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1. Introduction  
 
This Planning Statement supports a Prior Approval: Change of use - agriculture to dwelling house 
application by Mr & Mrs Dhillon to convert two existing barn A to a residential property at Moss Dalts, 
Egremont. 
 

 
Fig 1 – google maps image of site 

 
This Planning Design & Access Statement provides a summary of all relevant information about the 
proposed development and assesses the proposal in relation to all relevant adopted policy and other 
policy guidance including emerging policy. 
 
Mr & Mrs Dhillon are committed to the delivery of this site at Egremont and have carried out 
extensive studies, surveys, consultations and assessments previously engaging Copeland Borough 
Council & key stakeholders in order to create a deliverable, and sustainable residential development. 
This Planning Statement is just one of a number of documents in addition to the planning drawings 
submitted in support of this application. The full list of supporting documents is as follows: 
 

• Plans – MD-DD-001-006 

• Design and access statement – DAS-001 

2. Use  
 
The current site use is agricultural (Brownfield) attached to the former dairy farm, barn A Milking 
parlour & Barn B animal bedding, although Barn A is NOT allocated for residential development within 
the local plan, Barn B has had previous planning permission to convert to a dwelling in 2015 
(4/15/2023/0F1) and works commenced the same year with demolition of walls and the roof, 
unfortunately due to a young family works did not commence any further. 
 
I feel our proposal falls under The Town and Country Planning (General Permitted Development) 
(England) Order 2015, Class Q – agricultural buildings to dwellinghouses and complies with paragraph 
A-M for the conversion into Class C3 (dwellinghouses) of the Schedule to the Use Classes Order and 
accords with NFPP- Para 80. 
 
Agricultural Holding Number:  08/096/0106 
Issued:    Mr Davin Dhillon 
Barn A Construction Date:  Approx. 1970’s 
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Moss Dalts 
Farmhouse 

Barn B 

Barn A 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Fig 2 –Aerial image of site 
 
Part A - the site was not used solely for an agricultural use as part of an established agricultural unit 

The site and building are & have been used for over 50 -100 years as agricultural buildings 
originally attached to the old farm Moss Dalts. 

 
Part B - the cumulative floor space of the existing building or buildings changing use under Class Q 
within an established agricultural unit exceeds 450 square metres; 

Barn A Floor Area – 169m² 
 
Part C - the cumulative number of separate dwellinghouses developed under Class Q within an 
established agricultural unit exceeds 3; 

Only 1no barn proposed (Barn A as Barn B already approved and commenced) 
 
Part D - the site is occupied under an agricultural tenancy, unless the express consent of both the 
landlord and the tenant has been obtained; 

This has been used for farm grazing of sheep recent years (by applicant) and historically cows 
– currently NO agricultural tenant 

 
Part E - less than 1 year before the date development begins 

NO agricultural tenant 
 
Part F - development under Class A(a) or Class B(a) of Part 6 of this Schedule (agricultural buildings 
and operations) has been carried out on the established agricultural unit 

The definition of Agricultural can be found in Town and Country Planning Act 1990. Section 
336 - “agriculture” includes horticulture, fruit growing, seed growing, dairy farming, the 
breeding and keeping of livestock (including any creature kept for the production of food, 
wool, skins or fur, or for the purpose of its use in the farming of land), the use of land as 
grazing land, meadow land, osier land, market gardens and nursery grounds, and the use of 
land for woodlands where that use is ancillary to the farming of land for other agricultural 
purposes, and “agricultural” shall be construed accordingly; 
Also see photographs attached within appendix 
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Part G - the development would result in the external dimensions of the building extending beyond 
the external dimensions of the existing building at any given point; 

No extensions are proposed and on the partial demolition / reduction in scale, see submitted 
plans. 

 
Part H - the development under Class Q (together with any previous development under Class Q) 
would result in a building or buildings having more than 450 square metres of floor space having a 
use falling within Class C3 (dwellinghouses) of the Schedule to the Use Classes Order; 

Barn A Floor Area – 169m² 
 
Part I - the development under Class Q(b) would consist of building operations other than— 

(i)the installation or replacement of— 
(aa)windows, doors, roofs, or exterior walls, or 
(bb)water, drainage, electricity, gas or other services, to the extent reasonably 
necessary for the building to function as a dwellinghouse; and 

(ii)partial demolition to the extent reasonably necessary to carry out building operations 
allowed by paragraph Q.1(i)(i); 
We only propose to add windows and doors necessary to facilitate the conversion, see 
submitted plans. 

 
Part J - the site is on article 2(3) land; 
 The land is NOT article 2(3) land (AONB, National Park or conservation area) 
 
Part K - the site is, or forms part of— 

(i)a site of special scientific interest; (ii)a safety hazard area; (iii)a military explosives 
storage area; (l)the site is, or contains, a scheduled monument; or 
The land is NOT any of the above  

 
Part M - the building is a listed building. 

The building is not listed   

3. Appearance – Moss Dalts 
 
The area has no set design code or theme due to the natural growth of the small holding, we are 
proposing very minimal changes to the existing barn, however I feel the design is very sympathetic, 
but to a high standard and complimentary to the area, meeting the perception of good design, albeit 
the building is barely noticeable from the main non-designated trunk roads, with use of cladding and 
simple opening design but maintaining the current building form, After extensive research and 
consultation with Cumbria Planning Authority (Copeland). 
We have tried to keep the design in line with many other Class Q conversions & Policy H6, 13 & 17PU, 
see examples on page 8-10 for illustrative purposes only & to reinforce our design and decision-
making process.  
 
Materials – the material selection as highlighted below, 

• Walls    - Steadmans AS35 Cladding Panels - Anthracite RAL 7017 

• Roof    - Steadmans AS35 Cladding Panels - Anthracite RAL 7017 

• Downspouts / Gutters - Black aluminium (simple design) 

• Winnows & doors - Black aluminium (simple design) 

• Boundaries   - Site owned remain unaltered, however barn A boundary has 
been demarcated to allow parking and some basic amenity to the dwelling (1800mm Hit & 
Miss Fence as outlined in section5). 

• Ground/ driveway  - Marshall Tegular permeable sets & Grassed Lawn 
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Fig 3 – Previously approved under Class Q 
 

 
 
Fig 4 – Previously approved under Class Q 
 

 
 
Fig 5 – Previously approved under Class Q 
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Fig 6 – Previously approved under Class Q 
 

 
 
Fig 7 – Previously approved under Class Q 
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Fig 8 – Previously approved under Class Q 
 

 
 
Fig 9 – Previously approved under Class Q 
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4. Proposed Design  
 
Fig 10 – Proposed South Elevation facing East. 
 

 
 
Fig 11 – Proposed South Elevation facing West. 
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Fig 12 – Proposed South Elevation facing West. 
 

 
 
Fig 13 – Proposed Open-Plan Kitchen 
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Fig 14 – Proposed First Floor Bedroom. 
 

 
 
Fig 15 – Proposed Ground Floor Lounge 
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5. Previous Planning Applications 

 

6. Secured by Design 
 

In relation to designing out crime, we have endeavoured to retain all properties with defensible 
boundaries either by changing materials or the provision of walls/fences also all windows and doors 
will meet the provisions set within the Approved Document Part Q. 
 

  
1800mm hit and miss privacy fence (example) of the separation boundary to the north and west 
elevation to retain separational privacy, we also propose the use of a small 900mm stock fence to the 
east and south boundary to retain the views of the beautiful setting and clear plot demarcation. 

7. Energy Efficiency 
 

The design principle adopted for the development was to reduce the thermal conductivity with the 
aid of modern insulation materials, reduced thermal bridging and improved air tightness of the 
dwelling, supplemented by a highly efficient energy source fully in accordance with S19 Renewable 
Energy and Low Carbon Technologies and DM12 Sustainable Construction. 
 
Using these principles for the dwelling design, Summary of the energy efficient construction of the 
dwellings: - 

• Ground Floor – Concrete Slab with 150mm PIR insulation and screed - U-Value of 0.12W/m2K 

• External Walls – Cavity Wall with 100mm PIR insulation achieving a U-Values of 0.22 W/m2K 

• Roof – 150mm PIR foam between rafters and 50mm - U-Value of 0.09 W/m2K 

• Windows – PVCU, double glazed, low e coating and argon - U-Value of 0.12 W/m2K 

• Doors – Composite external doors construction achieving a U Value of 1.0 W/m2K 

• Ventilation – Low energy (comply with Approved document Part F & CIBSE Guide B) 
 

After the design of the external envelope of the building was finalised, the demands for heating and 
hot water were analysed to determine a system that would be most appropriate for the 
development. The pro-posed solution is to incorporate a highly efficient air source heat pump. 
 
Use of low energy LED light fittings across the scheme further enhances the carbon efficiency of the 
development, Low flow rate taps, showers and reduced capacity cisterns all combine to further 
ensure efficient use of water, reducing total water demand by this residential scheme markedly. 
 

Application No Description Date Decision 

4/15/2023/0F1 Prior approval of proposed change of use of agricultural building to a dwelling  13/03/2015 Approved  

4/22/2493/0F1 Application to determine if prior approval is required for the conversion of 
two barns to dwelling houses 

23/01/2023 Withdrawn 

4/23/2052/0F1 Application to determine if prior approval is required for the conversion of 
barn to a dwelling house 

12/032023 Withdrawn 



    

 

 

 

  

Proposed Conversion of Barn to Dwelling                                                                                                           DAS-001 

 

DLS_WSDoc_DAP001 

 15 

8. Access & Permeability 
 

The site benefits from two existing highways approved entrance linking to adopted transport 
infrastructure that has been historically used for large commercial vehicles (old farm) the potential 
traffic use will drop considerable from the possible commercial use - NO PROPOSED CHANGES  
 
Parking for 2no cars is proposed on the west elevation as shown on the plan with adequate turning to 
ensure safe space to turn and forward exit from site, all hard standing proposed will be permeable 
sett or 12mm limestone chippings, also we primitively calculate a reduction on potential traffic (see 
below table). 
 

Existing Commercial Barn Proposed Domestic Dwelling 

Vehicle type Daily Frequency   

Pedestrian 0 Pedestrian 2 

Cars / Motorbikes 1 Cars / Motorbikes 4 

Tractors 4+ Tractors 0 

Other Farming  2+ Other Farming  0 

Total 7+ Total 6 

9. Basic Flood Plan / Risk Assessment  
 

A floodplain is the area that would naturally be affected by flooding if a river rises above its banks, or 
high tides and stormy seas cause flooding in coastal areas. 
There are two different kinds of area shown on the Flood Map. They can be described as follows: 
Dark blue shows the area that could be affected by flooding, either from rivers or the sea, if there 
were no flood defences.  
 
This area could be flooded: from the sea by a flood that has a 0.5% (1 in 200) or greater chance of 
happening each year or from a river by a flood that has a 1% (1 in 100) or greater chance of 
happening each year. 
 
Light blue shows the additional extent of an extreme flood from rivers or the sea. These outlying 
areas are likely to be affected by a major flood, with a 0.1% (1 in 1000) or greater chance of occurring 
each year. These two colours show the extent of the natural floodplain if there were no flood 
defences or certain other manmade structures and channel improvements. 
 
Flood Defences 
The purple line shows some of our flood defences built to protect against river floods with a 1% (1 in 
100) chance of happening each year, or floods from the sea with a 0.5% (1 in 200) chance of 
happening each year, together with some, but not all, older defences and defences which protect 
against smaller floods. Flood defences that are not yet shown will be gradually added. 
 
Hatched areas benefit from flood defences, in the event of a river flood with a 
1% (1 in 100) chance of happening each year, or a flood from the sea with a 0.5% 
(1 in 200) chance of happening each year. If the defences were not there, these areas would be 
flooded. Not all areas that benefit from flood defences are currently shown, but the map is regularly 
updated as we obtain further information from our studies. 
 
Flood defences do not completely remove the chance of flooding, however, and can be overtopped or 
fail in extreme weather conditions. The Flood Risk information was obtained from the Environment 
Agency website. Refer to the Integra Site Specific Flood Risk Assessment for further detailed 
information. 
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Flood assessment 
Taking all the information above along with evidence of the recent floods and confirmation from the 
environment agency’s website it is clear and concise that the parcel of land is NOT in a flood zone and 
fulfils the requirements of S29 Allerdale Borough Council Local Plan, also the proposed floor would be 
to lift a further 150mm above existing external ground level. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Fig 16 – Environment Agency Flood Map 

10. Amount 
 
The scale of the proposed barn for conversion to dwellings will remain unaltered, please refer to the 
proposed & existing plans MD-DD-001-007  
 
Barn A 

• Dimensions - 11.300mm x 6.134mm   

• Floor Area - 169m² floor area. 

• Minimum 14m space to the north boundary  

• 44m from between Barn B & Moss Dalts principal elevations  

• Garden amenity attached to the application – 150m² 

• Floor area to be retained / unaltered  

• External amenity 150m² (not including communal access road also highlighted in red) 
 
Barn B (Previously approved and commenced demolition and services) 

• Dimensions - 18mm x 16mm 

• Floor Area – 173m² 

• Minimum 6m space to the north boundary and 5m East boundary 

• 27m from between Barn B & Moss Dalts principal elevations  
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Site (owned by applicant) 

• 1663m² of concrete hardstanding – Parking for minimum 10 cars 

• Plot size – 316m wide x 153m deep = 26820m² (2.682 Hectares or 6.6 Acres) Plot area. 

• 1.3% Development ratio (very low) 
 

NO PROPOSED CHANGES TO INCREASE SITE DEVELOPMENT OR BUILDING 

11. Overlooking 
 
Generally, separation distances between side elevation and the potential adjacent properties (land 
approved for residential – adjacent side of the road) this would be a minimum of 27m exceeding 
requirements within DM12, It is considered that acceptable overlooking distances are maintained 
throughout the site and provide a balance which results in a good design solution for the site. 
 

• En-suites and bathroom – grade 5 frosted glass 

• Proposed windows on west elevation at ground floor have 1800mm privacy fence.  

• Proposed windows on west elevation at first floor are rooflights and low-level windows. 

• Buildings staggered to prevent direct overlooking in line with DM12 
 

12. Environmental and Geological  
 
The site NOT been inspected and tested or benefit from a phase 1 desk top study or phase 2 ground 
investigation report however a watch brief will be done, and any potential contamination will be 
addressed, work stopped CBC environmental protection notified and specialist employed to carry out 
all necessary works to remediate, clean and appease regulatory compliance. 
Surface water to be discharged into drainage system that discharges to the beck (no greater loads).  
 
Environmental performance 
The Main Contractor will be carrying out the following tests to ensure current environmental 
standards are met and ideally surpassed throughout the works.  
 

• Air quality monitoring will be undertaken at key stages throughout the works where airborne 
dusts and omissions and issues could be identified. 

• Noise and vibration monitoring will be undertaken to ensure acceptable levels are adhered 
to or surpasses and assessed throughout the works.  

• Hazardous material testing where identified will be undertaken alongside specific works 
RAMS and requirements as per UKAS17025 and associated asbestos documentation (please 
see separate reports). 

• The existing infrastructure has been fully tested and cleared for all residues, oils and 
contamination and materials from within the existing client’s site information.  

• Full certification and associated completion reports are included within this pack and will be 
confirmed prior to removal of potentially sensitive items if required or highlighted during a 
watch brief  

• All work to be carried out in accordance with the Construction Phase Plan and Health & 
Safety Method Statement.  

 
Contaminated Land 
The site has not known (expressed) contamination however if any contamination was found the site 
would require a phase 1 desk top study carried out to highlight the necessity to carry out the phase 2 
ground investigation or Phase 3 remediation as required by the Environmental Health Act Part 2A,  
Radon report (see appendix) shows no requirements for radon protection  
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Sound  
To Be Kept to a minimum throughout the works. Where excessive noise is required for short periods, 
this works should be undertaken between the working hours of 8am-5pm – Mon-Fri & 09:00-16:00 – 
Sat - Sun. 
 
Road Cleaning  
To be conducted pro-actively throughout the works if required using mechanical sweeping if required 
 
Air Quality/Dust Management   
All Operatives to wear suitable RPE and PPE throughout the works. Pre-dampening and pre-cleaning 
will minimise the potential for dust nuisance, water usage should be restricted to just enough to 
dampen the area and not to cause undue water run-off or damage, excess water should be controlled 
and sifted prior to be directed to surface water drainage.  
 
Waste (including Hazardous) 
All waste will leave site as per the current Hazardous Waste Regulations 2009 and be disposed on in a 
safe manner to the required landfill – Main contractor’s responsibility.   
 
Water Courses and Groundwater 
No water courses currently would be affected within the site boundary 

13. Drainage 
 
The existing foul and surface water layout are highlighted on the drainage plan, consisting of the 
following; 
 

• Klargester Bio Disc Domestic Sewage Treatment Plant BC (18 person)  

• 8 No-bedrooms = 18No people x 200lt per person per day = Total 3600lt per day norm  

• Direct discharge to watercourse  

• 100mm waving plastic drainage system  

• 100mm concrete encasement (where required for protection) or full bedded in pea gravel 

• 1-60-80 falls minimum - 450mm PPIC IC chambers at change of gradient and direction  
 

Drainage Pipes to be 100mm Plastic Pipe Laid in accordance with Approved Document Part H 
(Assume FFL Barn B = 10.000 – Barn A 9.800 – discharge point – 8.200) 

Surface Water Drainage  

Chamber Name Invert Level Cover Level  Distance  Fall 

S1 8.600 9.350 36000mm 1/90 

S4 8.800 9.500 18000mm 1/90 

S5 8.950 9.500 10500mm 1/70 

Foul Water Drainage 

Chamber Name Invert Level Cover Level  Distance  Fall 

F1 8.750 9.400 43500mm 1/66 

F2 8.950 9.500 13300mm 1/66 

F3 8.900 9.550 10000mm 1/66 

F4 9.100 9.650 12600mm 1/63 
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14. Local & National Planning Policy  
 
I have highlighted below sections of the local plan I feel the proposal harmonises which subsequently 
links with the national planning policy framework (NPPF) 
 
Principles for Development 

• Policy ST1 – Strategic Development Principles 

• Policy ST2 – Spatial Development Strategy 
 
Sustainable Settlements 

• Policy SS1 – Improving the Housing Offer 

• Policy SS2 – Sustainable Housing Growth 
 
Environmental Protection and Enhancement 

• ENV1 – Flood Risk and Risk Management  
 
Development Management for Economic Opportunity and Regeneration 

• Policy DM2 – Renewable Energy Development in the Borough 
 
Development Management for Sustainable Settlements 

• Policy DM10 – Achieving Quality of Place  

• Policy DM11 – Sustainable Development Standards  

• Policy DM12 – Standards for New Residential Developments  

• Policy DM14 – Residential Establishments  

• Policy DM15A – Conversion of Rural Buildings to Residential Use - B-H 
 
Development Management for Accessibility and Transport 

• Policy DM22 – Accessible Developments  
 
Development Management for Environmental Protection and Enhancement 

• Policy DM24 – Development Proposals and Flood Risk  

• Policy DM25 – Protecting Nature Conservation Sites, Habitats and Species  

• Policy DM26 – Landscaping  

• Policy DM27 – Built Heritage and Archaeology  

• Policy DM28 – Protection of Trees  
 

• Strategic Policy H1PU: Improving the Housing Offer 

• Strategic Policy H2PU: Housing Requirement 

• Strategic Policy H3PU: Housing Delivery 

• Strategic Policy H4PU: Distribution of Housing 

• Policy H6PU: New Housing Development 

• Policy H13PU: Conversion and sub-division of buildings to residential uses including large 
HMOs 

• Policy H17PU: Conversion of Rural Buildings to Residential Use 
 
Policy H17PU: Conversion of Rural Buildings to Residential Use 
The conversion and re-use of buildings in the open countryside for housing outside of settlement 
boundaries will be supported where:  

a. The building is redundant or disused, is of a traditional design and the proposal would not 
have an adverse effect on the historic environment, the character of the local landscape or 
its setting;  
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b. The building is structurally sound and capable of conversion without the need for significant 
extension, alteration or reconstruction; 

c. The development conserves the essential character of the buildings and enhances the 
immediate surroundings;  

d. Safe road access is in place or can be created without damaging the rural character of the 
surrounding area;  

e. The proposed curtilage area is appropriate in scale to the character of the building and will 
not result in adverse visual impacts or adverse harm to the landscape character; and 

f. Appropriate protected species surveys (bat, owl etc) have been carried out and details of 
proposed mitigation to deal with any harm identified have been agreed with the Council  

 
When granting permission under this policy the Council will remove permitted development rights 
where necessary to protect the character of the building and landscape.  
 
Proposals must also accord with the criteria listed in Policy H13PU. 
 
Para 80 NPPF 
80. Planning policies and decisions should avoid the development of isolated homes in the 
countryside unless one or more of the following circumstances apply: 

a. there is an essential need for a rural worker, including those taking majority control of a farm 
business, to live permanently at or near their place of work in the countryside. 

b. the development would represent the optimal viable use of a heritage asset or would be 
appropriate enabling development to secure the future of heritage assets. 

c. the development would re-use redundant or disused buildings and enhance its immediate 
setting. 

d. the development would involve the subdivision of an existing residential building; or 
e. the design is of exceptional quality, in that it: 

is truly outstanding, reflecting the highest standards in architecture, and would help to 
raise standards of design more generally in rural areas; and would significantly enhance its 
immediate setting, and be sensitive to the defining characteristics of the local area 

15. Vision 
 

• Provide a scheme that has no negative effect on local or nation planning policy & accords 
with General Permitted Development Order 2015 Class Q, Para 80 NPPF and Policy H17PU 

• Provide the dwelling that suit the needs of his family, business, and hobbies. 

• Maximise the use of brownfield redevelopment. 

• Proposal providing suitable parking, drainage, scale, and maxing (unaltered) with no 
contamination. 

• Well-designed plot layout provides for a coherent structure that interlinks with the Egremont 
and generates good, well overlooked routes for safe movement between the small 
holding/former farmstead. 

• Design that mirrors many other Class Q approved schemes. 
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16. Appendices 
 
Photograph 1 – Electrical Infrastructure to site  
 

 
 
Photograph 2 – Whole site West to East 
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Photograph 3 – Barn A – North Elevation 
 

 
 
Photograph 4 – Barn A – South Elevation 
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Photograph 5 – Barn A – South Elevation 
 

 
 
Photograph 6 – Barn A – South Elevation 
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Photograph 7 – Site Photo 
 

 
 
Photograph 8 – Site Photo 
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Photograph 9 – Site Photo 
 

 
 
Photograph 10 – Site Photo 
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Fig 17 – Steadmans AS35 Cladding Panels - Anthracite RAL 7017 
 

 
 

Fig 18 – Rolled aluminium gutters & downspouts – Black  
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Fig 19 – Black – windows doors, gutters, fascia & soffit (TBC during discharge of Appearance) 
 

  
 
 
Fig 20 – Marshal Drivesetts Tegula Permeable setts (Hardstanding only) 
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Fig 21 – Environment Agency – Flood Map 
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Fig 22 –Northwest Region Farming Land Map 
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Fig 23 – Land Registry Details  
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Fig 24 – Land Registry Title Plan 
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Fig 25 - Historic Site Maps 
 

 
 
1898 Map 
 

 
 
1925 Map 
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Fig 26 – National Park Planning Boundary Map 
 

 
 
Lake District National Park Planning Boundary Map (Purple are within LDNP area) 
 
Fig 14 – Fig 3.2 Settlement Hierarchy - Copeland Local Plan 2013-2028 
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Fig 27 – Fig 3.2 Key Diagram - Copeland Local Plan 2013-2028 
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Fig 28 – Klargester Non-Mains Drainage Treatment Plant Drainage Solution  
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Fig 29 – UK Health Security Agency and British Geological Survey - Radon Report 
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THE END 


