
 

DEVELOPMENT CONTROL AND REGULATION COMMITTEE
11 July 2018

A report by the Executive Director – Economy and Infrastructure
_____________________________________________________________________

Application Reference No. 4/18/9006

Application Type: Full Planning Permission

Proposal: Demolition of existing boiler house and associated brick chimney and erection 
of new boiler house with flues

Location: Moor Row Primary School, Moor Row, Whitehaven, CA24 3JW

Applicant: Cumbria County Council

Date Valid: 4 June 2018

Reason for Committee Level Decision: Application made by Executive Director of 
Economy and Infrastructure that falls within 
the criteria of Regulation 3 of the Town and 
Country Planning General Regulations 1992

_____________________________________________________________________

1.0 RECOMMENDATION

1.1  That Planning Permission be Granted subject to the conditions set out in 
Appendix 1 to this report.

2.0 THE PROPOSAL

2.1 Planning permission is sought to demolish the existing boiler house and 
associated brick chimney at Moor Row Primary School and to erect a new boiler 
house with two flues. The application has come about as the existing boiling 
house sits partly in a below ground basement and has suffered from repeated 
flooding incidents, with it becoming inoperable as a result of heavy rainfall over 
the 2017 Christmas School Holidays. A temporary replacement boiler contained 
in a shipping container unit is currently being utilised on site.

2.2 It is proposed to take the chimney down by hand and then break-out the existing 
basement/boiler roof and dwarf wall to ground level with a suitably sized 3600 
excavator. 

2.3 It is proposed to erect the new boiler-house in the location of the existing boiler 
house as the boiler connections to the school are proposed to be re-used. The 
applicant reports that moving the boiler connection would make this project 
financially unviable.  

2.4 The proposed new boiler-house would be rectilinear in shape, measuring 3.45m 
in width, projecting for 4.2m in length from the school to its northern elevation 
and 5.7m in length to its southern elevation. It is proposed that the external 
block-work walls would be finished in a rough-dash white/cream render and for 
the two door-sets to be hardwood and painted white. The boilerhouse would be 
flat-roofed and would measure approximately 2.7m in height above ground level. 
The roof would be finished with a synthetic rubber EDPM (ethylene propylene 
diene monomer) sheet coloured a dark grey. Two cylindrical flues would project 
1.2m above the roof. One flue would measure 125mm in diameter whilst the 



 

other would measure 150mm. The flues would be formed from polypropylene 
and finished in a matte black colour. Rainwater goods would be black coloured 
uPVC. 

3.0 SITE DESCRIPTION

3.1 Moor Row Community School is a small primary school situated on the western 
edge of the village of Moor Row. The school building is a mixture of a traditional 
Victorian and late twentieth century elements. It is externally faced with a palette 
of materials including red sandstone, rough-dash render (in white/cream and 
grey/buff colours) and some red brickwork. The building is predominantly pitched 
roofed. The building is not listed and nor is it within or adjacent to a Conservation 
Area.

3.2 The existing boiler house is situated in the south-western corner of the school’s 
hard-surfaced playground and extends off the eastern elevation of the school in 
proximity to where School Street intersects with Penzance Street. A 1.7m high 
sandstone wall bounds the hard-surfaced playground on its southern (Penzance 
Street) side. A 3m high dark-green paladin fence stands just inside the boundary 
wall. 

3.3 The existing boiler house is part subterranean with it measuring 1m in height 
above the ground level of the playground. Its external walls are red brick and it 
has a flat-roof covered with a dark grey mineral-felt. It projects 9.5m from the 
school at its widest point and measures 14.5m in length.

4.0 SITE PLANNING HISTORY

4.1 There is no planning history directly relevant to the boiler house.

5.0 CONSULTATIONS AND REPRESENTATIONS

5.1 Copeland Borough Council Planning Department: No objection.

5.2 Copeland Borough Council Environmental Health Department: No response 
received.

5.3 Highway Authority & Local Flood Risk Management: No objection.

5.4 Egremont Town Council: No objection.

5.5 United Utilities Water Ltd: No response received.

5.6 The local member (Cllr Whiteside – representing Egremont North & St Bees 
electoral division) has been notified of the application. 

5.7 No representations have been received. 

6.0 PLANNING POLICY

6.1 Section 38(6) of the Planning & Compulsory Purchase Act 2004 provides that 
planning applications must be determined in accordance with the development 
plan unless material considerations indicate otherwise. Government policy is a 
material consideration that must be given appropriate weight in the decision 
making process. The relevant development plan documents in respect of this 
application currently comprise:

http://www.legislation.gov.uk/ukpga/2004/5/part/3/crossheading/development-plan
http://www.legislation.gov.uk/ukpga/2004/5/contents


 

  Copeland Local Plan 2013-2029 - Core Strategy and Development 
Management Policies DPD (CLP-CS&DMP) - adopted 5 December 2013.

 The saved policies of the Copeland Local Plan 2001-2016 – adopted June 
2006.

6.2 From these development plan documents, Policy DM10 (Achieving Quality of 
Place) is considered to be relevant to the determination of this application.

6.3 The National Planning Policy Framework (NPPF) was published in March 2012. 
The national online Planning Practice Guidance (PPG) suite was launched in 
March 2014. Both are material considerations in the determination of planning 
applications. The following sections and paragraphs of the NPPF are considered 
to be relevant to the determination of this application:

 Section 7 – Requiring Good Design: Paragraph 64.
 Section 8 – Promoting Healthy Communities: Paragraph 72 - Schools.
 Section 10 – Meeting the challenge of climate change, flooding and coastal 

change: Paragraphs 94, 100 and 103 in respect of flooding
 Section 11 – Conserving and enhancing the natural environment: Paragraphs 

109 and 123 in respect of Noise.

7.0 PLANNING ASSESSMENT

7.1 The key planning issues relevant to this proposed development are considered to 
be whether the proposed siting and design of the boiler-house are acceptable. 
Other lesser planning issues are considered to be the potential for adverse 
amenity impact due to demolition works and operational noise of the boiler and 
the flood implications of the proposed new development.

Is the proposed siting and design of the new boiler house acceptable?

7.2 The existing boiler-house extends off a prominent part of the school’s eastern 
elevation that is double-gabled, faced with sandstone and possesses vertically 
proportioned stone mullioned windows. As such this part of the school is 
considered to make a positive and characterful contribution to the local street-
scene. The existing boiler’s situation within a basement means the boilerhouse 
roof sits below the windows of the school building that it extends off. 
Consequently the current boilerhouse building is not easily visible from outside 
the site due to the stone boundary wall. Conversely, the associated red-brick 
chimney is a tall and prominent feature that slightly jars with the predominant 
materials present on this elevation. I would have preferred for the new boiler-
house to be sited at a more discrete location (for example to the school’s 
southern or western elevation) due to the pleasing aesthetics of the eastern 
elevation. The applicant states that alternative locations for siting a new boiler-
house were explored but that following further appraisal it became apparent that 
moving the internal boiler connections would make this project financially 
unviable. Given this, and the fact that there is little scope for preferable micro-
siting of the new boiler-house to the eastern elevation, the proposed siting 
accepted. Similarly, rebuilding the boilerhouse at basement level would be 
preferable in terms of the street-scene; however this would not serve to 
ameliorate the surface water flood risk issue here.

7.3 Policy DM10 requires development proposals to respond positively to the 

http://www.copeland.gov.uk/sites/default/files/attachments/copeland_local_plan_2013_2028.pdf
http://www.copeland.gov.uk/sites/default/files/attachments/copeland_local_plan_2013_2028.pdf
http://www.copeland.gov.uk/sites/default/files/attachments/ldf_localplan2001_2016_fullrevtcn11.pdf
http://planningguidance.planningportal.gov.uk/blog/policy/
http://planningguidance.planningportal.gov.uk/blog/guidance/


 

character of a site. This includes enhancing local distinctiveness through the 
careful selection and use of building materials that reflect the local character and 
vernacular; and the use of appropriate proportion, scale and massing in the 
design of buildings. The NPPF sets out that good design should contribute 
positively to making places better and planning permission should be refused for 
development of poor design that fails to take the opportunities available for 
improving the character and quality of an area. 

7.4 The applicant has sympathetically designed the new boiler building so as to 
restrict its height and footprint as far as practicable and thus minimise its visual 
impact - restricting the degree to which it would interrupt views of the traditional 
stone-faced gable-end elevations it extends off. The proposed flues are narrow, 
discretely finished in matte black and neatly set so they tie into the eaves height 
of the school. Furthermore, the proposed building has been aligned so as to not 
obstruct the school windows; consequently it would not unbalance this elevation 
or overly harm views of the school from the east. The new boilerhouse would 
however be more apparent in views from School Street where it would narrowly 
be the most forward projecting element; stand approximately 1m in height above 
the stone boundary wall; and utilise a materials palette that contrasts from the 
part of the building it extends-off. However, it would be viewed in the context of 
the stonewall and the wider school elevation. Furthermore views would be filtered 
through the paladin fencing and nor would it exceed the height of the paladin 
fencing. Consequently I am of the view that its massing would not make it a 
dominant feature. 

7.5 In terms of external materials/finishes, the palette is deliberately simple and 
subdued. White/cream render is present elsewhere on the eastern elevation (at 
the school entrance/office area) and is prevalent upon local housing in the 
vicinity. Whilst pitched slate roofing is a key feature of the school, the provision of 
a pitched roof would inevitably increase the massing of this replacement building, 
and would, in my view, be to the detriment of the existing building. The flat roof 
enables the new boiler-house building to be more discrete and subservient.

7.6 In light of the above, I consider that the proposed boilerhouse has been 
sympathetically designed in terms of its massing and that the use of render is 
appropriate given the local context. As such it provides a simple, acceptable 
design that is proportionate to its’ utilitarian purpose and is judged to comply with 
Policy DM10.

Other Material Considerations

7.7 Noise: The noise emissions of the proposed new boiler are specified as being 
59.7 dB(A) at 1m distance for a full load and 35.8 dB(A) at 1m distance for a 
partial load. The boiler would be in partial mode operation for the majority of the 
time. The boiler room block-work walls and roof would provide a notable amount 
of attenuation (i.e. sound reduction) and given the efficiencies of modern boiler 
systems it is considered that it is likely that it would be much quieter than its 
predecessor. It is therefore considered that the proposal would not result in an 
adverse impact on the amenity of nearby properties.

7.8 Demolition: The demolition method statement sets out appropriate and 
proportionate measures for taking down the existing chimney and removing the 
boilerhouse. Based on the measures proposed I am satisfied that demolition 
operations would not result in any unacceptable adverse impacts upon local 
amenity.



 

7.9 Flooding: The original boilerhouse was subject to surface water flooding due to 
its part subterranean location. The proposed new boilerhouse would be set at 
ground-level and the mechanical boiler equipment raised above ground. As such 
it provides a more flood resilient set-up. The footprint of the replacement 
boilerhouse (17m2) would be smaller than that of the existing boilerhouse 
(23.2m2); consequently it would not result in any increased risk of displacing 
surface water flows elsewhere. 

8.0 CONCLUSION

8.1 The existing boiler infrastructure, financial viability and surface water flood risk 
constraints mean that there are no practical alternative locations or finished floor 
levels for the new boiler- house building. I am satisfied that the new boiler-house 
building has been sensitively designed in terms of its positioning and massing 
and it is recognised that rough-dash render is in-keeping with other components 
of the school complex and buildings in the area and that the materials palette 
seeks to keep the boilerhouse subdued and subservient. Whilst the building 
would have a minor adverse impact upon the street-scene compared to the 
existing arrangement, I do not find this impact to be unacceptable, with the 
impact being reduced by the existing boundary treatments. I am satisfied the 
proposals would not adversely impact upon local amenity.

8.2 In summary, I am of the view that the proposed development is in accordance 
with the development plan; there are no material considerations that indicate the 
decision should be made otherwise.  It is therefore recommended that this 
application be granted subject to conditions.

8.3 Human Rights: Given the nature and purpose of the proposed development no 
Convention Rights as set out in the Human Rights Act 1998 would be affected. 

Dominic Donnini
Executive Director - Economy and Infrastructure

Contact: Mr Edward Page

Electoral Division Identification: Egremont North & St Bees



 

Appendix 1
Ref No. 4/18/9006

Development Control and Regulation Committee – 11 July 2018

Appendix 1 - PROPOSED PLANNING CONDITIONS

Time Limit for Implementation of Permission
1. The development hereby permitted shall be begun 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 Section 51 of the Planning and Compulsory Purchase Act 
2004.

Approved Scheme

2. The development hereby permitted shall be carried out in accordance with the 
following: 

a. The submitted Planning Application Form – dated 2 May 2018;
b. Design and Access Statement – Rev.B;
c. Drawings/Plans numbered and named:

 001 – Rev.C – Proposed Alterations;
 004 – Location Plan;
 6193/M02-T1 – Mechanical Services – Proposed Boiler Room 

Layout.
d. Demolition Methodology Statement – as submitted 26 June 2018;

Reason: To ensure the development is carried out to an approved appropriate 
standard and to avoid confusion as to what comprises the approved 
scheme.



 

Appendix 2
Ref No. 4/18/9006

Development Control and Regulation Committee – 11 July 2018

Appendix 2 - PLAN OF SITE LOCATION/EXTENT


