
Allerdale Borough Council 
Planning Application 2/2018/0096

Proposed 
Development:

Outline application for conversion of former police station and court 
into 7 apartments, demolition of store to erect 1 bungalow and 
demolition of former stable garage to build 2 new houses

Location: Police Station
Eaglesfield Street
Maryport

Applicant: Mr Sarb Rai
Rai Assets Ltd

Recommendation: That the decision to grant permission subject to conditions be 
delegated to the Head of Place Development upon the 
expiration of the statutory publicity period.

Summary/Key Issues

Issue Conclusion

Principle of 
development

The proposal would see the re-use of existing vacant buildings 
within a Key Service Centre and a viable re-use for this heritage 
asset within the Maryport Conservation Area. Residential use 
would be compatible with the surrounding area. As such, the 
principle of the development is considered to be acceptable. 

Heritage assets The conversion of this existing building, which has both 
architectural and historic value in its own right as well as making a 
positive contribution to the Maryport Conservation Area is 
supported by national and local policy. The partial demolition of 
outbuildings will have some adverse impact on the significance of 
the heritage assets of the Conservation Area and the listed 
buildings adjacent on Fleming Square. This harm is considered to 
be less than substantial and would be outweighed by the public 
benefits of securing the re-use of the building overall and by 
providing additional housing within this Key Service Centre, where 
the delivery of new housing in the current plan period has been 
very limited. 

Sustainability, 
access and parking

The proposal is considered to be within a highly sustainable 
location and, whilst no provision is made for off-street parking, this 
is not considered to be sufficiently detrimental to result in an 
unacceptable impact on highway safety, and the residual 
cumulative impacts on the road network would not be severe.

Residential Amenity The proposal is considered to retain the residential amenity of 
neighbouring properties to an acceptable level in accordance with 
Policy S32 of the ALP (Part 1). Whilst it is accepted that the form 
of the new build will result in a change in the outlook from 4 



William Street in particular, the outlook from this property is 
already impinged to a large degree by the presence of the stable 
building. Whilst the eaves height will increase, the footprint will 
reduce, thereby altering the outlook from this property but not 
resulting in a significant adverse impact over and above that which 
exists at present

Mix of Housing Having regard to the revised guidance within the NPPF, it is not 
considered appropriate to seek any affordable housing units as 
part of this proposal. 

Ecology The application site is considered to offer some potential for use by 
bats, however this potential is considered to be low. An advisory 
note has been added, should Members be minded to approve the 
application, which provides advice in relation to this species and 
the need for a License from Natural England, should bats be 
found. 

Tilted balance The benefits of providing a meaningful supply of housing derived 
from bringing a vacant heritage asset within a conservation area 
back into use significantly outweigh the adverse impacts when 
assessed against the provisions of the Local Plan and NPPF taken 
as a whole. 

Proposal

The proposal seeks outline planning permission for the conversion of the former police 
station on Eaglesfield Street, Maryport, to seven apartments (2 x 2Bed apartments and 5 x 
1Bed apartments), and the construction of a bungalow and two new houses to the rear of 
the police station. The application is an ‘enhanced’ outline, given its location within the 
Conservation Area. Only details of landscaping are reserved for future consideration. 

Limited external alterations are proposed to the former police station. A new dormer style 
window would be introduced to the Eaglesfield Street elevation, with timber framing and 
lead roof. A two storey extension is proposed to a rear off-shoot of the building, and two 
conservation style rooflights are proposed to the roof slope of the front elevation. 
Internally, the proposal attempts to utilise the existing structure of the building as much 
as possible and retains open yard areas for use as courtyards. Existing timber windows 
are to be retained, albeit some obscuration may be applied where there is potential for 
mutual overlooking between apartments.

The construction of a one bed bungalow and two houses (two storey, with two 
bedrooms), would require the demolition of an existing garage/store and a larger stone 
built building, described in the application as a former stable. The plans indicate that the 
bungalow would be faced with recycled stone masonry and the main elevation would 
face onto the existing access ramp running to the side of the building. The windows 
would have a vertical emphasis, with banding around, typical of the locality. Timber sash 
windows and a timber six panelled door are proposed, with slate to the roof. 



Similar materials are proposed for the proposed two dwellings, except external walls 
would be rendered. The two storey units have been positioned within the footprint of the 
former stable block, not utilising it fully (partly left as open space at the eastern extent).  
At first floor level the accommodation is partly contained within the roof, with two box 
dormers proposed to each dwelling. At ground floor level, these units have been set back 
approximately 1.0m, with an overhang at first floor level. 

Provision for bin storage is proposed within a hardstanding area opposite the proposed 
bungalow and to the rear of properties 16 and 18 Eaglesfield Street. 

The plans have been amended during the processing of the application. The 
amendments principally relate to:

 Removal of one unit – a third dwelling was originally proposed facing onto William 
Street. This area now proposes two small store areas for the two houses and an 
area of open space.

 Reduction in the scale of the proposed two houses. 
 Retention of the existing wall across William Street – further to representations 

received, the proposed development no longer includes the opening up of William 
Street to allow pedestrian connectivity from William Street to Eaglesfield Street. 
The revised scheme proposes gated access to William Street from the two houses 
only. 

 Relocation of the proposed bin store
 Removal of off-street parking bays 

Site

The proposal relates to the site of the former police station and associated buildings on 
Eaglesfield Street in Maryport. The building itself is understood to be Victorian and is part 
single storey, part two storey and is constructed of red sandstone, with timber multipane 
windows and slate roof. The architectural styling and detailing of the building has been 
largely retained.  Due to the sloping nature of Eaglesfield Street, the building is 
constructed on a raised platform, with stone wall of increasing height and railings to the 
front. The building is accessed by steps and pedestrian ramp. Within the site, there are a 
number of courtyards and smaller associated buildings. The building described in the 
application as the former stable block is substantial in size, constructed of red random 
stone, with a corrugated sheet roof. Openings are limited to the stable door. 

Adjacent to the building is an access ramp that provides vehicular access to the site and 
a small number of neighbours. The surrounding area is predominantly residential in 
nature, formed by a tight grain of Georgian terraced housing, reliant on on-street parking. 
The site is accessed from Eaglesfield Street, albeit the stable building partly bounds 
William Street, with no existing through route. 

Relevant Planning History

None



Representations

The application has been called in to Development Panel by Councillor P Kendall

Maryport Town Council

Maryport TC raise the following concerns:

1) The impact of over-development.
2) The security currently provided by an existing wall, due for demolition, & the height of 
the proposed development impacting on amenity & light.
3) The short distance, cited as 6.7 metres, between the proposed terraced properties & 
existing properties opposite impacting on privacy.
4) Lack of parking availability & failure of plans to address issue.
5) Location of the entrance to the property & retention of Georgian style features.
6) Possible excessive development on the site.
7) Need for affordable housing.
8) The former Police Station & Courthouse should be developed but Allerdale Borough 
Council, as planning authority, needed to give careful consideration to what it agreed to.

ABC Environmental Health
 
No objection subject to a condition to secure a Construction Management Plan. 

CC Highways/LLFA

First response – No objection. Highlights the need for clarification on which areas of the 
site are to be public or private and that conditions will need to be applied for their 
standard of construction. Specifies need for former police bays on Eaglesfield Street to 
be converted to standard street parking through a Grampian condition or s106 
agreement. Notes that the off-street parking provision identified is not 
achievable/practical. 

Second Response – No objection. Re-iterates comments regarding removal of 
designated police bays. Notes that parking requirements will need to be met on street 
and, whilst this will be alleviated to some extent by the re-deisgnated police bays, this will 
add to the pressure on a limited resource, impacting on existing residents. Recommend a 
condition to ensure a Construction Traffic management Plan. 

Fire Officer

No comments received. 

County Archaeologist

Notes that there has been a police station on this site since the mid-19th century, and the 
earliest elements of the existing buildings date from this period. The police station was 
subsequently altered and extended at the end of the 19th century. The buildings have 
architectural merit, being described in the design and access statement as Victorian 



Gothic style, and they positively contribute to the Maryport Conservation Area. They are 
also of local historic interest by virtue of their former use as a police station and 
magistrate’s court. The former stable/garage that is proposed for demolition is also of 
local historic significance as its origins lie in the early 19th century, perhaps as part of a 
butchers’ market that once stood on the site, and was subsequently used as a volunteer 
artillery barracks in the later 19th century. It is utilitarian in form and so of lower 
architectural interest. 

While any sympathetic scheme that secures the long-term survival of the architectural 
significance of the police station is to be supported, the proposed conversions and 
alterations will inevitably impact on the historic fabric of its interior. The proposal also 
includes the demolition of the former garage. The County Archaeologist therefore 
recommend that, in the event planning consent is granted, the buildings are recorded 
prior to alteration and demolition through appropriate conditions. A second response 
raises no further issues. 

Natural England

No comments to make, refer to Standing Advice. A second response raises no further 
issues. 

Cumbria Wildlife

No comments received. 

United Utilities

No objection, request conditions for details of foul and surface water drainage, including 
maintenance. 

Cumbria Butterfly Trust

No comments received.

Cumbria Constabulary

1st Response
Notes that the creation of a through-route could be potentially problematic although 
reports of anti-social behaviour are not high in this locality. Suggests that further details 
be provided for the doors/windows etc to reduce the potential for crime. 

2nd Response
Welcomes the removal of the pedestrian through route. 

ABC Housing Services

Set out the need for affordable housing in Maryport in terms of unit size and % of the 
development. A second response raises no additional comments. 



ABC Conservation Officer

Welcome the re-use of this building for the benefit of the conservation area as it would 
conserve the main building which, despite being of a style which is not characteristic of 
Maryport, contributes positively to its appearance and character as it is a distinctive piece 
of arts and crafts influenced architecture of its time and is of high quality materials and 
detailing.

Detailed comments have been provided relating to the new build elements of the scheme 
and revised plans have been provided in response to this. The latest revisions are 
considered to be more acceptable, taking into account the limited visibility of the new 
build elements within the Conservation Area.  

Residents/other representations

The application has been advertised by letter, site notice and press advert. 

17 letters of objection have been received to date and two letters expressing neither 
objection nor support (as of 2nd August 2018). The points raised are summarised as 
follows:

 One resident seeks assurances that no windows are proposed within the side 
elevation of the existing building that would result in overlooking to existing 
windows in 6 Eaglesfield Street. 

 The number of off street parking spaces is not sufficient for the number of 
dwellings proposed. Parking is already limited in this locality.

 The existing access off Eaglesfield Street is substandard and it would adversely 
impact on the amenity of residents at 16 and 18 Eaglesfield Street. 

 Poor standard of residential amenity for existing and proposed residents.
 Proposed dormer is onto a conservation area and will overlook 59 Eaglesfield 

Street. 
 Do not want a through route from William Street onto Eaglesfield Street due to 

parking issues and anti-social behaviour. 
 Building work will be disruptive. 
 Overdevelopment. 
 William Street is too small to accommodate three new houses. 
 Parking congestion makes access for emergency vehicles difficult on William 

Street. Also increases risk of collisions given lack of turning facilities.  
 William Street residents are overlooked by previous development and this 

situation would be made worse. 
 Where will bins be stored, children play, washing hung out? No external space. 
 Overlooking to William Street and a loss of light. Very short separation distances. 

Obscure glass would not prevent overlooking when sliding sash windows are 
open. 

 Noise and disturbance from new residents on quiet amenity currently enjoyed. 
 Risk of damage to nearby properties during the demolition phase. 
 Two parking spaces off William Street shown on the 11th July drawings will not be 

accessible due to cars parked on William Street. 
 Design of the two houses are not in keeping with the area and will look alien. 



 Request that dimensions on the plan are checked.
 Height to eaves is higher than the previous building. 
 What will the open space off William Street now be used for. Suggest the existing 

stone wall be capped and this area be used as a secure private area by the new 
houses. 

 House number 1 will be overbearing and oppressive. Adversely impact on light to 
residents of William Street. 

Duties

Section 66 of the Planning (Listed Buildings and Conservation Areas) Act 1990 requires 
that the Local Planning Authority shall have special regard to the desirability of 
preserving the building or its setting or any features of special architectural or historic 
interest which it possesses.  

Section 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990 requires 
that special attention shall be paid to the desirability of preserving or enhancing the 
character or appearance of a designated Conservation Area.    

Relevant Development Plan Policies

Allerdale Local Plan 1999

Saved settlement limits

Allerdale Local Plan Part 1 (2014) 

Policy DM14 - Standards of Good Design
Policy DM15 - Extensions and alterations to existing buildings and properties
Policy DM16 - Sequential Test for Previously Developed Land
Policy S1 - Presumption in favour of sustainable development
Policy S2 - Sustainable development principles
Policy S22 - Transport principles
Policy S27 - Heritage Assets
Policy S29 - Flood Risk and Surface Water Drainage
Policy S3 - Spatial Strategy and Growth
Policy S30 - Reuse of Land
Policy S32 - Safeguarding amenity
Policy S35 - Protecting and enhancing biodiversity and geodiversity
Policy S4 - Design principles
Policy S5 - Development Principles
Policy S6b - Maryport
Policy S7 - A mixed and balanced housing market
Policy S8 - Affordable Housing  



Other Material Considerations

Draft Allerdale Borough Council Local Plan (Part 2) 

Revised National Planning Policy Framework (NPPF), July 2018

Allerdale Council Plan – Objectives

 Strengthening our economy - Supporting the development of new homes where 
they are needed.

 Enhancing our Towns – Making our towns attractive and welcoming

Maryport Plan 2018

Policy Weighting

Notwithstanding the duty under sections 66 and 72 of the Planning (Listed Building and 
Conservation Area) Act, section 38(6) of the Planning and Compulsory Purchase Act 
2004 requires that, if regard is to be had to the development plan for the purpose of any 
determination to be made under the planning Acts, the determination must be made in 
accordance with the plan unless material considerations indicate otherwise. This means 
that the Allerdale Local Plan 1999 saved settlement limits and the Allerdale Borough 
Local Plan (Part 1) 2014 policies have primacy.

A material consideration is the provisions of the revised NPPF. Paragraph 213 of the 
revised NPPF (2018) advises that the weight afforded to development plan policies can 
vary according to their degree of consistency with this framework (the closer the policies 
in the plan to the policies in the Framework, the greater the weight that may be given). 

The Allerdale Local Plan (part 1) policies pre-date the revised NPPF and therefore full 
weight can only be afforded to those policies that are considered consistent with the 
revised NPPF.  The majority of policies are considered to remain compliant. However, 
having regard to a further material consideration – the appeal decision for land at Little 
Broughton (PINs ref APP/G0908/W/17/3183948), it is considered that policies S3 and S5 
of the Allerdale Borough Local Plan (Part 1) 2014 can no longer carry full weight, 
primarily insofar as they relate to the application of the existing settlement limits which 
date from the 1999 Plan.  The provisions of paragraph 11 of the NPPF 2018 are 
therefore engaged.

However, this does not mean to say that other Local Plan Part 1 policies are out of date 
and should not be afforded substantial weight where they are consistent with the 
provisions of the NPPF 2018. In this instance, it is assessed that the settlement hierarchy 
within policy S3 can be afforded substantial weight given its consistency with the 
sustainability principles of the NPPF 2018 as can the criteria a) to f) of policy S5. Other 
polices within the Part 1 Local Plan maintain their full weight, for example policies S4, S7, 
S8, S22, S27, S29 S32, S33, DM14 and DM17.

Paragraph 48 of the revised NPPF advises that weight can be afforded to emerging 



plans, that weight dependent on the stage of preparation, the extent of unresolved 
objections and consistency with the provisions of the Framework. In this instance Part 2 
of the Local Plan is at an early stage of preparation and is afforded very little weight in 
the assessment.

Assessment

Principle

Policy S3 of the Allerdale Local Plan (Part 1) (adopted July 2014) (ALP) sets out the 
framework for development across the area. In order to achieve sustainable growth it 
seeks to direct the majority of new growth to Workington, as the principal centre, together 
with other key and local service centres. Beyond this a limited amount of growth is 
expected to take place in a number of identified villages. Policy S5 sets out the 
development principles for proposals within settlements in the hierarchy.

Maryport is defined within the settlement hierarchy as a Key Service Centre and it is 
anticipated that Key Service Centres will see large scale housing growth. Within the 
current Plan period, Maryport has seen only a limited number of housing applications 
despite its designation as a Key Service Centre. As such, whilst only a small scale 
proposal, the scheme would make a positive contribution to providing new housing within 
the town. The proposal would see the part re-use/part re-development of an existing 
vacant premises and the scale of the proposal (10 dwellings) is considered to be 
commensurate to the size and role of the town as a Key Service Centre. The site is 
surrounded by existing housing and therefore additional housing on this site would be a 
compatible use. As such, the principle of new housing is considered to be acceptable 
having regard to Policy S3, S30 and DM16 of the Allerdale Local Plan (Part 1). It is also a 
benefit that needs to be afforded significant weight in the overall balance. 

Heritage Assets

The proposal site falls within the Maryport Conservation Area and backs onto the rear 
boundary of 24 and 24a Fleming Square which are Grade II listed buildings. 23 Fleming 
square is also listed, but does not directly adjoin the site. These listed buildings date from 
the late Georgian period and the listings predominantly reference the main architectural 
features of the frontage. In combination, 23, 24 and 24a Fleming Square form a 
significant part of the built form that presents onto Fleming Square, which is a 
magnificent stone cobbled square, surrounded by predominantly Georgian and some 
Victorian buildings. 24 and 24a Fleming Square retain a centre rusticated carriage entry, 
which leads onto an open rear courtyard, now a grassed area used as a private garden. 
This area is enclosed by high stone walling to the sides, with the former stables of the 
police station forming the rear boundary at a lower height. 

There is no approved Conservation Area Appraisal for Maryport. However, the 
Conservation Area is focused around the main thoroughfares of Curzon Street and 
Senhouse Street, extending up to Fleming Square, as well as extending out to the 
Roman fort and museum, across the harbour and to Netherhall.  Much of the town centre 
is of Georgian style, set out formally and of a tight grain, defining the character and 
appearance and the significance of this part of the Conservation Area as a heritage 



asset. 

The former police station building, albeit not listed, has aesthetic value, arising from the 
architectural style and detailing of the building and the quality of its materials, as well as 
the historic value arising from the historic community use as a police station and 
magistrates’ court. As such, the building itself has significant value individually and it is 
considered to make a positive contribution to the Maryport Conservation Area as a high 
quality building, albeit Victorian as opposed to the predominant Georgian style.

The proposed conversion will provide a new use for this currently vacant premises, that it 
compatible with the locality. It will require minimal external alterations to the main 
building, thereby preserving the architectural qualities of the building itself and the 
positive contribution it makes to the character and appearance of the Conservation Area. 
The proposed dormer to the frontage will be the most notable alteration, however, the 
design of the dormer is considered to be of a good quality, in keeping with the building 
overall. The proposed rear extension would be in keeping with the scale and appearance 
of the existing building and would have limited impact on the wider Conservation Area, 
given its position to the rear.

The brick built garage with corrugated shallow pitched roof adds little to the character and 
appearance of the conservation area and its demolition does not raise any significant 
concerns. 

Demolition of the stable building will result in some physical loss of this heritage asset 
and it will have some impacts on the setting of the adjacent listed buildings at 24 and 24a 
Fleming Square, given that it forms part of their boundary/curtilage wall. The County 
Archaeologist considers that the origins of this building lies in the early 19th century, 
perhaps as part of a butchers’ market that once stood on the site, and was subsequently 
used as a volunteer artillery barracks in the later 19th century. Local knowledge indicates 
the building was part of a former coal yard accessed from Fleming Square. It is utilitarian 
in form and so of lower architectural interest and given its location to the rear of the site, 
makes less contribution to the character of the Conservation Area than the main building. 
Whilst it will result in some harm to the setting of the adjacent listed buildings, through the 
physical loss of the existing rear boundary, the sense of enclosure to the rear courtyard 
would be retained by the replacement building. Its loss would also reduce the legibility of 
the history of the building with consequent harm. However, this is minor in the overall 
balance of realising a reuse of the building. Whilst the plans suggest that the replacement 
building would be rendered to the elevation with Fleming Square properties, it would 
seem more appropriate to the setting of the listed buildings that the stone finish be 
retained, given that all the high walls to this rear courtyard are of stone construction. This 
aspect could be secured by condition, should members be minded to support the 
application.  

As such, whilst the proposal will result in some harm to the significance of the building 
itself, to the setting of the adjacent listed buildings and to the wider conservation area, 
this harm is not considered to be substantial. Nevertheless, the NPPF requires that any 
harm should be justified and weighed against the public benefits of the proposal 
including, where appropriate, securing its optimum viable use. 

If planning permission is granted and the development completed, the conversion and 



new build development would secure a re-use for this vacant heritage asset. It is 
understood that the police station closed in 2012 and, given the location of the building in 
a residential area, alternative uses for the building are likely to be limited. The benefits of 
securing a further use for this building and the added benefit of providing additional 
housing within this key service centre are considered to outweigh the identified and less 
than substantial harm arising from partial demolition. 

The design of the proposed bungalow is considered to be acceptable in relation to the 
character and appearance of the Conservation Area. The bungalow will utilise reclaimed 
stone, which is appropriate given that the existing walls within this area are stone. The 
bungalow’s fenestration and materials are considered to be sympathetic to the traditional 
design and materials of surrounding buildings. 

The design of the proposed houses has been subject to a number of amendments in 
order to secure a reduction in the massing.   Materials would remain traditional – timber 
windows, render walls and slate roof. The dormers would be finished in a grey terne 
coated steel. The overall design retains the symmetry of the Georgian style, with vertical 
windows and banding. However, the design also includes an overhang at first floor with 
the ground floor set back and pillar supports, which is somewhat unusual. The architect 
has stated that having regard to Fleming Square, the design references the projecting 
bays, pilasters and pillared entrances which feature in a number of permutations. Overall, 
the design is considered an appropriate and modern approach to the location, which will 
not be particularly prominent within the wider area.  

As such, and having regard to the requirements of s66 and s72 of the Planning (Listed 
Buildings and Conservation Areas) Act 1990 and Policy S27 of the ALP Part 1, it is 
considered that the proposed external alterations to the building would preserve the 
setting of nearby listed buildings and the character and appearance of the main building 
itself and the wider Conservation Area.  Any harm arising from the demolition of the 
noted outbuildings is considered to be outweighed by the public benefits of preserving 
and securing a use for the main building as well as providing additional housing for the 
town. 

Sustainability, Access and Parking

Policies S2 and S22 of the ALP (Part 1) seek to ensure that new development is located 
in areas that help to reduce journey times, have safe and convenient access to public 
transport, improve travel choice and reduce the need to travel by private motor vehicles. 
These policies accord with Paragraph 32 of the NPPF which seek to ensure sustainable 
transport modes are maximised and development is safe and accessible. Policy S5 
requires that new development includes acceptable arrangements for car parking and 
access. Paragraph 109 of the NPPF states, ‘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’. 

The Institution of Highways and Transportation (IHT) document 'Providing for Journeys 
on Foot’ (2000) considers acceptable walking distances for planning and evaluation 
purposes as 800m as the preferred maximum. The site lies approx. 260m from the main 
thoroughfares of Senhouse Street and Curzon Street and 700m from Maryport Railway 
Station. As such, the site is considered to be highly sustainable on the basis that the 



services and facilities of this Key Service Centre, including regular bus services and 
regular rail services to Workington and Carlisle are all within 800m of the site. 

The surrounding highway network provides adequate paved and lit facilities for 
pedestrians connecting to the town centre and public transport. National Cycle Route 72 
(Cumbrian Coastal route and Hadrian’s Cycleway) all pass through the town and are 
accessible from the site. On this basis, the proposal is considered to be accessible by a 
range of options other than the private car, and sustainable, in accordance with policies 
S2 and S22 of the ALP (Part 1). 

With regards to any residual need for parking, the plans have been amended to remove 
reference to off street parking (either from Eaglesfield Street or William Street) on the 
basis that the Highways Authority advised that the turning and manoeuvring for these 
spaces would not be achievable. As such, the proposal would be reliant on on-street 
parking. The application would allow for existing bays designated for police parking on 
Eaglesfield Street to be replaced with public on street parking spaces (approximately four 
to five). This could be secured by condition if Members are minded to support the 
application.  This would allow for some additional parking provision within the locality that 
would be open to all and not restricted to future residents of the proposal.  

In relation to the parking provision, the Highways Authority has not raised any objection, 
but note that the proposal will potentially add to the demand for on street parking, which 
will have the potential to adversely impact on local residents.  However, the County 
Council’s parking standards are a maximum provision, not a minimum. The proposal will 
be reliant on on-street parking (albeit allowing the existing police bays to be released for 
public use) and the concerns of residents are noted in terms of the congestion of local 
streets. However, this site is located within a highly sustainable location, within walking 
distance of most amenities and services and with good access to public transport. As a 
sustainable development, it is not considered that a refusal due to a lack of parking 
provision could be substantiated. It is not considered that the proposal would have an 
unacceptable impact on highway safety, and the residual cumulative impacts on the road 
network would not be severe.  As such, the proposal is considered to be acceptable in 
relation to policies S2, S5 and S22 of the ALP (Part 1).

Residential Amenity

Policy S32 of the ALP (Part 1) seeks to ensure that new development does not have a 
significant adverse impact on the amenity of existing residents. 

Representations received from the occupier of no. 6 Eaglesfield Street refer to the 
potential for new window openings to the west facing elevation to result in overlooking 
from the main building. However, the submitted plans do not show any openings within 
this elevation. Having considered the proposal from a range of locations along 
Eaglesfield Street, and Fleming Square, the alterations proposed to the main building 
(including dormer window to front and two storey extension to rear), would not impact 
adversely on the residential amenity of neighbours. 

The proposed new bungalow to the rear of the building would have its main orientation 
towards the existing access ramp. Windows would not directly overlook the rear of 16/18 
Eaglesfield Street, as the bungalow would be orientated 90 degrees. Future residents 



accessing and egressing this unit (and House 1 and 2) on foot would potentially have 
some views into the rear yards and windows of these neighbouring residents, but this is 
unlikely to be any significantly different from personnel using the police station when it 
remained in use. 

The proposed new build houses would be positioned to the rear of 16/18 Eaglesfield 
Street, to the rear of two properties on Fleming Square and partly opposite the end 
terraces on William Street. 

16 Eaglesfield Street lies approx.14.8m from the proposed side wall of House 2 and sits 
at a lower ground level. The existing gable of the former stable measures approx. 4.2m to 
eaves and 6.1m to ridge height.  Proposed House 2 would be 4.5m to eaves height and 
6.2m to ridge height. Two small windows are proposed within this side elevation, serving 
a bathroom at first floor level and a second habitable window at ground floor level. Given 
the proposed scale is of similar dimensions to the existing building, it is not considered 
that the outlook from 16/18 Eaglesfield Street would be adversely affected to any 
significant degree. The separation distance is considered adequate to prevent any 
significant level of overooking from the small side windows proposed.  

The proposed western elevation of the two new houses would back onto the shared 
garden area of 24 and 24a Fleming Square. These properties presently share a large 
rear garden. The proposed housing would be higher, particularly to eaves height than the 
existing building on the shared boundary, but the adjoining garden would extend for at 
least 25m with a range of rear projections intervening between the proposal and the main 
rear elevation of these properties. As such, it is considered that the proposal would not 
have an overbearing impact on the residential amenity of the occupiers of these 
properties. 

The existing stables building presently sits partly within William Street and fronts both 3 
and 4 William Street. The footprint of the proposed two houses would be smaller than the 
stables building, removing the section to the front of no. 3 William Street, but retaining a 
section to the front of no.4 William Street (projecting from the existing wall that forms the 
end of William Street by 2.0m). The existing stable building is indicated as extending to 
3.3m in height to eaves and just under 6.0 in height to ridge at this point.  The proposed 
House 1 would retain the ridge height of the existing building, with a height to parapet of 
4.5m and height to dormer of 5.1m. At ground floor level, the building would be set back 
approx. 1.0 from the existing building line, with the first floor projecting to the extent of the 
existing stable block. The plans indicate that a ground and first floor window would be 
proposed facing onto no. 4 William Street and the separation distance would be only 
7.0m. Both the ground floor window and first floor window would be obscure glazed. 
 
The proposal is considered to improve the outlook for the residents of 3 William Street 
because the built form of the proposal will not extend across the frontage of this property, 
whereas the existing stable block takes up a significant part of the outlook. For residents 
of 4 William Street, there will be a reduction in the extent to which the built form will 
extend across the frontage – the proposal will extend for 2.0m across the frontage as 
opposed to the existing building which extends across the full frontage. However, the 
massing of the building for this section will be greater than exists at present resulting 
from the inclusion of the dormers and parapet, which extend above the existing eaves 
height of the stables building; by 1.2m and 1.8m respectively. Whilst it is accepted that 



the massing will increase, this will be for a shorter length of building and overall, the 
impact on the outlook from no. 4 William Street is unlikely to be affected to any 
significantly greater degree than is presently the case.   

The plans indicate that the ground and first floor windows facing onto no. 4 William Street 
would be obscure glazed. Whilst these are habitable rooms, they would not be the only 
windows serving these rooms and therefore the obscuration is considered to be 
acceptable. As the windows are proposed to be sliding sash, it would be necessary to 
condition that the windows are fixed so an unacceptable level of overlooking would not 
arise when the windows were open. As there are other windows proposed to these 
rooms that could serve as a means of escape for Building Regulations purposes, the 
fixing of these windows is considered to be achievable. This would need to be controlled 
by condition, should members be minded to support the application. 

To conclude, the proposal is considered to retain the residential amenity of neighbouring 
properties to an acceptable level in accordance with Policy S32 of the ALP (Part 1). 
Whilst it is accepted that the form of the new build will result in a change in the outlook 
from 4 William Street in particular, the outlook from this property is already impinged to a 
large degree by the presence of the stable building. Whilst the eaves height will increase, 
the footprint will reduce, thereby altering the outlook from this property but not resulting in 
a significant adverse impact over and above that which exists at present. 

Standard of Housing Environment

Policy S4 requires that new developments function well, ensuring suitable standards of 
access and amenity and Policy DM14 supports this. The conversion of the main building 
will see a number of flats arranged around existing courtyards. Some, but not all flats will 
have access to the courtyards. The proposed bungalow would not have any external 
space, but the two proposed houses would have a shared amenity space opposite the 
houses and additional open area and storage units to the side, off William Street. 

Subject to the inclusion of some obscure glazing to windows facing onto the internal 
courtyards, it is considered that the conversion and new build units would have an 
acceptable standard of housing environment in accordance with Policies S4 and DM14 of 
the ALP (Part 1).
 
Mix of Housing

Policy S7 of the ALP (Part 1) seeks to achieve an appropriate mix of housing and Policy 
S8 seeks to achieve a percentage of affordable units, where a certain threshold is 
exceeded. The internal layout of the existing building has determined the size and 
number of flats proposed, largely because of the physical structure of the building. The 
new build units are restricted in scale due to attempts to replicate the scale of existing 
buildings. The mix of units is generally considered to be acceptable. 

Whilst the response from Housing Services references the need for affordable housing 
provision, this was on the basis of the original scheme, which sought permission for 11 
units in total. In order to address concerns relating to the impact of the proposal on 
residents on William Street, a unit has been removed from the scheme.  As a result, the 
proposal now totals ten units. 



Whilst Policy S8 of the ALP (Part 1) requires a provision for affordable housing on 
development of 10 units or more, the application has been processed to date on the 
basis of subsequent government policy set out within its Written Ministerial Statement 
dated November 2014, which prior to the revised NPPF, was a material consideration 
and specified that affordable housing provision should not be sought from developments 
of 10 units or less. As such, the provision of affordable housing was not considered 
necessary. 

However, at a late stage in the processing of the application, the revised NPPF has been 
published. This states that affordable housing contributions should only be sought on 
major development and ‘major development’ is defined as 10 units or more. As such, the 
revised application would now fall within this definition. The revised NPPF suggests that 
a minimum of 10% of units should be secured for affordable home ownership. However, 
to support the re-use of brownfield land, where vacant buildings are being reused or 
redeveloped, any affordable housing contribution due should be reduced by a 
proportionate amount – and the definition of this is stated as, ‘Equivalent to the existing 
gross floorspace of the existing buildings’.  

A 10% provision would equate to only one unit and taking into account the allowance 
made for re-use of vacant buildings, it is not considered necessary to seek an affordable 
housing contribution in this instance. 

Ecology

Policy S35 of the ALP (Part 1) seeks to protect and enhance ecological interest. The 
proposal site is previously developed land with limited open space. Any ecological 
interest is likely to be limited to the potential use by bats, given that the existing buildings 
largely pre-date 1914 (with the exception of the garage). The majority of buildings are to 
be retained, with limited external alterations. However, the proposal includes the 
conversion of the existing building, which would utilise the roofspace of parts of the 
building and the demolition of the former stable block which is an older building. As such, 
the development has the potential to impact on bats, which are a protected species. 

The applicant has provided an Ecological Statement which considers bats in relation to 
the demolition of the stables building, and concludes that, due to very high levels of 
natural light within this building (photographs provided), it is considered unlikely to be a 
suitable habitat for bats. The photos show high levels of natural light within the building, 
with no roof void. Sheeting provides the roof material, rather than slate. Artificial street 
light would penetrate the rooflights. On the basis of the information available, it is 
considered unlikely that bats would be using this building. However, an advisory note is 
considered necessary to ensure that caution is taking during the demolition process and 
advising of the need for a licence from Natural England should bats be found to be 
present. 

No information has been provided within the Ecological Statement as to the extent to 
which the main building may be used by bats (the conversion works include some works 
to the roof). However, whilst vacant, the building has been maintained to a good 
standard, including the slate roof and stonework. The roof voids are likely to be relatively 
small due to the shallow pitch of the roof and the site is within a relatively dense urban 



area, with woodland at a distance exceeding 200m. Whilst there is some potential for use 
by bats, this is considered to be relatively low. As such, it is considered that the 
aforementioned advisory note should be sufficient in this case to minimise any risk to this 
protected species.

Local Financial Considerations

Having regard to S70 (2) of the Town and Country Planning Act, the proposal if 
approved, would attract New Homes Bonus and Council Tax Revenue. 

Conclusion

Residential use of the existing buildings and the proposed new housing would be 
compatible with the locality and would secure the re-use of this heritage asset. The 
development of new housing and the enhancement of the town by bringing a vacant 
building back into use, would also make a positive contribution to the objectives of the 
Council Plan and the Maryport Regeneration Project, particularly that relating to ‘Historic 
Mayport’ as it would secure an alternative use for this heritage asset of local importance, 
thereby reducing the likelihood that the building will remain vacant. There are substantial 
benefits to the scheme in terms of housing supply and brining a building back into use 
and less than substantial harm to the significance of heritage assets. Subject to the 
recommended conditions, the proposal is considered to be sustainable development that 
accords with the relevant policies of the Allerdale Local Plan (Part 1) 2014.



Annex 1

Conditions/Reasons

1. Before any development commences details of the landscaping of the 
site(hereinafter called 'reserved matters') shall be submitted to and approved 
by the Local Planning Authority.
Reason: The application has been submitted as an outline application, in 
accordance with the provisions of the details of the Town and Country Planning 
(Development Management Procedure) Order 2015.

2. The development hereby permitted shall be carried out in accordance with the 
following plans:
Amended Dwg PL-01-100-B Proposed Ground Floor Plan 19-7-18
Amended Dwg PL-02-100-B Proposed First Floor Plan 19-7-18
Amended Dwg PL-03-100-B Proposed Roof Plan 19-7-18
Amended Dwg PL-04-100-B Proposed South Elevation 19-7-18
Amended Dwg PL-05-100-B Proposed East Elevation 19-7-18
Amended Dwg PL-06-100-B Proposed East Elevation Detail 19-7-18
EX-01-100-Site Plan
Reason: In order to ensure that the development is carried out in complete 
accordance with the approved plans and any material and non-material alterations 
to the scheme are properly considered.

3. The submission of all reserved matters applications shall be made no later 
than the expiration of 3 years beginning with the date of this permission and 
the development shall begin no later  than whichever is the later of the 
following dates:
(a) The expiration of 3 years from the date of the grant of this permission, 
or 
(b) The expiration of 2 years from the final approval of the reserved 
matters or, in the case of approval on different dates, the final approval of the 
last such matter to be approved.
Reason: In order to comply with Sections 91 and 92 of the Town and Country 
Planning Act 1990.

4. No development shall take place until a Construction and Demolition Method 
Statement has been submitted to and approved in writing by the Local 
Planning Authority. The statement shall include the following:
(a) Traffic Management Plan to include all traffic associated with the 
development, including site and staff traffic, off site parking, turning and 
compound areas;
(b) Procedure to monitor and mitigate noise and vibration from the 
construction and demolition and to monitor any properties at risk of damage 
from vibration, as well as taking into account noise from vehicles, deliveries. 
All measurements should make reference to BS7445.
(c) Mitigation measures to reduce adverse impacts on residential 
properties from construction compounds including visual impact, noise, and 
light pollution.
(d) A written procedure for dealing with complaints regarding the 



construction or demolition;

(e) Measures to control the emissions of dust and dirt during 
construction and demolition (including any wheel washing facilities);
(f) Programme of work for Demolition and Construction phase;
(g) Hours of working and deliveries;
(h) Details of lighting to be used on site.
(i)      Highway signage / Haulage routes 
The approved statement shall be adhered to throughout the duration of the 
development.
Reason:  In the interests of safeguarding the amenity of the occupiers of 
neighbouring properties during the construction works of the development hereby 
approved, in compliance with the National Planning Policy Framework and Policy 
S32 of the Allerdale Local Plan (Part 1), Adopted July 2014 and in the interests of 
highway safety.

5. No part of the development hereby permitted shall be constructed above 
ground floor level until details and representative samples of all external and 
roofing materials have been submitted to and approved by the Local Planning 
Authority. The development shall be constructed in accordance with the 
approved details.
Reason: To ensure a satisfactory standard of development for the external 
appearance of the approved scheme which is compatible with the character of the 
surrounding area, in compliance with the National Planning Policy Framework and 
Policy DM14 of the Allerdale Local Plan (Part 1), Adopted July 2014.

6. Before any part of the development hereby approved is constructed above 
ground floor level, a plan shall be submitted to the Local Planning Authority 
indicating details of all external windows, dormer windows and doors, 
including cross sections of glazing bars, to a scale of not less than 1:20. The 
works shall be implemented solely in accordance with the approved window 
and door details.
Reason:  To ensure that the external appearance of the building / structure is 
acceptable, in compliance with the National Planning Policy Framework and Policy 
DM14 of the Allerdale Local Plan (Part 1), Adopted July 2014.

7. Notwithstanding the submitted plans, details of the siting, height and type of 
all means of enclosure (including boundary treatment and bin store) shall be 
submitted to and approved by the Local Planning Authority prior to the 
occupation of any dwelling(s). Any such means of enclosure shall be 
constructed as approved prior to the development  being brought into use. All 
means of enclosure so constructed shall be retained and no part thereof shall 
be removed without the prior consent of the Local Planning Authority.
Reason: To ensure a satisfactory standard of development which is compatible with 
the character of the surrounding area and safeguard the amenity of neighbouring 
properties.

8. All planting, seeding or turfing comprised within the subsequently approved 
landscaping scheme (reserved matter) shall be carried out in the first planting 
season following completion of the development and any trees or plants 



which within a period of 5 years from the completion of the development die, 
are removed or become seriously damaged or diseased shall be replaced in 
the next planting season with other similar size and species, unless otherwise 
agreed in writing by the Local Planning Authority.
Reason: In order to enhance the appearance of the development and minimise the 
impact of the development in the locality.

9. Prior to the carrying out of any construction works the existing buildings 
affected by the proposed development shall be recorded in accordance with a 
Level 2 survey as described in English Heritage's document 'Understanding 
Historic Buildings A Guide to Good Recording Practice, 2016'. Within two 
months of the commencement of construction works three copies of the 
resultant Level 2 survey report shall be furnished to the Local Planning 
Authority.
Reason:  To ensure that a permanent record is made of the existing buildings of 
architectural and historic interest prior to their alteration as part of the proposed 
development in accordance with Policy S27 of the Allerdale Local Plan (Part 1) 
2014.

10. The demolition works hereby approved shall not be implemented until a 
contract has been granted for the delivery of the redevelopment of the site 
under this planning consent.
Reason: To ensure the delivery of the development preserves and enhances the 
existing environment of the site and its character and setting within the Conservation 
Area, in compliance with the National Planning Policy Framework and Policies S4 
and S27 of the Allerdale Local Plan (Part 1), Adopted July 2014.

11. The development hereby approved shall not be brought into use until the 
designated police parking bays to Eaglesfield Street have been removed and 
replaced with public on street parking spaces.
Reason: To ensure the removal of a redundant parking restrictions arising from the 
change of use hereby approved and the provision of additional public parking on 
street.

12. Notwithstanding the plans approved under condition 2, the rear wall of Houses 
1 and 2 hereby approved shall be constructed in stone and not render. No part 
of Houses 1 and 2 shall be constructed above ground floor level until a 1m 
square free-standing panel of the facing stonework to be used in the rear wall 
of these two houses has been constructed on the site and the materials 
approved by the Local Planning Authority. The panel shall be retained on site 
until such times as the development is completed. The development shall 
thereafter be solely implemented in accordance with the approved sample 
materials.
Reason: To ensure a satisfactory standard of development for the external 
appearance of the approved scheme which is compatible with the setting of the 
adjacent listed buildings, in compliance with the National Planning Policy Framework 
and Policy S27 of the Allerdale Local Plan (Part 1), Adopted July 2014.

13. The development shall not be brought into use until the details and extent of 
the obscure glazing to be used within the flats and houses as shown on the 



approved plans hereby approved have been submitted to and approved by the 
Local Planning Authority and the obscure glazing has been installed as 
approved. The obscure glazing shall thereafter be retained as approved, and 
shall not be removed or replaced without the prior written consent of the Local 
Planning Authority.
Reason: In order to ensure a satisfactory standard of development for future 
occupiers and to protect the residential amenity of existing neighbours, in 
accordance with policies S4, S32 and DM14 of the Allerdale Local Plan (Part 1) 
2014.

14. The obscure glazed windows to the front elevation of House 1 hereby 
approved, shall be fixed and non-opening.
Reason: To protect the residential amenity of neighbouring residents, in accordance 
with policy S32 of the Alledale Local Plan (Part 1) 2014.

Application Approved Following Revisions

The Local Planning Authority has acted positively and proactively in determining 
this application by, primarily identifying relevant development plan policies, any 
duties applicable as well as other material considerations that have been afforded 
weight, including emerging Local Plan policy, stakeholder representations and 
the National Planning Policy Framework.  In this context, having identified 
matters of concern with the application as originally submitted and, if applicable, 
following negotiations with the applicant, acceptable amendments and solutions 
to the proposal have been received.  As a result, the Local Planning Authority has 
been able to grant planning permission for an acceptable proposal.

Notes to Applicant  

BATS
All British bats and their roosts are protected by law under the provisions of the 
Wildlife and Countryside Act 1981 (as amended) and they should therefore always 
be taken into account when any work is being done on buildings which are known to 
be used by bats or have potential as bat roosts.  Should bats be found on site you 
are advised to cease works and contact Natural England for further advice.

LISTED BUILDING CONSENT
The Local Planning Authority advises that the site lies adjacent to 23, 24 and 24a 
Fleming Square, which are listed buildings. Any works affecting any structures that 
may be curtilage listed may require Listed Building Consent from the Local Planning 
Authority. Any unauthorised works to a listed building constitutes a criminal offence. 
It is therefore essential that prior to the demolition of the former stable building, it is 
clarified with the Local Planning Authority as to whether this will impact on these 
neighbouring buildings and trigger the need for Listed Building Consent.  



ASBESTOS
Local representations indicate that the former stables building due for demolition 
may contain asbestos. Asbestos can be classed as a hazardous waste and is 
subject to specific regulations for its disposal. Further advice can be sought from the 
Health and Safety Executive website. 






