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COPELAND BOROUGH COUNCIL
DELEGATED PLANNING DECISION

1. | Reference No:

4/21/2241/0F1

2. | Proposed
Development:

INTERNAL AND EXTERNAL ALTERATIONS AS PART OF RENOVATION AND
REFURBISHMENT OF EXISTING BUILDING, INCLUDING REPAIRS TO EXTERNAL
RENDER, ALTERATION TO DORMER WINDOWS, DEMOLITION OF PART OF
EXISTING STORES & FORMER SHOWER BLOCKS, REDUCTION OF REAR WALLS,
RECONSTRUCTION OF PORCH AT NO.11, AND REPLACEMENT/REPAIR OF
WINDOWS.

3. Location:

1-11 LONSDALE TERRACE, ST BEES

4, Parish:

St. Bees

5. Constraints:

ASC;Adverts - ASC;Adverts,

Conservation Area - Conservation Area,

Listed Building - Listed Building,

Coal - Standing Advice - Data Subject To Change

6. | Publicity Neighbour Notification Letter Yes
Representations
&Policy Site Notice Yes
Press Notice Yes
Consultation Responses See Report
Relevant Policies See Report
7. | Report:

Site and Location

accommodation.

This application relates to 1 — 11 Lonsdale Terrace, located within the centre of St Bees. The
properties are Grade |l Listed and are located within the St Bees Conservation Area. This group of
terrace properties was previously in the ownership of St Bees School and was utilised as boarding

Relevant Planning History




4/09/2245/0 — Listed Building Consent for replacement windows, replacement rainwater goods (nos.
1 —11); rendering of chimney stack (no. 8); rear canopy over rear — Approved Listed Building Consent.

4/16/2017/0L1 — Listed Building Consent for works associated with the subdivision of terrace;
reinstatement of individual properties together with associated external — Approved Listed Building
Consent.

4/16/2016/0F1 — Subdivision of existing terrace; reinstatement of individual properties together with
associated external works — Approve.

Proposal

This application seeks planning permission for the internal and external alterations of part of the
renovation and refurbishment of the existing buildings. The proposed works include the repairs to the
external render, alterations to the dormer windows, the demolition of part of the existing stores and
former shower blocks, reduction of the rear walls, the reconstruction of porch at no.11, and the
replacement/repair of windows.

This application is being considered alongside a Listed Building Consent application (ref:
4/21/2242/0L1) for the same works.

Consultation Responses

St Bees Parish Council

No objections.

Copeland Borough Council — Conservation Officer

24t August 2021:
Request further information.

Much of this is good practice and will see these properties given an optimum viable use with minimal
harm to their character and appearance, along with much improvement.

There are several areas where clarification or detail is required, these are as follows:

e The Heritage Statement needs one or two minor corrections referring to time period. See also
Proposed GF plan, which refers to 18™ century Victorian style street lamp — the Victorian
period started in the 19t century and ended in the 20",

e Proposing to replace all the windows in the terrace needs to be subject both to more
specificity about the condition/quality of existing windows (from the photos and from site
visits these appear to be variable, with both poor windows and a number that have quite a
beautiful appearance) and more specificity about the proposed replacements. From what I've
seen in the Heritage Statement and on site, some of the six-over-six windows in particular are




beautiful and may be retainable with cleaning and repair work. Currently a sample sash
window is provided by the architect, but there are other openings in the buildings that
wouldn’t suit this type. The heritage statement ought to be used to assess their significance
and comment on the impact of wholesale removal.

o What existing windows are both of good quality and reparable condition?
o What windows contain historic glass?
o Where replacement can be justified, what other window types will be needed?

Locations of any lath and plaster to be removed should be known and agreed prior to consent.
It appears that some of the works on the top floors in creating bathrooms will involve removal
of lath and plaster. What alternatives or mitigation have been considered in such cases?

| request a demolition plan, allowing the elements to the rears of the properties to be
removed to be clearly understood.

Diagram should be provided showing openings to be inserted through ground floor internal
walls in houses 6-10.

In the case of some of the internal doors, it is left ambiguous as to whether they can be made
satisfactory using intumescent paint or whether they will need replacing. If doors can be
repaired and made good, this would be a preferable solution.

A specification for the lime plaster is required.
Details should be provided of new light fittings, and internal and external door furniture.
Detail should be provided of the new gates, gate piers and gate lighting.

Possibility of adding a plague to commemorate the conservation and re-opening of Lonsdale
Terrace as private houses was discussed on site. If this is proposed, details can be added to
this application, or another will be needed in future.

Clarification is needed on irregularities in the existing and proposed drawings (see above).

Further detail is needed on the need for, alternatives to, and likely implications of the
basement level tanking scheme. There may be unintended consequences and it would need
to be seen that these eventualities had been covered (please refer to above notes).

The above will need to be addressed in some form before | am able to come to an informed decision

about the likely impact and benefit.
3 September 2021:

Request further information.




Previously raised concerns have not been addressed:

| would support conditioning the treatment of the windows in the main facades (not including
the dormers or rooflights), but the references to replacing them in the supporting
documentation would need to be removed first to avoid confusion.

| reiterate my view that the application needs to better identify the extent of lath and plaster
removal, and justify why this is necessary.

An example internal elevation drawing should be added showing the proposed opening.

As previously discussed with the architect, I'd be supportive of the use of a condition to allow
the treatment of the internal doors (whether modification/repair of existing, or whether
replacement) to be determined following investigation.

The section on the internal doors in the D&A Statement will need updating to reflect this, as
it’s currently ambiguous.

A specification for the internal lime render still needs to be submitted.

It would be preferable to find an alternative to the ball finials on the tops of the gate piers. A
flat or chamfered coping slab would provide a better appearance, as well as responding to the
detailing found elsewhere on High House Road.

Clarification is needed on irregularities in the existing and proposed drawings.

o The existing and proposed external store plan needs removing as it shows the previous
proposal (i.e. to retain sections and convert them).

o If the windows are to be handled via a condition then the proposed elevation drawings
ought to show the windows as existing but with an annotation.

o The alterations to the ground floor hood moulds on the Finkle Street elevation of
House 1 are not mentioned in the heritage statement, which only says that the
entrance here will be “entirely retained”. It would be useful to have clarification on
this.

o There are still inconsistencies between the existing and proposed side elevation
drawings (e.g. proportion changes that suggest outriggers are being shortened, which
is not suggested in the rest of the drawings). As previously mentioned the main
chimney in Elevation 4 appears very different between existing and proposed, but no
change is observed from the front elevations or roof plans.

o The existing roof plan shows each house with a black square approximately in the
middle of its front wall. It’s not clear what these are, so an annotation should be added
if they’re a feature and they should be removed (as in the proposed roof plan) if not.




- The heritage statement should feature justification of the tanking strategy in light of the
above concerns.

4™ October 2021:
Request further information.
Previously raised concerns have not been addressed:

e | would support conditioning the treatment of the windows in the main facades (not including
the dormers or rooflights), but the references to replacing them in the supporting
documentation would need to be removed first to avoid confusion.

o The revised “as proposed” elevation still shows all the windows in the front, side and
rear elevations being replaced and is still annotated to refer to their
refurbishment/replacement. If any consent/permission are to relate to this drawing, it
can’t be ambiguous, as determining which windows to repair and which to replace
must be handled via a condition following a proper survey. I'd suggest the “as
proposed” drawing should show the windows the same as the “as existing” drawing,
but with an annotation explaining that any replacements will be subject to discharge
of a condition. | accept the principle of replacing some of the windows, but the
application does not distinguish between those to be replaced and those to be
refurbished, and if this drawing remains as-is it won’t be clear what’s been consented.

o These drawings, where reproduced elsewhere e.g. in the Design and Access statement,
should be consistent. The D&A statement says on page 28, for example, that all the
windows will be replaced with the design shown in Sketch A on p 29.

e The existing and proposed external store plan needs removing as it shows the previous
proposal (i.e. to retain sections and convert them).

o It appears that this has not been updated. | would be grateful for clarification on
whether the current version of it in the application is accurate.

e The existing roof plan shows each house with a black square approximately in the middle of its
front wall. It’s not clear what these are, so an annotation should be added if they’re a feature
and they should be removed (as in the proposed roof plan) if not.

o lam not able to find a revised copy of this drawing, so would appreciation clarification
on whether it is drawn correctly or needs updating.

29t October 2021

Request revised information.




This response follows three earlier ones, and discussion with the Victorian Society.

As before, | am supportive of the conversion of these dwellings and believe a lot of the proposals
show sensitivity and good practice.

As requested, the windows are being dealt with via a condition. Owing to the size and complexity of
the job, this requires some specificity with the supporting documents, therefore these require
updating

As a condition is being used to establish and justify the approach for each window, all that can
accurately be said at present about the windows is that they will be variously repaired and/or
replaced subject to survey, justification, and a strategy containing details.

There are one or two other points, but the majority now relate to the wording of sections relating to
the windows.

17t November 2021
Request updated information
This response follows four earlier ones, and discussion with the Victorian Society.

A number of discrepancies and inaccuracies are still within the submitted information which need to
be amended as per previous comments.

17t November 2021
No objections.
This response follows five earlier ones, and discussion with the Victorian Society.

Following submission of revised details, the issues I've identified have been addressed and | am able
to support the application with the condition previously agreed.

Public Representation

This application has been advertised by way of a site notice, and neighbour notification letters issued
to thirteen properties. No comments have been received in relation to the statutory notification
procedure.

Planning Policy

Planning law requires that applications for planning permission must be determined in accordance
with the Development Plan unless material considerations indicate otherwise.

Development Plan

Copeland Local Plan 2013 — 2028 (Adopted December 2013)




Core Strategy

Policy ST1 — Strategic Development Principles
Policy ST2 — Strategic Development Principles
Policy SS1 — Improving the Housing Offer

Policy SS2 — Sustainable Housing Growth

Policy SS3 — Housing Needs, Mix and Affordability
Policy ENV4 — Heritage Assets

Development Management Policies (DMP)

Policy DM10 — Achieving Quality of Place

Policy DM11 — Sustainable Development Standards

Policy DM18 — Domestic Extensions and Alterations

Policy DM27 — Built Heritage and Archaeology

Other Material Planning Considerations

National Planning Policy Framework (2021)

Planning (Listed Building and Conservation Areas) Act 1990
Conservation Area Design Guide SPD (Adopted December 2017)

Emerging Copeland Local Plan (ELP):

The emerging Copeland Local Plan 2017-2035 was recently the subject of a Preferred Options
Consultation which ended on 30 November 2020. The Preferred Options Consultation builds upon the
completed Issues and Options Consultation, which finished in January 2020. Given the stage of
preparation, the emerging Copeland Local Plan 2017-2035 has only limited weight in decision making,
but provides an indication of the direction of travel of the emerging planning policies, which
themselves have been developed in accordance with the provisions of the National Planning Policy
Framework.

Assessment

This application seeks permission for internal and external alterations of part of the renovation and
refurbishment of the existing buildings. The main issues this proposal raises relates to the principle of
the development; scale, design and impact on amenity; and the impact on the heritage asset.




Principle of development

This application relates to a row of Listed terrace properties located within the centre of St Bees,
which is identified as a Local Centres in Policy ST2 of the Copeland Local Plan. The terrace properties
were originally owned by St Bees School and utilised as boarding accommodation, however planning
permission and listed building consent has previously been granted to subdivide the terraces into
individual residential properties. This current application seeks permission for internal and external
alterations as part of the renovation and refurbishment of existing buildings, which have started to
fall into a state of disrepair. Policy DM18 supports extensions and alterations to residential properties
subject to detailed criteria, which are considered below.

On this basis, the principle of the development is therefore considered to be acceptable and the
extension satisfies Policies ST2, DM18, and the NPPF guidance.

Scale, Design and Impact on Amenity

Policy ST1 and section 12 of the NPPF seek to safeguard good levels of residential amenity. Policy
DM18 seeks to ensure domestic alterations are of an appropriate scale and design which is
appropriate to their surroundings and do not adversely affect the amenities of adjacent dwellings.

The application seeks both internal and external alterations to the existing properties. The majority of
the external works are to the existing fabric of the building, however alteration to the front dormers
and a replacement porch at dwelling no.11 are proposed. Overall the scale and design of the
development is acceptable in relation to the parent property and the neighbouring properties, and
will not have a detrimental impact on either residential amenity or the overall streetscene.

On this basis the development is considered to comply with the requirements of Policy DM18 of the
Copeland Local Plan and the provisions of the NPPF.

Impact on Conservation Area and Listed Building

Policy ST1, ENV4, DM27 of the Copeland Local Plan seek to protect, conserve and where possible
enhance the historic, cultural and architectural character of the Borough’s historic sites.

The Listed Building and Conservation Areas Act sets out a clear presumption that gives considerable
importance and weight to the desirability of preserving a heritage asset and its setting.

The Planning (Listed Buildings and Conservation Areas) Act 1990 establishes a need “in considering
whether to grant listed building consent for any works [for the Local Planning Authority to] have
special regard to the desirability of preserving the building or its setting or any features of special
architectural or historic interest” [Section 16(2)]. This requirement also applies to the granting of
planning permission affecting a listing building or its setting [Section 66(1)].

Section 72 of the 1990 Act states that “special attention shall be paid to the desirability of preserving




or enhancing the character or appearance of [a conservation] area.”

Paragraph 192 of the National Planning Policy Framework (NPPF) states that “In determining
applications, local planning authorities should take account of the desirability of sustaining and
enhancing the significance of heritage assets and putting them to viable uses consistent with their
conservation...”

NPPF para. 193 states, in the case of designated heritage assets, “great weight should be given to the
asset’s conservation”, irrespective of whether potential harm is substantial, less-than-substantial, or
total loss. Where harm to a designated heritage asset is less-than-substantial, it should be weighed
against the public benefits of the proposal (para. 196).

Referring to assets in a conservation area, NPPF para. 201 states that loss of an element that makes a
positive contribution to a conservation area should be treated as either substantial (under para. 195)
or less-than-substantial harm (under paragraph 196). In new development, opportunities should be
sought to enhance or better reveal the significance of conservation areas (NPPF para. 200).

This application seeks permission for a number of internal and external alterations as part of the
renovation and refurbishment of the existing buildings, which have previously been granted
permission to be converted to terrace dwellinghouses. As part of the application process extensive
discussions have been undertaken with the Council’s Conservation Officer to secure amendments to
the information submitted as part of the application. Whilst the Conservation Officer was supportive
in general of the proposal and has now confirmed that based on the amended detail the proposal
show sensitivity and good practice, the main issue with the application was the replacement of the
existing windows with double glazed unit. This concern was also reiterated by the Victorian Society as
part of the Listed Building Consent application process. In order to progress the application and allow
other critical works to be undertaken to the properties it has been agreed that the element of the
proposal to replace/repair the existing windows will be dealt with by an appropriately worded
planning condition. This condition will require the submission of an independent survey carried out
by a suitably qualified person, and will detail the extent, condition, and location of historic glass and
windows, providing justification for a proposed repair or replacement strategy for each existing
window. The use of this condition has been agreed by the agent, the Councils Conservation Officer
and the Victorian Society as this will allow the Local Planning Authority to establish and justify the
approach for each window, whilst allowing other works to safeguard the heritage asset to continue.

On the basis of the amended information for this application, and the inclusion of a condition
requiring a condition survey of all windows, it is considered that the proposal complies with policies
of the Copeland Local Plan and the NPPF.

Planning Balance & Conclusion

This application seeks planning permission for a number of internal and external works to a Grade Il
Listed terrace. The proposed internal and external alterations to these properties are considered to




be of an appropriate scale and design, and will not have detrimental impact on the amenities of the
nearby residential properties. Based on extensive discussions with the agent the proposed works are
now considered to be sensitive and good practice. Although concerns were raised with the proposal
to replace the existing windows with double glazed units the proposal has been amended to allow for
the repair or replacement of windows, which will be agreed with the Local Planning Authority and
fully justified by a condition survey controlled by condition. This will allow for critical works to be
undertaken to the properties, whilst the agent and Local Planning Authority agree a justified
approach for each window within the properties to ensure the development conserves and enhances
the heritage asset.

Based on the inclusion of this conditions the proposed development is therefore considered to be
compliant with the objectives of Policies ST1, ENV4 and DM27 of the Copeland Local Plan 2013-2018
and the relevant provisions of the National Planning Policy Framework and LBCA Act.

Recommendation:

Approve (commence within 3 years)

Conditions:

Standard Conditions

1. The development hereby permitted must be commenced before the expiration of three years
from the date of this permission.

Reason

To comply with Section 91 of the Town and Country Planning Act 1990 as amended by the
Planning and Compulsory Purchase Act 2004.

2. This permission relates to the following plans and documents as received on the respective
dates and development must be carried out in accordance with them:-

- Location Plan, Scale 1:1250, Drawing No P300.00.01, received by the Local Planning
Authority on the 26" May 2021.

- Block Plan as Existing and Proposed, Scale 1:500, Drawing No P300.00.02, received by
the Local Planning Authority on the 26t May 2021.

- Gate Details as Proposed, Scale 1:500, Drawing No P300.00.03, received by the Local
Planning Authority on the 26" May 2021.

- AE Elevation from Lonsdale Terrace and Rear Elevation, Scale 1:100, Drawing No
P200.00.01, received by the Local Planning Authority on the 26" May 2021.

- Elevations as Proposed (Amended), Scale 1:100, Drawing No P201-02, Rev F, received




by the Local Planning Authority on the 17t November 2021.

- Ground and First Floor Plans as Existing, Scale 1:1250, Drawing No P100.00.01,
received by the Local Planning Authority on the 26 May 2021.

- Ground and First Floor Plans as Proposed (Amended), Scale 1:100, Drawing No P101-
01, received by the Local Planning Authority on the 13t August 2021.

- Basement Floor Plan AE, Scale 1:100, Drawing No P100.00, received by the Local
Planning Authority on the 26™ May 2021.

- Basement Plans as Proposed, Scale 1:100, Drawing No P101.00, received by the Local
Planning Authority on the 26™" May 2021.

- Attic Floor Plans as Proposed (Amended), Scale 1:100, Drawing No P101-02, received
by the Local Planning Authority on the 13t August 2021.

- Existing Attic and Floor Plan (Amended), Scale 1:100, Drawing No P100-00-01, Rev A,
received by the Local Planning Authority on the 11" October 2021.

- Door Blade, Scale 1:10 & F:5, Drawing No 2019.303 received by the Local Planning
Authority on the 26™ May 2021.

- Handrail, Scale 1:10, received by the Local Planning Authority on the 26" May 2021.

- Design and Access Statement (Amended), Revision D, received by the Local Planning
Authority on the 15" November 2021.

- Demolition Plan, Scale 1:100, Drawing No P101-01, received by the Local Planning
Authority on the 13 August 2021.

- Heritage Statement, Revision D, received by the Local Planning Authority on the 17t
November 2021.

- Lighting Information, received by the Local Planning Authority on the 13t August 2021.

- Store Plans and Elevations as Existing and Proposed (Amended), Scale 1:100, Drawing
No P202-02, Rev B, received by the Local Planning Authority on the 17" November
2021.

Reason

To conform with the requirement of Section 91 of the Town and Country Planning Act 1990,
as amended by the Planning and Compulsory Purchase Act 2004.

Prior to Commencement of Works Conditions:

3. Prior to the commencement of any works to the existing windows (excluding any dormer
windows or rooflight) within the application site, an independent survey carried out by a
suitably qualified person must be submitted to and approved in writing by the Local Planning
Authority. This survey must detail the extent, condition, and location of historic glass and
windows, and must provide justification for a proposed repair or replacement strategy for
each existing window. Any works to the existing windows within the application site must be
carried out in accordance with this approved survey and must be maintained as such at all




times thereafter.

Reason

In the interest of protecting the heritage asset.
Informative
The proposed development lies within a coal mining area which may contain unrecorded coal mining
related hazards. If any coal mining feature is encountered during development, this should be

reported immediately to the Coal Authority on 0345 762 6848. Further information is also available
on the Coal Authority website at: www.gov.uk/government/organisations/the-coal-authority

Statement:

The Local Planning Authority has acted positively and proactively in determining this application by
assessing the proposal against all material considerations, including planning policies and any
representations that may have been received, and subsequently determining to grant planning
permission in accordance with the presumption in favour of sustainable development as set out in
the National Planning Policy Framework.

Case Officer: C. Burns Date : 17.11.2021

Authorising Officer: N.J. Hayhurst Date: 19.11.2021

Dedicated responses to:- N/A



http://www.gov.uk/government/organisations/the-coal-authority

