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Summary 

SL/2022/0758 

PARISH: Ulverston 

PROPOSAL: Change of Use of Industrial Units 7-9 Lightburn Industrial Estate to  

Brewery, Tap bar, Storage, and Distribution 

APPLICANT: Ms K Mackenzie  

Grid Ref: E: 328411 N: 477923 

Committee date: 24 November 2022 

Case Officer: Mike Hoar  

 

Reason for Committee  

The application is presented to Planning Committee following a request by Councillor Judy 

Filmore. This was based on potential noise and public nuisance to residents who live 

around Lightburn Trading Estate and to exit the proposed tap bar customers will be passing 

through where residents live. 

Recommendation 

To grant retrospective planning permission in accordance with the attached conditions. 
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1.0 Description and Proposal 

Site Description 

1.1 The application site relates to Units 7, 8 & 9 of the Lightburn Trading Estate. The 

units are located on land immediately to the north of Ulverston railway station. It is 

accessed by a dedicated service road off Lightburn Road that runs through the 

estate and to the track maintenance yard beyond. The estate has 12 units, which 

are divided into two blocks of six on either side of the service road.  

1.2 The units are typical of such buildings dating from the early 1980’s, constructed of 

rendered concrete blockwork, full height roller shutter doors, a personnel door, 

office windows and a shallow pitched profile sheet roof. 

1.3 Elsewhere within the vicinity of the site, are Ulverston railway station, an oil storage 

and distribution depot, a car dealership and residential properties located to the 

north on Lightburn Road. Immediately adjoining Unit 9 is a stove retailer/installer 

with the end unit a bicycle retailer /repairer. The six units opposite, forming the 

remainder of the industrial estate, are occupied by Cumbria County Council 

Community Equipment Service. 

1.4 The Lightburn Trading Estate is located approximately 125 metres to the south of 

the A 590 and 300 metres south of the Ulverston town centre boundary 

Proposal 

1.5 Retrospective full planning permission is sought by Lakeland Brewhouse for the 

change of use of Units7, 8 & 9 as a brewery and associated storage and 

distribution, the provision of a tap bar for retail sales and consumption with 

associated internal and external seating areas. The change of use is made up of 

the following: 

1.6 a) Change of Use of Unit 7 from Sui generis to Class E (g) (iii) Industrial processes 

- (microbrewery), 

1.7 b) Change of Use of Unit 8 from Class E (g) (iii) – Industrial to Sui generis – 

Drinking Establishment (brewery tap bar/shop with indoor and outdoor customer 

seating)  

1.8 c) Change of Use of Unit 9 from Class E (g) iii to B8 (storage and distribution), 

1.9 No alterations are proposed to the external fabric of the existing industrial units, 

internal alterations are to reconfigure the internal space to suit the various activities.  

1.10 The applicant has confirmed that; the brewery commenced operations in January 

2021, the plant has a capacity of 255 000 litres and currently produces on average 
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160 000 litres per annum. The majority of the production is exported off the site or 

processed via a third party bottling and canning provider. A minor part of production 

less than 1% is sold via the tap bar. 

2.0 Consultations 

Ulverston Town Council 

2.1 18/10/2022 – Recommend application be refused  

             Industrial Estate is for industrial and storage uses only. This reflected within SLDC’s 

Core strategy. Tap bar proposal appears to be a pub with entertainment, not a tap 

room for ‘over 50’s’. It is surrounded by residential properties and has the potential 

to attract significant footfall and expand its offer.  

             Hours of operation will extend late hours that will give a security risk for other 

businesses.  

            Town Council consider it is a town centre use.  

            Car parking is raised as an issue by CCC. Highways, as spaces are limited and will 

result in parking on nearby roads. 

Public Protection  

2.2 The Environmental Protection team have not raised any objections, but seek the 

imposition of a condition for a noise assessment to be carried out and the 

development to be carried out in accordance with the scheme of mitigation if 

required in order to protect the residential amenity of local residents.  

             Environmental Protection – Food Safety – Comment that the toilet provision for the 

number of patrons is acceptable for numbers up to 30, but there is no disabled 

access toilet provision. Toilet provision will need to be increased if customer 

numbers increase. 

Cumbria County Council Local Highway Authority and Lead 

Local Flood Authority 

2.3 21/09/2022 – Proposal will result in reduction of parking spaces from 12 to four, 

with eight lost to outdoor customer seating. The Highway Authority recommend 

refusal on the grounds as it fails to make adequate provision for the loading and 

unloading of goods vehicles within the site of the proposal, which as a result would 

encourage parking on the highway, and consequential highway safety issues from 

such vehicles parking on the highway.  
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Network Rail  

2.4      Offer no comments   

United Utilities  

2.5       No response received. 

National Highways   

2.6        Offer no objections.  

Public Responses 

2.7 A total number of 19 representations were received up to 07/11/2022, these were in 

response to the initial application and subsequent re-notifications following receipt 

of additional information from the agent/applicant. All objected. The comments are 

summarised below: 

 Retrospective application for COU, Licensing in place before planning permission 

applied for. 

 It is a town centre use that is contrary to policy  

 The exact nature of the proposal is unclear, is it a pub or a bar or tap bar? Larger 

scale than appears and is really a pub. 

 Parking is inadequate which will lead to on street parking, issues of parking blocking 

junction, taking up spaces for other business units, road safety issues 

 Late night hours will create rowdiness in what is a mainly residential area  

 Impacts on residential by noise and light outside normal industrial estate hours 

 Access on foot is through residential area, will change ambience and character of 

locality  

 Route to and from station 

 Could lead to drunken behaviour in area, problems occurred in past with ‘Buffers 

night club at Ulverston station. Last stop before station to get last drink. 

 Social media shows events include food and music, not what is suggested by the 

application, music and events would create further disturbance. 

 Will disturb wildlife on land to rear.  

 Fire exits are inadequate.  
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 Impacts on public sewer 

 Deliveries of ingredients and removal of solid brewing wastes 

3.0 Relevant Planning History 

3.1 The whole of the Lightburn Trading Estate has a very limited planning history, but 
was established by planning permission 5/82/0605, for the redevelopment of the 
railway goods yard by British Rail to form 12 small industrial units. 

 

 Premises Licence application - May 2022 
 

 Enforcement complaints - June 2022.  
 

 

4.0 Relevant Planning Policies 

National Planning Policy Framework  

Core Planning Principles  

Paragraph 81,86-88 

Local Development Policies 

South Lakeland Core Strategy Policies (CS) 

Policy CS1.1 Sustainable Development Principles 

Policy CS1.2 The Development Strategy 

Policy CS3.1 Ulverston and Furness 

Policy CS8.2 Protection and Enhancement of Landscape and Settlement Character 

Policy CS8.7 Sustainable Construction, Energy Efficiency and Renewable Energy 

Policy CS8.10 Design 

Policy CS10.1 Accessing Services 

Policy CS10.2 Transport Impact of New Development 

South Lakeland Development Management Development Plan 

Document Policies (DM) 

Policy DM1 General Requirements for all Development 



 

10 

Policy DM2 Achieving Sustainable High Quality Design 

Policy DM4 Green and blue infrastructure, Open space, Trees and Landscaping 

Policy DM7 Addressing Pollution, Contamination Impact and Water Quality 

Policy DM 23 Retail uses outside Town Centres  

Local Plan Land Allocations: Development Plan Document  

LA1.0 Presumption in favour of sustainable development   

LA1.1 Development Boundaries  

LA1.2 Town Centre Boundaries 

LA1.5 Existing Employment Areas 

 

5.0 Assessment 

Planning Considerations 

5.1. The application arose, both through complaints to the Planning Enforcement Team 

and the submission of Licensing Application for the bar. On the basis of an initial 

contact by the agent with the case officer, it was considered that the activities were 

neither ancillary or able to be considered as ‘permitted changes’ and that full 

planning permission was required. The development raises a number of 

considerations, these are set out below and include: -  

-Use of Unit 7 as a brewery  

- Use of Unit 8 as a ‘tap’ bar 

- Use of Unit 9 for storage and distribution 

- Servicing and waste disposal  

- Impacts on residential amenity  

- Highway Safety  

Principle of development -change of use 

5.2. The legislation relating to use classes is not straightforward and has been subject to 
a number of changes over recent years. However the guiding principle is whether 
there has been a ‘material’ change or part change in the use of land or buildings, 
whether that use is the main or ancillary use and where a change in use is 
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identified, whether it is permitted by the legislation or requires the submission of a 
planning application.  

5.3. As originally granted the 1982 permission for the 12 industrial units did not define a 
precise use class other than as ‘small industrial’. Historically the units appear to 
have had various occupiers and businesses that have had industrial, 
manufacturing, engineering, storage & distribution, Sui generis garage/repair and 
part retail uses. According to the limited available planning records not all of these 
activities may have had the benefit of planning permission or have become 
‘established’ uses by virtue of timescale. In investigating the initial complaint, it was 
established by the Local Planning Authority that all of the changes of use that had 
occurred to the three units required planning permission. 

 
5.4. The application site is located within the principal service centre of Ulverston, where 

in accordance with Core Strategy Policies CS1.1 and CS1.2, most new 

development should be directed towards the towns. Furthermore, the site is an 

existing employment site as defined by Policy LA1.5, which states that it seeks to 

protect the employment potential of sites.  

 

‘the council will seek to retain the following sites, identified on the policies map and 

premises within them in employment use unless it can be demonstrated that: the 

site is not suitable for employment use; or loss of the site would not compromise the 

district’s supply of employment land and premises; or; the proposed development is 

a mixed-use development that would result in a quantitative and qualitative 

improvement in the supply of employment land and premises’  

It further states that the Lightburn Trading Estate is identified as suitable for B1 

(Light Industrial) now superseded by Class (E (g) (iii), B2 & B8 Uses.   

5.5. The retrospective change of use for Unit 7 relates to a change of use of the 
existing unit from an established sui generis use (based on its former use as a 
garage/repair workshop) to Class E(g)(iii) Industrial processes (compatible with 
siting within a mixed residential/industrial area). By convention a brewery is 
considered by virtue of its noise, smell, waste and transport impacts as falling 
within a B2 General Industrial use. However, the emergence of small scale brewing 
enterprises has resulted in this approach being more flexibly interpreted both in 
case law and appeals. Case law strongly suggests that a micro-brewery as defined 
by HMRC in terms of its production levels (maximum 6 000 000 litres), can fall 
within either B2 or Use Class E (g) (iii). For a Local Planning Authority in assessing 
the use class a determining factor is whether potential impacts such as smells and 
odours arising from the operation of the brewery can be adequately mitigated to 
allow the brewery to operate close to a residential area.  

 

5.6. The applicant has confirmed that the 10 barrel brewery plant as installed 
incorporates a condenser to collect any vapours produced during the process and 
that these are then collected and used as ‘grey water’ for cleaning purposes. 
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Based on the quantities of beer produced and that smells and odours are 
minimised, it is considered that the brewery falls within Class E(g)(iii) and is 
therefore acceptable in a mixed or residential area. In terms of the potential 
impacts of noise, trafficking and access the site is located within an industrial 
estate where there are already a range of activities in operation, it is considered 
that a micro-brewery is no different to other industrial activity at the site and raises 
no new concerns. The proposed change of use therefore aligns with policy as it 
retains an industrial/employment use.  

 

5.7. With regard to unit 9 the retrospective change of use relates to a previous light 
engineering use by a company producing sub-sea connectors, this falls within 
Class E(g)(iii) Industrial processes, to B8 (storage and distribution). It is expected 
that within most manufacturing operations the use will include a small ancillary 
element of storage and distribution related to the storage of components/raw 
materials and the storage and distribution of finished products. In this instance the 
applicant has created a dedicated cold store and goods handling area for the 
finished beer. Therefore, it is considered that balance of the use has shifted and 
the main use is now B8 storage and distribution. The potential impacts of a B8 use 
in terms of noise, trafficking and access raises no new concerns or issues, given 
that it is located in an existing industrial estate. Given the original lack of definition 
of the uses within the estate, that there are other primarily B8 uses in the estate 
and that it forms part of a larger business operation it is considered that the 
proposal aligns with policy as it retains an industrial/employment use. 

 

5.8. With regard to unit 8 this relates to a retrospective change of use from a Class 
E(g)(iii) – Industrial to Sui generis – Drinking Establishment (brewery tap bar/shop 
with indoor and outdoor customer seating). When the LPA initially investigated the 
alleged breaches of planning control prior to the Grant of the Premises Licence, the 
‘tap’ bar simply by virtue of the floor area involved was not considered as ancillary 
to the brewery activities. The definition of a ‘tap’ bar is generally understood as 
being on a small scale or ancillary to the brewery and allows for tasting and 
sampling of the brewery produce and allows for sales of the product for 
consumption on or off the premises. Furthermore, it is generally accepted that a 
‘tap’ bar operates within the working hours of the brewery.  

 

5.9. The application as submitted sought permission for a ‘tap’ bar, but as originally 
proposed, the range of products available for sale and the range of other activities 
including live music and food, would have clearly shifted the emphasis of the use 
away from being ancillary to the primary use of the buildings as a brewery. The 
character of the ‘tap’ bar in terms of how it would have been proposed to be 
operated would have been more akin to a leisure/entertainment use, which is no 
different to that of a bar, pub or other drinking establishment.  

 

5.10. Under the National Planning Policy Framework (NPPF) such uses are listed as 
Main Town Centre Uses and therefore paragraphs 86 and 87 of the NPPF and 
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local policy CS7.5 and DM 23 apply.  Such town centre uses are not normally 
expected to be found or set up in an industrial estate or in a residential area unless 
there a strong justification in terms of planning policy. Notwithstanding this policy 
framework, there is a current trend for ‘craft’ and small scale breweries and 
distilleries to have a ‘tap bar’ to provide direct sales of beer/spirits from the 
brewery/distillery and there are a number of these operating within the SLDC 
boundary. These have variously been accepted as either ancillary to the main 
activities of the business or have been granted express planning permission.  

 

5.11. The LPA has to be mindful that the site is located within an identified Existing 

Employment allocation and that the Land Allocations DPD identifies that there is a 

shortage of suitable industrial land within Ulverston. Any loss of industrial land to 

other uses needs to be carefully considered.  

5.12. Paragraph 87 of the NPPF states that: ‘Local planning authorities should apply a 

sequential test to planning applications for main town centre uses which are neither 

in an existing centre nor in accordance with an up-to-date plan. Main town centre 

uses should be located in town centres, then in edge of centre locations; and only if 

suitable sites are not available (or expected to become available within a 

reasonable period) should out of centre sites be considered’. 

5.13. The applicant has provided a justification for a ‘tap’ bar at this location, based on 
providing a different type of offer to elsewhere in Ulverston and ‘can give a genuine 
brewery experience’ and that ‘Craft beer enthusiasts are very keen on this type of 
experience and understanding of the products they are consuming, In essence, we 
are a brewery experience bar rather than just "a bar".  

 
5.14. Paragraph 81 of the NPPF and Policy CS1.1 seek to support the growth and 

development of small businesses. There may be a case to argue that this element 
of the proposal is a secondary use, which supports an existing small local business. 
The LPA is aware that the brewery element of the business has been running for a 
number of years at different locations and under different management/ownership 
and names. The brewery enterprise has only recently moved into the premises, 
notwithstanding the history of the business it is suggested that the ‘tap’ bar was 
planned from the outset and formed an integral part of the business being set up at 
the new premises.  

 

5.15. Due to the specific retrospective nature of this application, and as it forms part of 
the overall brewery business, it has not been considered necessary to require a 
sequential test for the ‘tap’ bar to be undertaken. Although there are undoubtedly, 
premises with established Sui generis (drinking establishment) uses (essentially 
vacant pubs or bars) or other vacant premises in Ulverston town centre that would 
in policy terms be preferable. Nonetheless, this proposal does form an integral part 
of the business as a ‘tap’ bar to support the brewery.  
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5.16. The relationship between the legislation as set out in the Uses Classes Order and 
planning policy is not clear-cut; therefore, a degree of judgment and interpretation 
has to be exercised by the case officer. A key consideration in this assessment is 
the fact that the volumes of beer sold via the tap bar constitute a minor element 
(less than 1%) of the total brewery beer sales, and at this level in the absence of 
the add ons to the business would it really supplement the viability of the brewery?  

 

5.17. In terms of how the ‘tap’ bar is currently being operated, the advertising and social 
media presence suggests that the proposal is being promoted as a ‘destination’ 
that sells a range of beer produced at the brewery, guest beers, spirits and soft 
drinks, limited playing of live music and provision of food via specialist third party 
catering providers. The range of the offer is considered to extend beyond what is 
the normal expectation of an ancillary ‘tap’ bar.  

 

5.18. As granted by the Premises Licence the opening hours of Monday to Sunday 
11:00 – 23:30 and alcohol serving hours of Monday to Sunday 11:00 – 23:00 are 
very ‘broad’ with both the daytime hours and the late evening and opening and 
serving times not what would normally be expected of an ancillary ‘tap’ bar. As a 
result of case officer concerns regarding the opening hours and how these relate to 
the other business uses located on the industrial estate and residential properties 
in the locality, the applicant has provided an additional more detailed breakdown of 
how they envisage the business will run, this includes fewer opening hours than as 
permitted by the premises licence. These are as follows:  

 Licensed hours - Monday - Sunday 11am to 11pm 

Proposed opening hours (at maximum, during winter we are only open Friday, 

Saturday and Sunday) 

Wednesday 5-10.30pm 

Thursday 5-10.30pm 

Friday 3-10.30pm (Friday is a non-brewing day and our brewery team finish 

operations earlier this day, meaning there is no cross over from brewery operation 

to bar) 

Saturday 3-10.30pm 

Sunday 3-7pm 

This is with the exception of being open in the bar for pre booked brewery tours, as 

you can appreciate the purpose of a brewery tour is to see the operation of a 

brewery, meet the brewer and learn about the brewing’ 

5.19. The additional information provided by the applicant has also confirmed the staffing 
arrangements with a head brewer and assistant and a single member of bar staff.  
Based on the additional information provided by the applicant these proposed 



 

15 

operating hours as volunteered by the applicant now more comfortably fit with the 
size, scale of the proposal, and can be lawfully imposed as a planning condition.  

 

5.20. The opening hours, range of products sales and activities of the ‘tap’ bar as 
proposed by the additional information is considered to represent a ‘mixed’ 
development that sits some way between a ‘tap’ bar and a public house house/bar. 
It does not operate in the same way as an unfettered bar/public house. At this level 
of intensity the ‘tap’ bar does not require or trigger the need for a sequential test or 
represent a departure from planning policy. To ensure that the ‘tap’ bar remains at 
a low intensity and to prevent the establishment of a standalone public house or 
bar, the ‘tap’ bar will be restricted to only being run in association with the brewery 
and if the brewery ceases operation then the ‘tap’ bar use will cease.   

Residential Amenity 

5.21. Policy DM1 and the NPPF seek to secure a high standard of amenity for all existing 
and future occupants of land and buildings. Paragraph 130 of the NPPF lists a set 
of core land-use planning principles that should underpin decision-taking, one of 
which states that planning should always seek to secure high quality design and a 
good standard of amenity for all existing and future occupants of land and buildings.  

 

5.22. The site is located within the Lightburn Industrial Estate on the south side of 
Lightburn Road, with the majority of the properties located at a minimum of 90 
metres to the north. The nearest residential property Stable Cottage located 60 
metres to the north east at the junction of the Industrial Estate. The majority of 
representations refer to concerns regarding the potential for noise and disturbance 
associated with the ‘tap’ bar and little reference is made to either the brewing or the 
storage and distribution activities.  

 

5.23. A number of the representations refer to alleged detrimental impacts on residential 
amenity caused by the former ‘Buffers Nightclub’ at Ulverston station.  These 
included alleged rowdiness, drunken behaviour and its use as a last stop for 
drinking. Whilst the Premises Licence process does not impose limits on the 
number of customers, these are imposed by the fire regulations for the premises. 

 

5.24. The applicant has confirmed that the anticipated customer numbers range from 15-
30 people per night and on their busiest night they would only have a maximum 30 
people in the brewery at any one time. The applicant has stated it is quite a niche 
market and obviously there are more luxurious and comfortable places you can 
enjoy a drink (their seating is wooden picnic benches) but their draw is the selection 
of locally brewed produce. They consider that in a relatively small town like 
Ulverston there are only limited people who want this kind of experience.  
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5.25. It is accepted that there are residential properties in the locality and that the ‘tap’ 
bar introduces a new level of activity into an area that would normally be less busy 
in the evening. However, Lightburn Road is a public highway that cuts through from 
Princes Street through to the A590 to the west of Ulverston, as such it cannot be 
considered as a typical ‘back road’ and will have some existing level of disturbance 
due to traffic etc. The nearest residential properties are to the north and east of the 
site and realistically any potential noise and disturbance will be largely contained 
within the building.  

 

5.26. Notwithstanding the above comments, the Environmental Protection team have 
noted that a noise assessment should be carried out to identify any sources of 
noise and disturbance to residential amenity in the area created by any of the uses. 
If the assessment identifies mitigation measures these may be more difficult and 
costly to implement as a consequence of the retrospective nature of the application. 
However for the applicant this is part of the risk associated with a retrospective 
application and not making pre-development enquiries. Submission of a noise 
assessment and compliance within a specific timescale can be imposed by 
condition. 

 

5.27. In terms of rowdiness and drunken behaviour, this is covered under the terms of the 
premises licence, with if necessary intervention by the police. Ultimately the annual 
grant of a Premises Licence is dependent on the premises being run in a manner 
that does not lead to antisocial behaviour or noise and disturbance. It is clearly in 
the licencees self-interest to ensure that the premises are run responsibly. In 
addition if the running of the ‘tap bar’ creates issues of noise and disturbance these 
may be investigated by the Environmental Protection team under their own 
legislation. 

 

5.28. Overall it is considered the proposal will not be unduly harmful to the living 
conditions of nearby residents and the proposal complies with Policy DM1 and the 
relevant provisions of the Framework.   

Highway Impact 

5.29. Paragraph 111 of the Framework states that 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. This is effectively a ‘high bar’ for development to be refused on highway 
grounds.  

5.30. As originally submitted the Highway Authority objected to the proposal in terms of 
the shortfall in parking provision and the likelihood of the business generating 
additional demand for on street parking and that this may have an adverse impact 
on traffic movements and safety in the locality. It should be noted that there are 
double yellow lines within the industrial estate approach road to restrict on street 
parking within the access and at the junction with Lightburn Road.  
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5.31. As initially submitted the site plan identified four parking spaces on the forecourt of 
Unit 9, with the remaining eight spaces occupied by the keg wash down area or by 
outdoor customer seating. In response to the concerns of the Highway Authority a 
revised site plan identifies 11 parking spaces, a reduced keg wash down area and a 
reduced customer seating area.  At the time of writing this report the response of 
the Highway Authority to the revised layout has not been received. Members will be 
advised via Late Representations of any updated comments. 

5.32. Notwithstanding, the revised provision of 11 spaces of on-site parking it is a 
significant improvement on the original four spaces. Whilst on street parking is 
always not a preferred option for the Highway Authority there is on this western part 
of Lightburn Road restricted and unrestricted on street parking and there is a safe 
and lit footway provision along Lightburn Road. The residential properties to the 
north generally benefit from off street parking. The presence of double yellow lines 
at the junction of the estate and along the access road, are to ensure the free flow 
of business related traffic in and out of the industrial estate.   

5.33. The concerns of the Highway Authority have been considered, however realistically 
the amount of dedicated onsite parking for any of the existing units is unlikely to 
match the numbers of employees, in that respect the requirements of the ‘tap’ bar 
are no different. It also has to be recognised that given the nature of the proposal 
not all customers will use a vehicle.  
 

5.34. Whilst it may not be a fully satisfactory arrangement, it is not unusual for 
businesses within an urban area to have inadequate onsite parking provision for 
both employees and customers. In this situation the ‘overflow’ will use any available 
public car or private car parks or available on street parking. In this case, a lack of 
on-site car park spaces has to be balanced against the availability of on street 
parking within a short walking distance of the bar.  Undoubtedly, there is 
competition in this locality during the working day to make use of free parking 
relatively close to the railway station and the town centre and will serve as 
‘overflow’ capacity for both nearby residential properties and other businesses in 
the locality.  

 

5.35. The applicant’s revised opening hours identifies Wednesday 5-10.30pm, Thursday 
5-10.30pm, Friday 3-10.30pm, Saturday 3-10.30pm and Sunday 3-7pm and these 
now largely avoid the normal working day for the industrial estate and surrounds. 
Weekday traffic using the Industrial Estate will be less and the potential for conflict 
between bar customers and business traffic will reduce. At weekends, the industrial 
estate will have much reduced levels of business related traffic as will the adjacent 
Lightburn Road. On that basis, the issues of road safety and car parking are likely 
to be much improved.  

 



 

18 

5.36. The applicant has confirmed that the car parking spaces will be marked out and 

reserved for use by customers and the brewery. This can be secured by condition, 

and will facilitate monitoring and enforcement.  

5.37. A condition will be imposed that controls the site layout, the provision of parking and 

seating areas, a further condition will be imposed that prevents outside storage to 

avoid any overspill of barrel storage etc. into the access and parking areas. 

5.38. Overall the proposal is not considered to have a ‘severe’ impact on the road 

network or highway safety.  

Biodiversity 

5.39. Paragraph 180 (d) of the Framework requires that proposals minimise impacts on 

and provide net gains for biodiversity and Policy DM1 and DM4 requires 

development to build in net gains for biodiversity as an integral part of the design, 

unless it can be demonstrated that it is not possible. 

5.40. In this case the application relates to a change of use and the building has no 

associated landscaping or land available for providing a biodiversity gain. Therefore 

any bio-diversity gain is not possible in this instance.   

6.0 Other Matters   

6.1. A number of representations raise concerns regarding the uptake of water and the 

subsequent disposal of water from the brewing process into the public sewer, also 

comments are made regarding the storage and disposal of solid wastes from the 

brewing process. 

6.2. The applicant has provided details of the current volumes and measures of inputs 

into the brewing process. It is confirmed that currently the process uses annually;  

Water 1000 cu metres  

Hops, finings etc. - 5 tonnes  

Malt 30 tonnes - 2 tonne deliveries (as required)  

 

6.3. In terms of water usage and disposal into the public sewer, United Utilities have not 

made any responses to the initial consultation or subsequent re-consultation. 

However, the applicant has confirmed that the appropriate notifications regarding 

the water abstraction and disposal have been placed with United Utilities. The LPA 

has to accept that as the appropriate authority, United Utilities is content with the 

arrangements.  
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6.4. In terms of waste produced, the spent hops are stored for a short period inside the 

brewery until collection by a local farmer as feed for livestock; this is a quite normal 

practice for small breweries. Given the suitable access, the relatively small 

quantities involved and that collections will be spread out through the year, this 

aspect of the proposal does not raise any concerns.   

6.5. Although comment has been made regarding the storage of the solid wastes and 

the potential for smells etc., storage will be inside and only for a short period of 

time. All other wastes will dealt via the appropriate trade waste disposal stream via 

a commercial contract.  

7.0 Recommendation  

7.1       This retrospective application is finely balanced between safeguarding the 

residential amenity of the wider locality, safeguarding the provision of industrial land 

provision at Ulverston and in supporting a sustainable local business. The change 

of use of Units 7 & 9 raises no issues given that they are industrial related activities 

and fall within the scope of what might be expected at an Industrial Estate.   

7.2       However, the change of use of Unit 8 to form a ‘tap bar’ sits less comfortably within 

the planning policy framework. The application as originally submitted clearly 

reflected the wide scope of opening hours and scope of operations as granted by 

the Premises Licence and perhaps the applicant’s aspirations. Notwithstanding the 

Premises Licence, the LPA has to assess a planning application in far wider terms 

and not just within ‘tightly’ defined controls as are set for the Licensing legislation. 

The material considerations for this application include planning policy, land use, 

visual and residential amenity and highway safety.  

7.3       The applicant has clearly responded to the concerns raised by the LPA and the 

Highway Authority  and has provided a revised site layout that provides onsite 

parking, a reduced outdoor seating area and wash down area. The applicant has 

also provided a more detailed breakdown of hours and how the business will be 

run. The hours are now significantly reduced from those as originally submitted and 

the proposal is now more closely aligned with the expectations of a ‘tap bar’ 

associated with a brewery.  The provision of a ‘tap bar’ is part of the current trend 

related to ‘craft brewing’ and the desire for people to experience the ‘ambience’ of 

an industrial setting close to where the product is produced.   

7.4       As originally submitted the application identified a use that sat somewhere between 

a ‘tap room’ bar ancillary to a brewery and a bar/public house use. Based on the 

latest plans, the restriction in hours and clarification of the operation plus the 

imposition of conditions to control the uses at the site, it is considered that a 

positive recommendation can be supported. 

7.5       The recommendation is to approve subject to the following conditions:  
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Conditions  

 

 Condition (1) The premises No 7,8 & 9 Lightburn Trading Estate shall be used 

for a mixed industrial and tap bar use,   

a) Unit 7 Class E (g) (iii) Industrial processes - (microbrewery), 

b) Unit 8 Class Sui generis – Drinking Establishment (brewery tap bar/shop 

with indoor and outdoor customer seating)  

c) Unit 9 Class B8 (storage and distribution), and for no other purpose 

(including any other purpose in Classes B & E of the Schedule to the Town 

and Country Planning (Use Classes) Order 1987 (as amended), or in any 

provision equivalent to that Class in any statutory instrument revoking and re-

enacting that Order with or without modification). 

Condition (2) The tap bar/bar use hereby permitted shall not be open to 

customers outside of;  

Wednesday 5.00 -10.30 pm, Thursday 5.00 -10.30 pm, Friday 3.00 -10.30 pm,  

Saturday 3.00 -10.30pm and Sunday 3.00 -7.00 pm. 

Reason: To safeguard the residential amenity of nearby residential properties 

and interests of road traffic safety.  

Condition (3) The approved tap bar use shall only be carried out in connection 

with the associated brewery and shall not be operated separately as a 

‘standalone’ bar.  

Reason: To ensure that the specific circumstances of the tap bar/bar use does 

not compromise the availability of industrial employment land and safeguards 

the residential amenity of nearby residential properties and highway safety. 

Condition (4) The development hereby permitted shall be carried out in 

accordance with the following approved site layout, parking plan and floor 

plans: 

Composite scale – Location, site, floor and elevation plans -  Dwg No. 

1086/02 Rev A – Received 14/10/2022 

Reason:        For the avoidance of doubt and in the interests of proper 

planning. 

Condition (5)  

a) Within 2 months of the date of this permission, an assessment of the 

impact of the proposed development on nearby residential properties shall be 
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submitted to and approved in writing by the Local Planning Authority.  The 

assessment shall address the potential for noise and disturbance to occur 

which may impact upon the amenity of the occupier(s) of the nearby 

properties and shall fully identify all operational and physical mitigation 

measures. 

b) All approved mitigation measures shall be implemented within 3 

months of the date of the written approval of the assessment and the site shall 

be operated in accordance with those approved details.  

Reason:        These details are required to be approved to safeguard the 

amenity of neighbours. 

Condition (6) Within 2 months of the date of this permission, the approved 

parking layout, wash down area, customer seating area, servicing and turning 

space shall be marked out and made available for use and shall be retained 

as such thereafter.  The parking spaces shall be used solely for the benefit of 

business vehicles, employees and visitors of the development hereby 

approved and for no other purpose. 

Reason:        In the interests of highway safety. 

Condition (7) No storage of any description shall be permitted on open land 

within the application site. 

Reason:        To ensure that the character of the area is not adversely affected 

and to ensure highway safety. 

 

 

 

 

 

 

 

 

 

 

  


