constructed, the university building is estimated to provide 50 FTE jobs. In time some 
student accommodation is likely to be required and this too has the potential for 
wider regeneration benefits. Overall, the presence of a university campus within the 
town should have wider regeneration benefits for the borough in terms of 
employment and economic development, town centre footfall and the built 
environment. 

Flood risk and drainage 

4.100 A Flood Risk Assessment and Surface Water Drainage Strategy have been 
submitted with the application.  
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4.101 Whilst UU have raised no objections and suggest a standard drainage condition 
and the Environment Agency suggest a condition that the works are carried out 
strictly in accordance with the FRA, the LLFA have  recommend refusal of this 
application due to more information being required and that there is a potentially high 
risk to flooding due to the combined tidal lock and storm event. They suggest that it 
is likely that the surface water drainage system is not viable when the rising tides are 
taken into account.  

4.102 In addition, in order to manage the surface water drainage, the application has 
adopted the use of Sustainable drainage systems to clean and hold back the water. 
However, there is  no information  showing how the water will reach the basin's 
detailed within the drawings provided. 

4.103 The report mentions that the permeable paving under the car park will be swept 
regularly, but it would be good practice for a contingency measure be listed if the 
permeable paving becomes blocked and the surface water needs to run off. There is 
a drawing in the appendix that shows the water moving around the site in the storm 
events. This shows that the site can remain operational, however some of the 
parking will be lost and the solution is based on runoff into the Dock, which is then 
subject to the tide. The LLFA have requested more information  on  any bore hole 
reports so that the depths of the strata can be determined,  levels of the drainage so 
that the outlet into the Dock can be determined, downstream contributing area and 
drainage capacity, an updated assessment to allow for 50% rainfall exceedance for 
climate change and mitigation measures for drainage system during tidal lock. 

4.104 Discussions are continuing with the LLFA and subject to these issues being 
resolve suitable conditions can be applied. 

Contamination 

4.105 The Council's public protection officer has raised no objection to the proposals 
and recognises that intrusive investigation is required and  suggests standard 
conditions. 

UXO 

4.106 Due to the docks location, an unexploded ordnance report and risk assessment 
has been submitted with the application and mitigation measures suggested in 
Section 7 of that report which can be required by planning condition. 

Noise 

4.107 A noise assessment has not been submitted with the application. However, 
noise is likely during the demolition and construction phase rather than the 
operational phase and a CEMP/CMP can address noise and include appropriate 
mitigation. The Council's public protection officer has also suggested a standard 
condition. 
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4.108 One other issue that has arisen elsewhere on the BAE estate recently is the 
potential need for piling due to ground conditions. It is recommended that a condition 
similar to that recently imposed on the SGF development is applied given the close 
proximity to residential property should piling subsequently be found to be 
necessary. 

Construction management 

4.109 One challenge for the developer is managing the construction process within a 
high security site which is also in close proximity to residential development. The 
current BAE site has security fencing and gated access and this provides some 
challenges in facilitating a university campus that is to be open to the public; 
however,  the University and BAE are working collaboratively to facilitate the 
development. 

4.110 The works involve an element of demolition works in that part of a BAE 
warehouse building (B29)is to be demolished and this, alongside construction noise, 
has the potential to cause disturbance to adjacent residents and species. In addition, 
Gate 10 on Buccleuch Dock Road (the current entrance to the site)has a restricted 
weight limit condition. It is recommended that a construction management plan and a 
construction traffic management plan are required by planning condition prior to 
commencement of works. This also  gives the developer some time to resolve any  
issues around security and access. 

Security, crime prevention and public safety 

4.111 The NPPF states that planning decisions should aim to achieve healthy, 
inclusive and safe places. Paragraph 97 states that planning policies and decisions 
should promote public safety and take into account wider security and defence 
requirements. Since the site is located within the overall BAE estate there is a high 
level of site security. Conversely however, this can sometimes result in the 
perception of an  intimidating approach along Buccleuch Dock Road  which could 
discourage  walking; government advice notes the propensity to walk is increased by 
the attractiveness of the environment and the applicants are keen to improve the 
design quality of the approach where this is within their control.   The agents are 
considering improved paving, lighting and planting to improve the approach and 
make it feel safe, appealing  and accessible for pedestrians and this should help in 
encouraging future staff and students. 

4.112 In terms of government advice, Buccleuch Dock Road may not currently have 
the perception of  a safe, well lit and accessible route for pedestrians or cyclists to 
get to the university campus.  It also  passes the derelict Cavendish Villas site which 
could add  to the sense  of unease. Overall, for some users it may not have the  feel 
of a pleasant, accessible and safe route for pedestrians and your officers have 
worked with the applicants to try and resolve this through improved pedestrian 
facilities, street lighting and landscape and urban design.  
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Sustainable development objectives 

4.113 The NPPF makes it clear that achieving sustainable development means that 
the planning system has three overarching objectives, which are interdependent and 
need to be pursued in mutually supportive ways (so that opportunities can be taken 
to secure net gains across each of the different objectives): 

a) an economic objective - to help build a strong, responsive and competitive 
economy, by ensuring that sufficient land of the right types is available in the right 
places and at the right time to support growth, innovation and improved productivity; 
and by identifying and coordinating the provision of infrastructure; 

b) a social objective - to support strong, vibrant and healthy communities, by 
ensuring that a sufficient number and range of homes can be provided to meet the 
needs of present and future generations; and by fostering well-designed, beautiful 
and safe places, with accessible services and open spaces that reflect current and 
future needs and support communities' health, social and cultural well-being; and 

c) an environmental objective - to protect and enhance our natural, built and historic 
environment; including making effective use of land, improving biodiversity, using 
natural resources prudently, minimising waste and pollution, and mitigating and 
adapting to climate change, including moving to a low carbon economy.  

4.114 In terms of the economic objective the proposals aim to help local businesses 
such as BAE attract and retain  graduate level workers, which will help address the 
demographic and higher levels skills shortage identified in the area. Attracting more 
students, learners and a skilled workforce should contribute to the local economy 
and potentially increase footfall within the town centre with a knock-on beneficial 
impact. In addition, the proposed development will create numerous direct and 
indirect jobs throughout the construction and operational  phases of the 
development. 

4.115 In terms of social benefits,  the new campus will deliver a modern university 
campus with outdoor learning space for ultimately over 1400 students by year 10. 
There is also the potential for the wider community and local groups to take 
advantage of the university facilities. 

4.116 In terms of environmental benefits, the application involves the redevelopment 
of a brownfield site on industrial land for educational use. It will result in a high 
quality development along the waterfront and could act as a catalyst for wider 
regeneration including on nearby sites such as Marina Village and Salthouse Mills. 
The proposal includes attractive landscaping and green infrastructure and 
biodiversity enhancements and alongside the SASK building contributes to high 
quality design along the waterfront. 
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4.117 Energy efficiency, sustainable construction methods and the inclusion of 
EVCP's and cycle parking also help contribute towards the environmental objective. 

4.118 However, the relatively isolated location of the site from the town centre and 
train station and the poor local environment  mean that it is not particularly 
accessible in terms of walking and cycling and the challenge for the applicant is 
to produce a robust green travel plan that will encourage sustainable modes of 
transport. 

Community engagement 

4.119 The NPPF places increased emphasis on pre-application engagement and 
front-loading of applications and it encourages engagement with local communities 
before an application is submitted (NPPF P40). In this case a public exhibition was 
undertaken alongside a consultation website and direct mailing to circa 1500 
residents and businesses. Whilst no neighbour representations have been received 
as part of the application process, feedback from the earlier engagement suggests 
the proposal is welcomed and the benefits of the wider learning quarter proposals 
supported; the benefits for the town, businesses and youth employment are 
welcomed and the proposals are referred to as "transformational". Responses citing 
negative impact mostly related to concerns around car parking and current problems 
being experienced around the Dundee Street area. 

5. Conclusions and planning balance 

5.1 The creation of a university facility in the town will have immense social and 
economic benefits for the Borough and surrounding Furness area, and in principle it 
is welcomed. As a piece of inward investment, it will offer construction job and supply 
chain opportunities, and when complete it will help to retain and also attract young 
people; the economic and social benefits score highly in the planning balancing 
exercise.  The design is of a high standard and should result in a unique 
contemporary building along the waterfront  in contrast against the surrounding 
anonymous industrial sheds. Overall the proposals also score highly in terms of 
biodiversity gains, landscaping and SUDS. Impact on residential amenity should be 
modest given the existing industrial context and a construction management plan 
and construction traffic management plan should help mitigate any impact. Any 
adverse impact on heritage assets is considered to be only temporary and eventually 
impact should be beneficial. 

 

 

 

 

 

 

Page 48 of 89



5.2 However, the chosen site presents several challenges, especially in relation to its 
location in a position which currently displays poor pedestrian and cycling linkages 
with the town centre. Developing these linkages as part of the campus project is 
crucial and is a key requirement within national government guidance which stresses 
the need to prioritise pedestrians and cyclists before cars. It is in the university's 
interests to ensure safe routes for students and staff  and this will also benefit the 
adjacent SASC training facility run by BAE, as well as improving movement across 
the town centre as a whole.   The County Council are working on a  Local Cycling 
and Walking Infrastructure Plan (LCWIP) for Barrow  and updating the Barrow 
Transport Model to assist in assessing the transport impact of this type of strategic 
development and all parties are keen to work together to try and overcome this 
significant  constraint. There are also unresolved issues around drainage with an 
outstanding objection from the LLFA. Your officers, together with County Council 
colleagues, have tried to work with the applicants in a positive and proactive way to 
overcome constraints and find solutions and discussions are on-going. Another 
complication is the mechanism for securing any necessary pedestrian/cycling 
improvements given the varying land ownerships, specifically along and adjacent to 
Buccluech Dock Road. Currently, the lack of adequate cycling and walking provision 
is a significant negative in the planning balancing exercise. 

5.3 Overall, at this stage, the Planning Authority remains supportive of this 
opportunity to regenerate and enhance this part of Barrow Island, in accordance with 
local strategic policies, statutory obligations and national planning guidance. Your 
officers will continue to work with the applicants to try and overcome any constraints 
and concerns and to ensure that the wider benefits for the Borough are realised. The 
need to keep up momentum with the application as one of the Brilliant Barrow 
initiatives, and in light of the funding window, has led to tabling it at this committee, 
albeit there are still some outstanding key  issues, which are not insurmountable. 

5.4 In the meantime Members are requested to support the principle of the 
application delegating authority to the Head of DM to resolve issues around 
drainage, car parking and accessibility for pedestrians and cyclists, including 
formulating any planning conditions and  legal agreements  as required; topic 
headings for conditions are set out below. 

6.Recommendation 
 
Members agree to support the principle of the scheme subject to the satisfactory 
resolution of issues around drainage, car parking and accessibility for pedestrians 
and cyclists, but giving delegated authority to the Head of Development 
Management to determine the application including formulating any planning 
conditions and  legal agreements  as may be required. Should these issues not be 
suitably resolved then the application be reported back to Members with a further 
update. 

 Recommended condition topic headings 

1. standard duration limit 

2. Schedule of approved plans and documents 

Page 49 of 89



3. CMP 

4.CTMP 

5. landscape and management 

6.boundary treatment 

7.drainage (UU/LLFA) 

8.new footway and cycle lane provision 

9.external lighting 

10.cycle storage facilities design details 

11.final green travel plan 

12.EVCP provision 

13.energy statement 

14.contamination/UXO (Env health conditions) 

15.no nesting sites for gulls on roof 

16.servicing statement 

17.works in accordance with FRA (EA) 

18.CEMP (Natural England) and HRA mitigation measures 

19. piling  

20. car parking and cycling strategy and management plan 

21. 30 year management plan re BNG 

22. Air quality mitigation measures 

23. Entrance gate weight limit 

24.on site re-cycling facilities 

25. Materials 

Informative-Emergency Planning and Fire Safety 
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Informative 
  

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

   

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

   

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

 
 
Note to Members 

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

 
 
 
Barrow Borough Local Plan 2016-2031 

 
 
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. 
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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 C4 - Contaminated and Unstable Land 
Contaminated Land 

 
 
On land known to be or suspected of being contaminated, or where development may 
result in the release of contaminants from adjoining land, development will only be 
permitted where: 

 
 
a) It can be demonstrated that there is no significant harm, or risk of significant harm, to 
health and wellbeing and the environment, including pollution of any watercourse or 
controlled waters; and 

 
 
b) Any necessary remedial action is undertaken to safeguard users or occupiers of the 
site or neighbouring land, and that the environment and any buildings or services during 
development are protected from contamination. 

 
 
All investigations should be carried out in accordance with the advice set out in 
'Development of Potentially Contaminated Land and Sensitive End Uses - An Essential 
Guide for Developers' or any subsequent update of this guidance. 

 
 
Where the proposed use would be particularly vulnerable to the presence of 
contamination (i.e. residential) the planning application must be supported by an 
appropriate assessment of on site contamination including proposals for remediation in 
accordance with the above mentioned document. 
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Unstable Land 

 
 
On land known or suspected to be unstable, development will only be permitted where it 
can be demonstrated that there is no significant risk of harm to health and wellbeing and 
the environment, and that any necessary remedial action is undertaken to safeguard 
users or occupiers of the site or neighbouring land. 

 
 
Where the proposed use would be particularly vulnerable to land instability, the planning  
application must be supported by a risk assessment report that demonstrates that 
adequate and environmentally acceptable mitigation measures are in place. 

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

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

 
 
Policy C7 - Light Pollution 
The Council will seek to minimise light pollution and applications which propose new 
external lighting will be expected to demonstrate each of the following: 

 
 
a)    The proposed artificial light has no adverse impact on the locality or measures will 
be taken to avoid, and where appropriate mitigate, any negative impacts of the effects of 
new lighting on local amenity resulting from the development; 

 
 
b)    The proposal has no significant impact on a protected site or species e.g. located 
on, or adjacent to, a designated European site or where there are designated European 
protected species that may be affected; 

 
 
c)    The proposal is not in or near a protected area of dark sky or an intrinsically dark 
landscape where it may be desirable to minimise new light sources; and 

 
 
d)    The proposal has no impact on wildlife (e.g. white or ultraviolet light) when being 
proposed close to sensitive wildlife receptors or areas, including where the light shines 
on water. 

 
 
Policy DS1 - Council’s commitment to sustainable development 
When determining planning applications the Council will take a positive approach to 
ensure development is sustainable. The Council will work pro-actively with applicants to 
find positive solutions that allow suitable proposals for sustainable developments to be 
approved wherever possible. 

Page 72 of 89



 
 
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,
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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:
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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;
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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.

Page 76 of 89



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

 
 
a)    The site is located within or directly adjoining the built up area of Barrow or Dalton, 
or within the development cordons identified in the housing chapter; 

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

 
 
c)    The use will not unduly impact upon the residential amenities of those living nearby 
due to noise, disturbance from traffic, hours of operation, external storage, light 
pollution, vibration or airborne emissions including odours; 

 
 
d)    Traffic generated by the proposal is capable of being satisfactorily accommodated 
within the highway network; 

 
 
e)    A Traffic Impact Assessment (TIA) will be required for proposals for major sites 
(sites over 5,000 m2), schemes likely to generate in excess of 100 HGV movements 
daily, or any development that may impact on the Trunk Road network; 

 
 
f)    The site has been designed to promote user accessibility by walking, cycling and 
public transport; 

 
 
g)    The layout of the site has suitable space for landscaping, parking (including for 
large vehicles where appropriate), loading and unloading and any other operational 
requirements, and responds to natural drainage flow patterns; 

 
 
h)    Development must create safe and secure environments that minimise 
opportunities for crime and promote community safety; 

 
 
i)    The development is sustainable in its energy usage, environmental impact, waste 
management, flood risk and transport implications; 

 
 
j)    Adequate protection of groundwater from pollution from the storage, handling or use 
of chemicals can be demonstrated to the satisfaction of the Local Planning Authority; 
especially on sites within the St. Bees Sandstone Major Aquifer as shown on the 
Proposals Map; 

 
 
k)    The proposal does not use the best and most versatile agricultural land (grade 3a
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and above) unless it is demonstrated that the loss is outweighed by other planning 
considerations; 

l)    The proposal complies with the relevant policies in the Development Plan; and 

m)    The proposal should make effective use of previously developed land where 
possible. 

 
 
Trade counters and retailing from employment premises will be restricted to those which 
are ancillary for the main operation of the B1/B2/B8 business. 

 
 
Where the development cordon directly adjoins a neighbouring Local Planning Authority 
(LPA), the adjoining LPA's planning policies will apply on land within their boundary. 

 
 
Policy GI1 - Green Infrastructure 
The Council, through the preparation and adoption of the Green Infrastructure Strategy 
SPD, Masterplans and Development Briefs will identify and promote the creation, 
enhancement and protection of a Green Infrastructure Framework designed to maintain, 
enhance, expand and connect a network of natural and man-made green and blue 
spaces together along with the project focus necessary to secure and implement its 
delivery. 

 
 
The Council will work proactively with the community, public sector partners, voluntary 
sector, developers and utility providers to: 

 
 
(a)     Ensure that all new development contributes to the protection and enhancement of 
the Borough's distinctive and valued landscape and settlement character implementing a 
network of Green Infrastructure as the context and setting for coherent and locally 
distinctive place making. 

 
 
(b)     Utilise landscape and urban design techniques together to assimilate development 
and its supporting Green Infrastructure into sustainable, attractive multi-functional 
layouts. 

 
 
(c)     Integrate sustainable movement choices at all scales that support domestic, 
leisure and tourism movements around and beyond the Borough to actively encourage 
improved health, fitness and well-being.
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(d)     Protect and integrate amenity open spaces, playing fields, sports pitches and play 
areas within areas of Green Infrastructure including where a need is demonstrated. 

 
 
(e)     Protect, support and enhance biodiversity by creating inaccessible and well- 
connected habitat within and between neighbouring areas that allows wildlife to co-exist 
undisturbed whilst improving peoples accessibility to nature; 

 
 
(f)      Include adaptive measures to help offset climate change including sustainable 
urban drainage (SUDs) management and tree planting to reduce the impact of flooding 
and assist in the cooling of `urban heat islands'; and 

 
 
(g)     Facilitate local food production in allotments, gardens and adjacent agriculture 

 
 
Policy HC1 - Health and Wellbeing 
The Council will encourage development which promotes health and wellbeing by: 

 
 
a) Providing access to a range of types of housing in sustainable locations; 

 
 
b) Encouraging travel by sustainable means including use of public transport walking 
and cycling; 

 
 
c) Promoting access to and use of open space; 

 
 
d) Promoting the use of sustainable construction materials and methods where 
appropriate; 

 
 
e) Protecting the Borough's natural and heritage assets; 

 
 
f) Supporting a range of sport, recreation and leisure pursuits; 

 
 
g) Supporting health promotion: Including smoking cessation, healthy eating and 
breastfeeding campaigns; 

 
 
h) Encouraging reuse of existing buildings for health uses where appropriate;
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i) Encouraging use of renewable energy technologies where appropriate; and 

 
 
j) Promoting inclusive design which meets the needs of all, including those with mobility 
challenges. 

 
 
Policy HC15 - Education Provision 
Proposals for the development of new educational facilities as well as for the expansion, 
alteration and improvement of existing educational facilities will be supported where they 
are well related to the catchment that they will serve. 

 
 
Proposals for the development of education facilities should be located within existing 
education sites where possible. Where there is a need for a new educational site, the 
location should be close to the intended catchment in order to minimise travel in line with 
sustainable development principles. 

 
 
Specifically in relation to primary and secondary school provision, Barrow Borough 
Council will continue to work with the Education Authority to identify what new demand 
will be generated from development as well as helping to identify suitable new education 
sites should this be required. 

 
 
To assist in the delivery of additional school places, where required, to meet the needs 
of development, contributions will be sought, using a legal agreement with the 
appropriate Authority. 

 
 
The provision of on site recycling facilities is encouraged to minimise waste 

 
 
Policy HC4 - Access to buildings and open spaces 
1)    Development proposals should make provision for easy, safe and inclusive access 
to, into, within and out of buildings, spaces and facilities. The layout and design of 
developments should meet the requirements of accessibility and inclusion for all 
potential users regardless of disability, age or gender. At the design stage consideration 
should be given to the effects of the proposal on the character and appearance of 
heritage assets and their settings, where applicable. 

 
 
The Council will have regard to the following criteria when assessing development 
proposals:
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a)    The design of entrances and exits and ease of movement through and between 
buildings, street furniture, open spaces and pedestrian routes; 

 
 
b)    The location of any development proposal in relation to its potential users; 

 
 
c)    Accessibility to all transport modes, including walking and cycling, and provision of 
adequate parking with the appropriate number of parking bays designated for cycles and 
motor vehicles, including specified disabled bays; 

 
 
d)    Provision of on-site facilities such as public toilets and appropriate signage. 

 
 
 
2) Additionally, where there is a requirement to submit a Design and Access Statement 
as part of a planning application it should: 

 
 
 
a)    Demonstrate the approach to inclusive design; and 

 
 
b)    Acknowledge compliance with Part M of the Building Regulations (Access to and 
use of buildings) and refer to BS8300:2009 (British Standards - Design of buildings and 
their approaches to meet the needs of disabled people - Code of practice) where 
appropriate. 

 
Policy HC5 - Crime Prevention 
The design, layout and location of new development should contribute towards the 
creation of a safe and accessible environment, and the prevention of crime, and fear of 
crime. 

 
 
Developers should: 

 
a)    Ensure the design, landscaping or any feature does not create isolated or secluded 
areas; 

 
b)    Demonstrate the design, layout, screening/landscaping enables a natural 
surveillance of the surrounding area and promotes neighbourliness; 

 
 
c)    Incorporate adequate lighting and security measures where appropriate e.g. 
communal and parking areas, taking into account the impact on light pollution, the 
natural environment and residential amenity; 

 
 
d)    Design layouts to promote ownership by residents and encourage use of communal 
areas 

 
 
e)    Create clear and legible pedestrian and cycle routes that prevent unobserved 
access. 
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Policy HE1 - Heritage Assets and their setting 
The Council will, through planning decisions and in fulfilling its wider functions, 
proactively manage and work with partners to protect and enhance the character, 
appearance, archaeological and historic value and significance of the Borough's 
designated and undesignated heritage assets and their setting. 

 
 
Opportunities will also be pursued, to aid the promotion, understanding and 
interpretation of both heritage and cultural assets, as a means of maximising wider 
public benefits and in reinforcing Barrow's distinct identity. 

 
 
Key elements which contribute to the Borough's identity, and which will therefore be a 
priority for safeguarding and enhancing into the future, include: 

 
 
1. The Furness Abbey Scheduled Ancient Monument and its setting; 

 
 
2. 14th Century castles such Piel Castle and Dalton Castle and key religious sites and 
their setting; 

 
 
3. Barrow Town Hall, Ramsden Square and Schneider Square and associated statues 
as well as the streets and spaces which interconnect and provide setting for these 
assets; 

 
 
4. Wide, Victorian, tree-lined routes into and around Barrow such as Abbey Road and 
Hartington Street and the grid-iron pattern of areas of terraced housing in and around  
Barrow town centre; 

 
 
5. Remnants of the Borough's industrial heritage including sandstone workshop 
buildings, the imposing former worker's tenement blocks on Barrow Island, the slag 
bank, former iron workings and neighbourhoods of older traditional housing. 

 
 
6. Coastal features including Jubilee Bridge, Roa Island jetty, pill boxes, Walney and 
Rampside lighthouses and Cavendish Dock; 

 
 
7. Barrow Park, including the cenotaph and bandstand; 

 
 
8. Conservation areas and Listed Buildings across the Borough; 

 
 
9. Key cultural assets encompassing parklands, woodland, landscapes, coastlines, 
museums, libraries, art galleries, public art, local food and drink and local customs and 
traditions. 

 
 
As well as fulfilling its statutory obligations, the Council will: 

 
 
a) Seek to identify, protect and enhance local heritage assets; 
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b) Promote heritage-led regeneration including in relation to development opportunities; 
 
 
c) Produce conservation area appraisals and management plans; 

 
 
d) Develop a positive strategy to safeguard the future of any heritage assets that are 
considered to be "at risk"; 

 
 
e) Adopt a proactive approach to utilising development opportunities to increase the 
promotion and interpretation of the Borough's rich archaeological wealth; and 

 
 
f) Develop a positive heritage strategy across the Borough. 

 
 
Policy HE2 - Information required for proposals involving historic assets 
When determining proposals involving heritage assets, or involving sites where there 
are reasonable grounds for the potential of unknown assets of archaeological interest to 
be, the following information shall be submitted by the applicant as part of the 
application:  

 
a) An assessment of the asset's significance including any contribution made by its 
setting, and an assessment of the potential impact of the proposal on that significance, 
using appropriate expertise. The level of information required will be proportionate to the 
assets significance and to the scale of the impact of the proposal and may require, 
where necessary, a desk based assessment and a field evaluation prior to the 
determination of the proposal; and 

 
 
b) A full programme of work together with proposals to mitigate any adverse impact of 
the proposed development. Where appropriate, work will be implemented through 
measures secured by planning condition(s) or through a legal agreement. 

 
 
The Council has prepared a Guidance Document setting out when a Statement of 
Significance is required to accompany heritage applications which contains advice on its 
format and content. 

 
 
Policy HE3 - Listed Buildings 
Proposals for works to listed buildings, including alterations, extensions or change of 
use and development affecting setting should not cause unacceptable harm to its 
significance, including those elements which contribute to their special architectural or 
historic interest, and setting. Opportunities to enhance and better reveal their 
significance will be supported. 

 
 
Substantial harm to, or loss of, a Grade II listed building should be exceptional. 
Substantial harm to, or loss of, Grade I and II* listed buildings should be wholly 
exceptional. 
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Proposals which involve substantial harm to, or loss of, a listed building including to its 
setting, will be refused unless it can be demonstrated that the substantial harm or loss is 
necessary to achieve substantial benefits that outweigh that harm or loss, or all of the 
following apply: 

 
 
a)    The nature of the heritage asset prevents all reasonable uses of the site; 

 
 
b)    That no viable use of the heritage asset itself can be found in the medium term 
through appropriate marketing that will enable its conservation; 

 
 
c)    That conservation through grant-funding or some form of charitable or public 
ownership is demonstrably not possible; and 

 
 
d)    The harm or loss is outweighed by the benefit of bringing the site back into use.  

 
 
Where a development proposal will lead to less than substantial harm to the significance 
of a designated heritage asset, this harm should be weighted against the public benefits 
of the proposal, including securing its optimum viable use. 

 
Policy HE4 - Conservation Areas 
Development within or affecting the setting of Conservation Areas will only be permitted 
where it preserves or enhances the character or appearance of the Area. Proposals for 
all new development, including alterations and extensions to buildings and their re-use, 
must be sensitive and appropriate to the character of the area. Any replacement feature 
should match the original where it makes a positive contribution to the Conservation 
Area and its setting. 

 
 
Proposals must be supported by any relevant Conservation Area Appraisal or 
Management Plan. In particular it should respect all of the following: 

 
 
a) The character of existing architecture and any historical associations by having due 
regard to positioning and grouping of buildings, form, scale, enclosure, detailing and use 
of traditional materials; 

 
 
b) Existing hard and soft landscape features including open space, trees, walls and 
surfacing; 

 
 
c) Traditional plot boundaries and frontage widths; and 

d) Significant views into or out of the Areas. 

Proposals should also avoid the loss of public and private open space which makes a 
positive contribution to the character and appearance of the Conservation Area and its 
setting. 
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Through Conservation Area Appraisals the Council will identify any opportunities for new 
development to enhance or better reveal their significance. 

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

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

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

 
 
- Utilities and waste; 

 
 
- Flood prevention and sustainable drainage measures; 

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

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

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

 
 
- Climate change and energy initiatives through allowable solutions. 

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

 
 
Where appropriate, the Council will permit developers to provide the necessary 
infrastructure themselves as part of their development proposals, rather than making 
financial contributions, subject to agreement with relevant consultees.
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Policy I4 - Sustainable Travel Choices 
Development will be accessible by a range of sustainable transport options, including 
walking, cycling and public transport. Early engagement with the Borough Council and 
the Local Highways Authority is encouraged. Development likely to generate significant 
levels of transport within isolated and poorly accessible areas will be resisted unless a 
clear environmental, social or economic need can be demonstrated. 

 
 
Proposals should provide direct and safe access to the existing footpath and cycle 
network including pedestrian links between developments and bus stops to maximise 
use of public transport to access green space, shopping, schools, health and other 
amenities. Where this would require the provision of links beyond the development site, 
such as provision of new footpaths and cycleways or a new or enhanced bus service an 
appropriate planning obligation will be negotiated between the local planning authority 
and the applicant. 

 
 
Pedestrian and cycle routes within new developments must be suitably lit so as to create 
a safe, attractive and useable environment for all. 

 
 
Development proposals located on, or adjacent to, a proposed network of cycle routes 
should incorporate the appropriate section of route, and / or links to it. Where 
development affects the line of an existing route, the route will be required to be 
reinstated, or an acceptable alternative provided. The continuing integrity of the route 
should be maintained through the construction process. Routes, both interim and 
replacement, should be constructed to a standard and design acceptable to the Council 
and consistent with the Green Infrastructure Strategy requirements. 

 
 
Secure cycle parking provision, in accordance with the Council's adopted guidelines, will 
be required in all new car parks, particularly those associated with housing, 
employment, retail, leisure and educational developments. In addition the Authority will 
encourage the provision of shower facilities at employment-generating developments. 

 
 
The Council will encourage the integration of vehicle charging infrastructure within new 
development, particularly commercial development. 

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

Page 86 of 89



 
 
 
 
a) The needs of cyclists and pedestrians will be met and prioritised on site; 

 
 
b) The development will help to reduce the need to travel, particularly by private car; 

 
 
c) Relevant information about existing travel habits in the surrounding area has been 
assessed; 

 
 
d) Provision has been made for improved public transport services; 

 
 
e) The site will safely and conveniently connect to public rights of way and the wider 
green infrastructure network; 

 
 
f) The impact of the proposed development and the forecast level of trips by all modes of 
transport likely to be associated with the development, particularly of heavy goods 
vehicles accessing the site, has been minimised; and 

 
 
g) The movement of freight and goods by rail will be maximised where possible. 

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

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

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

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

 
 
Designated biodiversity and geodiversity sites 

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

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

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

 
 
Where mitigation is not possible or viable or where there would still be significant 
residual harm following mitigation, compensation measures should be made to provide 
an area of equivalent or greater biodiversity value. Compensation should be secured 
through planning conditions or planning obligations. 
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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 P1 - The Port of Barrow 
Within the Port Area identified on the Proposals Map, development proposals for port  
and port related use, including those linked to the 'Energy Coast', will be supported and 
where appropriate approved by the Council if the submitted scheme accords with other 
relevant policies in the Development Plan, and can pass the tests of the Habitat 
Regulations. 

 
 
Areas that benefit from existing or potential access from deep water will be protected for 
port and port related uses. 

 
 
Any proposals for new development on land in close proximity to the Port Area will be 
required to fully assess the potential impact on the Port of the proposed use and where 
necessary, provide mitigation as part of the new development to ensure that there is no 
unacceptable impact on the Port. 
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