Committee Minutes



Control of Development and Advertisements
The Development Control Committee received and considered the following applications: 

Item no: 01







Appn Ref No:
Applicant:
Parish:

08/0707
 Bolsterstone Innovative Energy Carlisle Ltd
St Cuthberts Without





Date of Receipt:
Agent:
Ward:

10/07/2008
Arcus Renewable Energy Consulting Ltd
Dalston





Location:

Grid Reference:

Newlands Farm, Carleton, Carlisle, CA4 0AE

344289 552199





Proposal:
Erection On 3no. Wind Turbines And Associated Infrastructure Including Hard Standings, On-Site Tracks, Construction Compound, Permanent Meteorological Mast, Underground Cabling, Culverting, Control Building And Upgraded Site Access From The B6263

Refuse  Permission 

1.
Reason:
The application site occupies an elevated and prominent position close to the urban edge of Carlisle and in very close proximity to the village of Cumwhinton.  Whilst it does not occupy a location within a landscape subject to any special designations the close proximity of the development to, and visual impact upon, such closely adjacent population centres is, due to the size, scale and position of the proposed wind turbines, considered to be seriously detrimental to the landscape and visual character of the area and that these effects outweigh the benefits associated with scheme.  The proposal is therefore considered to be contrary to Policy EM17 of the North West of England Plan Regional Spatial Strategy to 2021, criterion 1 of Policy R44 and Policy E37 of the Cumbria and Lake District Joint Structure Plan 2001-2016, and, criteria 1 and 3 of Policy CP8 of the Carlisle District Local Plan 2001-2016.  



Relevant Development Plan Policies
Cumbria and Lake District Joint Structure Plan 2001 – 2016 

Policy ST4: Major development proposals

Major development will only be permitted where:

1.
the total benefit clearly outweighs the total detrimental effects,

2. 
the proposal complies with national standards and best practice for environment, safety and security, and where appropriate is independently reviewed; and

3.
alternative locations and methods giving rise to less harm have been fully considered and rejected.

4. 
In addition in the case of the Lake District National Park and AONBs

a)
there are no alternative sites available outside the designated areas,

b)
the need for the development cannot be met in any other way,

c)
the development has a proven case in the public interest,

d)
the development is designed and carried out to cause least practicable harm, and

e)
the development has no overall adverse impacts on the local economy.

Permission will be granted only on condition that:

I.
all possible measures are taken to minimise the adverse effects of development and associated infrastructure, and where appropriate,

II.
provision is made to meet local community needs, 

III.
acceptable measures are secured for decommissioning and site restoration, and

IV.arrangements are made for suitable local community involvement during the development, decommissioning and restoration.

For the purposes of this policy ‘major development’ is defined as development that has significant environmental effects and is more than local in character.



Cumbria and Lake District Joint Structure Plan 2001 – 2016

Policy R44: Renewable energy outside the Lake District National Park and AONBs

Outside the Lake District National Park and AONBs proposals for renewable energy including any ancillary infrastructure or buildings will be favourably considered if: 

1.
there is no significant adverse effect on the landscape character, biodiversity and the natural and built heritage of the area either individually or cumulatively through their relationship with other utility infrastructure

2.
there is no significant adverse effect on local amenity, the local economy, highways, aircraft operations or telecommunications,  

3.
the proposal takes all practicable measures to reduce any adverse impact on landscape, environmental, nature conservation, historical and local community interests, 

In considering applications for planning permission in relation to the above criteria, and other policies in this plan, the environmental, economic and energy benefits of renewable energy proposals should be given significant weight.

There are additional requirements in the following cases:

Wind energy development
4.
measures should be included to secure the satisfactory removal of structures/ related infrastructure and remediation of land following cessation of operation of the installation, 

New plant for the commercial generation of energy from biomass
5.
shall be sited on existing industrial/ employment sites or previously developed land that is well related to the resource catchment.


Where practicable measures to transport fuel and waste by water or rail shall be made.

Proposals for the recovery of energy from agriculture waste within existing farm units or sewage sludge
6.
shall be well related to the activity, scale and character of the existing business/enterprise and /or setting.



Cumbria and Lake District Joint Structure Plan 2001 – 2016

Policy E35: Areas and Features of nature conservation interests other than those of national and international conservation importance

Development and other land use changes that are detrimental to these nature conservation interests will not be permitted unless the harm caused to the value of those interests is outweighed by the need for the development. Where development is permitted the loss of nature conservation interest should be minimised and, where practicable, mitigation should be provided.

These nature conservation interests are defined as:

• 
County Wildlife Sites (CWSs)

• 
Regionally Important Geological or Geomorphological Sites (RIGGS)

• 
The UK Biodiversity Action Plan Priority Habitats that occur in Cumbria

• 
Species of Conservation Importance in the North West Region that occur in Cumbria

•
Landscape features of major importance for wild fauna and flora, which are essential for migration dispersal and genetic exchange

• 
Local nature reserves



Cumbria and Lake District Joint Structure Plan 2001 – 2016

Policy E37: Landscape character

Development and land use change should be compatible with the distinctive characteristics and features of Cumbria’s landscape types and sub types.

Proposals will be assessed in relation to:

1.
locally distinctive natural or built features,

2.
visual intrusion or impact,

3.
scale in relation to the landscape and features,

4.
the character of the built environment,

5.
public access and community value of the landscape,

6.
historic patterns and attributes,

7.
biodiversity features, ecological networks and seminatural habitats, and

8.
openness, remoteness and tranquillity.



Cumbria and Lake District Joint Structure Plan 2001 – 2016

Policy E38: Historic environment

Measures will be taken to identify, record, protect, conserve or enhance areas, sites, buildings and settings of archaeological, historic and architectural importance. Proposals which fail to preserve or enhance the character or appearance of Conservation Areas or which damage, obscure, or remove important archaeological sites or other historic features or are detrimental to the character or setting of a listed building will not be permitted unless the harm caused to their importance and intrinsic interest is clearly outweighed by the need for the development.

Development and land use change should be compatible with the distinctive characteristics and features of ‘Cumbria’s Historic Landscape Characterisation Programme’.



Carlisle District Local Plan 2001 - 2016 

Core Development Policies - Policy CP1 - Landscape Character

Proposals for development in the rural area must seek to conserve and enhance the special features and diversity of the different landscape character areas.  Development will be considered appropriate to the character of the landscape provided the proposal has regard to and conserves:

the landform and natural patterns of drainage;

· the pattern of trees and woodland;

· the habitats of species of importance for wildlife;

· the pattern and composition of field boundaries;

· the pattern of historic landscape features;

· the pattern and distribution of settlements



Carlisle District Local Plan 2001 - 2016 

Core Development Policies - Policy CP2 - Biodiversity
Proposals in both the rural and urban area should not harm the integrity of the biodiversity resource as judged by key nature conservation principles, and proposals should seek to conserve and enhance the biodiversity value of the areas which they affect.

In areas where species protected under national and European legislation are most likely to occur, special account will be given to their presence in the consideration of development proposals.



Carlisle District Local Plan 2001 - 2016

Core Development Policies - Policy CP3 - Trees And Hedges On Development Sites

Proposals for new development should provide for the protection and integration of existing trees and hedges.  Where trees and hedges are present, a survey will be required showing the following:

1
the location of existing trees and hedges;

2
the species, age, height and crown spread of each tree;

3
an assessment of the condition of each tree;

4
the location and crown spread of trees on adjacent land which may be affected by the development;

5
existing and proposed changes in ground level.

In order to protect and integrate existing trees and hedges within new development, the City Council will resist proposals which cause unacceptable tree loss, and which do not allow for the successful integration of existing trees identified in the tree survey. 

Layouts will be required to provide adequate spacing between existing trees and buildings, taking into account the existing and future size of the trees, and their impact both above and below ground. 

The City Council will protect existing trees and woodlands where appropriate, by tree preservation orders, and by the use of planning conditions requiring protective fencing around trees to be retained to prevent site works within their crown spread.



Carlisle District Local Plan 2001 - 2016

Core Development Policies - Policy CP4 - Agricultural Land

Permission will not be given for development where it would lead to the loss of the best and most versatile agricultural land, unless:

1
there is an overriding need for the development; and

2
 there is insufficient land of a lower grade available; or

3
 available lower grade land has a statutory landscape, wildlife, historic or archaeological designation.



Carlisle District Local Plan 2001 - 2016

Core Development Policies - Policy CP6 - Residential Amenity
The amenity of residential areas will be protected from inappropriate development where that development:

1
is for a use inappropriate for residential areas; and/or

2
is of an unacceptable scale; and/or

3
leads to an unacceptable increase in traffic or noise; and/or

4
is visually intrusive.



Carlisle District Local Plan 2001 - 2016

Core Development Policies - Policy CP8 - Renewable Energy

Proposals for renewable energy will be favourably considered provided that all of the following criteria are satisfied:

1
there is no unacceptable visual impact on the immediate and wider landscape and townscape;

2
there is no adverse impact on biodiversity;

3
any new structures would be sensitively incorporated into the surrounding landscape/ townscape and/or habitat and respect the local landscape character;

4
measures are taken to mitigate any noise, smell or other nuisance or pollutants likely to affect nearby occupiers, amenities and/or neighbouring land uses;

5
any waste arising as a result of the development is minimised and dealt with using a suitable means of disposal;

6
there would be no unacceptable levels of harm to features designated as of local, national or international importance;

7
adequate provision can be made for access and parking and the potential impact on the road network;

8
there would be no unacceptable conflict with any existing recreational facilities or routes;

9
there would be no unacceptable cumulative effects when proposals are considered together with any extant planning approvals or other existing renewable energy developments.



Carlisle District Local Plan 2001 - 2016

Spatial Strategy And Development Principles - Policy DP5 - Trunk Roads 

Major development proposals will be assessed against their impact on the safe and efficient operation of the trunk road network.  

Land will be safeguarded for the Highways Agency road scheme, the M6/A74 extension (Junction 44 - Guardsmill).



Carlisle District Local Plan 2001 - 2016

Spatial Strategy And Development Principles - Policy DP9 - Areas Of Outstanding Natural Beauty

Within the North Pennines and Solway Coast Areas of Outstanding Natural Beauty, and their settings, permission will not be given for development that would harm the special characteristics and landscape quality of the areas.  Development proposals must conserve or enhance the natural beauty of the areas, including scenic qualities, landform, ecology, geology, cultural interests, and the historic environment, so that these qualities can be enjoyed by present and future generations.

Major development of a national scale will only be permitted in exceptional circumstances where it can be demonstrated to be in the public interest.  Development required to meet local infrastructure needs which cannot be located anywhere else will be permitted provided it is sited to minimise environmental impact and meet high standards of design.



Carlisle District Local Plan 2001 - 2016

Leisure & Community Uses - Policy  LC8 - Rights Of Way

Carlisle City Council will seek to retain all existing footpaths, bridleways and other rights of way and to establish new routes wherever possible. New development will seek to maintain the existing rights of way network and where possible local improvements and extensions will be sought as part of new developments. Proposals to close or divert existing rights of way will not be permitted unless an alternative route is available which is attractive, serves the same area and is not significantly longer than the original route.



Carlisle District Local Plan 2001 - 2016

Local Environment - Policy LE3 - Other Nature Conservation Sites

Development which would have a detrimental effect on Regionally Important Geological/Geomorphological Sites, County Wildlife Sites and other sites of nature conservation significance, Local Nature Reserves and Ancient Woodlands will not be permitted unless:

1
The harm caused to the value of those interests is clearly outweighed by the need for the development in that location; and

2
Where practical, any environmental feature lost is replaced with an equivalent feature.



Carlisle District Local Plan 2001 - 2016

Local Environment - Policy LE5 - Hadrian’s Wall World Heritage Site

Development will not be permitted where there is an unacceptable impact on the Hadrian’s Wall Military Zone World Heritage Site.



Carlisle District Local Plan 2001 - 2016

Local Environment - Policy LE7 - Buffer Zone On Hadrian’s Wall World Heritage Site

Within the buffer zone of Hadrian's Wall Military Zone World Heritage Site, as defined on the Proposals Map, proposals for development which would have an unacceptable impact on the character and/or setting of the World Heritage Site will not be permitted. Development within or adjacent to existing settlements, established farmsteads and other groups of buildings will be permitted, where it is consistent with other policies of this Plan, providing that:

1
the proposal reflects the scale and character of the existing group of buildings; and

2
there is no unacceptable adverse effect on the character and/or appearance of the Hadrian's Wall Military Zone World Heritage Site.

Within the outer visual envelope, beyond the Hadrian's Wall Military Zone World Heritage Site, proposals for major development which would have an adverse effect on the character of the World Heritage Site will not be permitted unless the need for the development outweighs the environmental costs.



Carlisle District Local Plan 2001 - 2016

Local Environment - Policy LE8 - Archaeology On Other Sites

On land for which there is no archaeological information, but where there are reasonable grounds for believing remains to be present, the City Council will ensure that the archaeological aspects of development proposals are examined and evaluated before planning applications are determined. Planning permission will not be granted without adequate assessment of the archaeological implications.



Carlisle District Local Plan 2001 - 2016

Local Environment - Policy LE10 - Archaeological Field Evaluation 

On all scheduled and other nationally important monuments, sites of archaeological significance and other sites of high archaeological potential, the City Council will ensure that the archaeological aspects of development proposals are examined and evaluated either before planning applications are determined or in exceptional circumstances by the use of condition. Planning permission will not be granted without adequate assessment of the archaeological implications.



Carlisle District Local Plan 2001 - 2016

Local Environment - Policy LE12 - Proposals Affecting Listed Buildings

Proposals for new development which adversely affects a listed building or its setting will not be permitted. Any new development within the setting of a listed building should preserve the building's character and its setting. The City Council will seek to encourage any new development to be sympathetic in scale, character and materials.



Carlisle District Local Plan 2001 - 2016

Local Environment - Policy LE19 - Conservation Areas

The City Council will continue to review existing and designate new conservation areas. Development proposals within and adjoining conservation areas will be granted planning permission provided they preserve or enhance their character and appearance.  Any new development or alterations to existing buildings should harmonise with their surroundings and be in sympathy with the setting, scale, density and physical characteristics of conservation areas, and protect important views into or out of such areas. Applications for outline planning permission will not be accepted for proposals in conservation areas.

Proposals for new development and/or alterations to buildings in conservation areas will be judged against the following criteria:

1
the development should preserve or enhance all features which contribute positively to the area's character or appearance, in particular the design, massing and height of the building should closely relate to adjacent buildings and should not have an unacceptable impact on the townscape or landscape;

2
the development should not have an unacceptable impact on the historic street pattens and morphology, roofscape, skyline and setting of the conservation area, important open spaces or significant views into, out of and within the area;

3
development proposals should not result in the amalgamation or redrawing of boundaries between traditional buildings and plots, or demolition and redevelopment behind retained facades;

4
wherever practicable traditional local materials such as brick, stone and slate should be used and incongruous materials should be avoided;

5
individual features both on buildings and contributing to their setting, should be retained e.g. doorways, windows, shopfronts, garden walls, railings, cobbled or flagged forecourts, sandstone kerbs, trees and hedges, etc. Where features have deteriorated to the extent to which they have to be replaced, the replacement should match the original;

6
proposals which would generate a significant increase in traffic movements and heavy vehicles or excessive parking demands will not be permitted since these would be prejudicial to amenity;

7
proposals which would require substantial car parking and servicing areas which can not be provided without an adverse effect on the site and its surroundings will not be permitted.



Carlisle District Local Plan 2001 - 2016

Local Environment - Policy LE22 - Historic Parks, Gardens And Battlefields

Development will not be permitted where it is likely to damage or have an unacceptable impact on the character and setting of any historic park, garden or battlefields of special historic interest.



Carlisle District Local Plan 2001 - 2016

Local Environment - Policy LE23 - MOD Safeguarding Zone

Within the MOD Safeguarding Zone as shown on the Proposals Map, development proposals will be the subject of consultation with the MOD. Any proposals that impact upon MOD operations will require mitigation where possible to minimise that impact, or where this is not feasible, permission will be refused.



Item no: 02







Appn Ref No:
Applicant:
Parish:

08/0779
 Bolsterstone Innovative Energy Carlisle Ltd
St Cuthberts Without





Date of Receipt:
Agent:
Ward:

29/07/2008
Arcus Renewable Energy Consulting Ltd
Dalston





Location:

Grid Reference:

Land At Newlands Farm, By Cumwhinton, Carlisle

344152 552458





Proposal:
Erection Of  A 60m High Meteorlogical Monitoring Mast For A Three Year Period

Refuse  Permission 

1.
Reason:
The application site occupies an elevated and prominent position close to the urban edge of Carlisle and in very close proximity to the village of Cumwhinton.  Whilst it does not occupy a location within a landscape subject to any special designations the close proximity of the development to, and visual impact upon, such closely adjacent population centres is, due to the size, scale and position of the proposed meteorlogical mast, considered to be seriously detrimental to the landscape and visual character of the area and that these effects outweigh the potential benefits associated with scheme.  The proposal is therefore considered to be contrary to criterion 1 of Policy R44 and Policy E37 of the Cumbria and Lake District Joint Structure Plan 2001-2016, and, criteria 1 and 3 of Policy CP8 of the Carlisle District Local Plan 2001-2016.



Relevant Development Plan Policies
Cumbria and Lake District Joint Structure Plan 2001 – 2016 

Policy ST4: Major development proposals

Major development will only be permitted where:

1.
the total benefit clearly outweighs the total detrimental effects,

2. 
the proposal complies with national standards and best practice for environment, safety and security, and where appropriate is independently reviewed; and

3.
alternative locations and methods giving rise to less harm have been fully considered and rejected.

4. 
In addition in the case of the Lake District National Park and AONBs

a)
there are no alternative sites available outside the designated areas,

b)
the need for the development cannot be met in any other way,

c)
the development has a proven case in the public interest,

d)
the development is designed and carried out to cause least practicable harm, and

e)
the development has no overall adverse impacts on the local economy.

Permission will be granted only on condition that:

I.
all possible measures are taken to minimise the adverse effects of development and associated infrastructure, and where appropriate,

II.
provision is made to meet local community needs, 

III.
acceptable measures are secured for decommissioning and site restoration, and

IV.arrangements are made for suitable local community involvement during the development, decommissioning and restoration.

For the purposes of this policy ‘major development’ is defined as development that has significant environmental effects and is more than local in character.



Cumbria and Lake District Joint Structure Plan 2001 – 2016

Policy R44: Renewable energy outside the Lake District National Park and AONBs

Outside the Lake District National Park and AONBs proposals for renewable energy including any ancillary infrastructure or buildings will be favourably considered if: 

1.
there is no significant adverse effect on the landscape character, biodiversity and the natural and built heritage of the area either individually or cumulatively through their relationship with other utility infrastructure

2.
there is no significant adverse effect on local amenity, the local economy, highways, aircraft operations or telecommunications,  

3.
the proposal takes all practicable measures to reduce any adverse impact on landscape, environmental, nature conservation, historical and local community interests, 

In considering applications for planning permission in relation to the above criteria, and other policies in this plan, the environmental, economic and energy benefits of renewable energy proposals should be given significant weight.

There are additional requirements in the following cases:

Wind energy development
4.
measures should be included to secure the satisfactory removal of structures/ related infrastructure and remediation of land following cessation of operation of the installation, 

New plant for the commercial generation of energy from biomass
5.
shall be sited on existing industrial/ employment sites or previously developed land that is well related to the resource catchment.


Where practicable measures to transport fuel and waste by water or rail shall be made.

Proposals for the recovery of energy from agriculture waste within existing farm units or sewage sludge
6.
shall be well related to the activity, scale and character of the existing business/enterprise and /or setting.



Cumbria and Lake District Joint Structure Plan 2001 – 2016

Policy E35: Areas and Features of nature conservation interests other than those of national and international conservation importance

Development and other land use changes that are detrimental to these nature conservation interests will not be permitted unless the harm caused to the value of those interests is outweighed by the need for the development. Where development is permitted the loss of nature conservation interest should be minimised and, where practicable, mitigation should be provided.

These nature conservation interests are defined as:

• 
County Wildlife Sites (CWSs)

• 
Regionally Important Geological or Geomorphological Sites (RIGGS)

• 
The UK Biodiversity Action Plan Priority Habitats that occur in Cumbria

• 
Species of Conservation Importance in the North West Region that occur in Cumbria

•
Landscape features of major importance for wild fauna and flora, which are essential for migration dispersal and genetic exchange

• 
Local nature reserves



Cumbria and Lake District Joint Structure Plan 2001 – 2016

Policy E37: Landscape character

Development and land use change should be compatible with the distinctive characteristics and features of Cumbria’s landscape types and sub types.

Proposals will be assessed in relation to:

1.
locally distinctive natural or built features,

2.
visual intrusion or impact,

3.
scale in relation to the landscape and features,

4.
the character of the built environment,

5.
public access and community value of the landscape,

6.
historic patterns and attributes,

7.
biodiversity features, ecological networks and seminatural habitats, and

8.
openness, remoteness and tranquillity.



Cumbria and Lake District Joint Structure Plan 2001 – 2016

Policy E38: Historic environment

Measures will be taken to identify, record, protect, conserve or enhance areas, sites, buildings and settings of archaeological, historic and architectural importance. Proposals which fail to preserve or enhance the character or appearance of Conservation Areas or which damage, obscure, or remove important archaeological sites or other historic features or are detrimental to the character or setting of a listed building will not be permitted unless the harm caused to their importance and intrinsic interest is clearly outweighed by the need for the development.

Development and land use change should be compatible with the distinctive characteristics and features of ‘Cumbria’s Historic Landscape Characterisation Programme’.



Carlisle District Local Plan 2001 - 2016 

Core Development Policies - Policy CP1 - Landscape Character

Proposals for development in the rural area must seek to conserve and enhance the special features and diversity of the different landscape character areas.  Development will be considered appropriate to the character of the landscape provided the proposal has regard to and conserves:

the landform and natural patterns of drainage;

· the pattern of trees and woodland;

· the habitats of species of importance for wildlife;

· the pattern and composition of field boundaries;

· the pattern of historic landscape features;

· the pattern and distribution of settlements



Carlisle District Local Plan 2001 - 2016 

Core Development Policies - Policy CP2 - Biodiversity
Proposals in both the rural and urban area should not harm the integrity of the biodiversity resource as judged by key nature conservation principles, and proposals should seek to conserve and enhance the biodiversity value of the areas which they affect.

In areas where species protected under national and European legislation are most likely to occur, special account will be given to their presence in the consideration of development proposals.



Carlisle District Local Plan 2001 - 2016

Core Development Policies - Policy CP3 - Trees And Hedges On Development Sites

Proposals for new development should provide for the protection and integration of existing trees and hedges.  Where trees and hedges are present, a survey will be required showing the following:

1
the location of existing trees and hedges;

2
the species, age, height and crown spread of each tree;

3
an assessment of the condition of each tree;

4
the location and crown spread of trees on adjacent land which may be affected by the development;

5
existing and proposed changes in ground level.

In order to protect and integrate existing trees and hedges within new development, the City Council will resist proposals which cause unacceptable tree loss, and which do not allow for the successful integration of existing trees identified in the tree survey. 

Layouts will be required to provide adequate spacing between existing trees and buildings, taking into account the existing and future size of the trees, and their impact both above and below ground. 

The City Council will protect existing trees and woodlands where appropriate, by tree preservation orders, and by the use of planning conditions requiring protective fencing around trees to be retained to prevent site works within their crown spread.



Carlisle District Local Plan 2001 - 2016

Core Development Policies - Policy CP4 - Agricultural Land

Permission will not be given for development where it would lead to the loss of the best and most versatile agricultural land, unless:

1
there is an overriding need for the development; and

2
 there is insufficient land of a lower grade available; or

3
 available lower grade land has a statutory landscape, wildlife, historic or archaeological designation.



Carlisle District Local Plan 2001 - 2016

Core Development Policies - Policy CP6 - Residential Amenity
The amenity of residential areas will be protected from inappropriate development where that development:

1
is for a use inappropriate for residential areas; and/or

2
is of an unacceptable scale; and/or

3
leads to an unacceptable increase in traffic or noise; and/or

4
is visually intrusive.



Carlisle District Local Plan 2001 - 2016

Core Development Policies - Policy CP8 - Renewable Energy

Proposals for renewable energy will be favourably considered provided that all of the following criteria are satisfied:

1
there is no unacceptable visual impact on the immediate and wider landscape and townscape;

2
there is no adverse impact on biodiversity;

3
any new structures would be sensitively incorporated into the surrounding landscape/ townscape and/or habitat and respect the local landscape character;

4
measures are taken to mitigate any noise, smell or other nuisance or pollutants likely to affect nearby occupiers, amenities and/or neighbouring land uses;

5
any waste arising as a result of the development is minimised and dealt with using a suitable means of disposal;

6
there would be no unacceptable levels of harm to features designated as of local, national or international importance;

7
adequate provision can be made for access and parking and the potential impact on the road network;

8
there would be no unacceptable conflict with any existing recreational facilities or routes;

9
there would be no unacceptable cumulative effects when proposals are considered together with any extant planning approvals or other existing renewable energy developments.



Carlisle District Local Plan 2001 - 2016

Spatial Strategy And Development Principles - Policy DP5 - Trunk Roads 

Major development proposals will be assessed against their impact on the safe and efficient operation of the trunk road network.  

Land will be safeguarded for the Highways Agency road scheme, the M6/A74 extension (Junction 44 - Guardsmill).



Carlisle District Local Plan 2001 - 2016

Spatial Strategy And Development Principles - Policy DP9 - Areas Of Outstanding Natural Beauty

Within the North Pennines and Solway Coast Areas of Outstanding Natural Beauty, and their settings, permission will not be given for development that would harm the special characteristics and landscape quality of the areas.  Development proposals must conserve or enhance the natural beauty of the areas, including scenic qualities, landform, ecology, geology, cultural interests, and the historic environment, so that these qualities can be enjoyed by present and future generations.

Major development of a national scale will only be permitted in exceptional circumstances where it can be demonstrated to be in the public interest.  Development required to meet local infrastructure needs which cannot be located anywhere else will be permitted provided it is sited to minimise environmental impact and meet high standards of design.



Carlisle District Local Plan 2001 - 2016

Leisure & Community Uses - Policy  LC8 - Rights Of Way

Carlisle City Council will seek to retain all existing footpaths, bridleways and other rights of way and to establish new routes wherever possible. New development will seek to maintain the existing rights of way network and where possible local improvements and extensions will be sought as part of new developments. Proposals to close or divert existing rights of way will not be permitted unless an alternative route is available which is attractive, serves the same area and is not significantly longer than the original route.



Carlisle District Local Plan 2001 - 2016

Local Environment - Policy LE3 - Other Nature Conservation Sites

Development which would have a detrimental effect on Regionally Important Geological/Geomorphological Sites, County Wildlife Sites and other sites of nature conservation significance, Local Nature Reserves and Ancient Woodlands will not be permitted unless:

1
The harm caused to the value of those interests is clearly outweighed by the need for the development in that location; and

2
Where practical, any environmental feature lost is replaced with an equivalent feature.



Carlisle District Local Plan 2001 - 2016

Local Environment - Policy LE5 - Hadrian’s Wall World Heritage Site

Development will not be permitted where there is an unacceptable impact on the Hadrian’s Wall Military Zone World Heritage Site.



Carlisle District Local Plan 2001 - 2016

Local Environment - Policy LE7 - Buffer Zone On Hadrian’s Wall World Heritage Site

Within the buffer zone of Hadrian's Wall Military Zone World Heritage Site, as defined on the Proposals Map, proposals for development which would have an unacceptable impact on the character and/or setting of the World Heritage Site will not be permitted. Development within or adjacent to existing settlements, established farmsteads and other groups of buildings will be permitted, where it is consistent with other policies of this Plan, providing that:

1
the proposal reflects the scale and character of the existing group of buildings; and

2
there is no unacceptable adverse effect on the character and/or appearance of the Hadrian's Wall Military Zone World Heritage Site.

Within the outer visual envelope, beyond the Hadrian's Wall Military Zone World Heritage Site, proposals for major development which would have an adverse effect on the character of the World Heritage Site will not be permitted unless the need for the development outweighs the environmental costs.



Carlisle District Local Plan 2001 - 2016

Local Environment - Policy LE8 - Archaeology On Other Sites

On land for which there is no archaeological information, but where there are reasonable grounds for believing remains to be present, the City Council will ensure that the archaeological aspects of development proposals are examined and evaluated before planning applications are determined. Planning permission will not be granted without adequate assessment of the archaeological implications.



Carlisle District Local Plan 2001 - 2016

Local Environment - Policy LE10 - Archaeological Field Evaluation 

On all scheduled and other nationally important monuments, sites of archaeological significance and other sites of high archaeological potential, the City Council will ensure that the archaeological aspects of development proposals are examined and evaluated either before planning applications are determined or in exceptional circumstances by the use of condition. Planning permission will not be granted without adequate assessment of the archaeological implications.



Carlisle District Local Plan 2001 - 2016

Local Environment - Policy LE12 - Proposals Affecting Listed Buildings

Proposals for new development which adversely affects a listed building or its setting will not be permitted. Any new development within the setting of a listed building should preserve the building's character and its setting. The City Council will seek to encourage any new development to be sympathetic in scale, character and materials.



Carlisle District Local Plan 2001 - 2016

Local Environment - Policy LE19 - Conservation Areas

The City Council will continue to review existing and designate new conservation areas. Development proposals within and adjoining conservation areas will be granted planning permission provided they preserve or enhance their character and appearance.  Any new development or alterations to existing buildings should harmonise with their surroundings and be in sympathy with the setting, scale, density and physical characteristics of conservation areas, and protect important views into or out of such areas. Applications for outline planning permission will not be accepted for proposals in conservation areas.

Proposals for new development and/or alterations to buildings in conservation areas will be judged against the following criteria:

1
the development should preserve or enhance all features which contribute positively to the area's character or appearance, in particular the design, massing and height of the building should closely relate to adjacent buildings and should not have an unacceptable impact on the townscape or landscape;

2
the development should not have an unacceptable impact on the historic street pattens and morphology, roofscape, skyline and setting of the conservation area, important open spaces or significant views into, out of and within the area;

3
development proposals should not result in the amalgamation or redrawing of boundaries between traditional buildings and plots, or demolition and redevelopment behind retained facades;

4
wherever practicable traditional local materials such as brick, stone and slate should be used and incongruous materials should be avoided;

5
individual features both on buildings and contributing to their setting, should be retained e.g. doorways, windows, shopfronts, garden walls, railings, cobbled or flagged forecourts, sandstone kerbs, trees and hedges, etc. Where features have deteriorated to the extent to which they have to be replaced, the replacement should match the original;

6
proposals which would generate a significant increase in traffic movements and heavy vehicles or excessive parking demands will not be permitted since these would be prejudicial to amenity;

7
proposals which would require substantial car parking and servicing areas which can not be provided without an adverse effect on the site and its surroundings will not be permitted.



Carlisle District Local Plan 2001 - 2016

Local Environment - Policy LE22 - Historic Parks, Gardens And Battlefields

Development will not be permitted where it is likely to damage or have an unacceptable impact on the character and setting of any historic park, garden or battlefields of special historic interest.



Carlisle District Local Plan 2001 - 2016

Local Environment - Policy LE23 - MOD Safeguarding Zone

Within the MOD Safeguarding Zone as shown on the Proposals Map, development proposals will be the subject of consultation with the MOD. Any proposals that impact upon MOD operations will require mitigation where possible to minimise that impact, or where this is not feasible, permission will be refused.



Item no: 03







Appn Ref No:
Applicant:
Parish:

08/0687
Mrs Vicky Russell
Carlisle





Date of Receipt:
Agent:
Ward:

03/07/2008
Hogg & Robinson Design Services
Belle Vue





Location:

Grid Reference:

22 Beck Road, Carlisle, CA2 7QL

337117 555967





Proposal:
Erection Of Garage To Side Elevation And Two Storey Rear Extension To Provide An Extended Kitchen/Dining Area To The Ground Floor With An Extended Bathroom And Ensuite Above.

Grant Permission 

1.
The development shall be begun not later than the expiration of 3 years beginning with the date of the grant of this permission.

Reason:
In accordance with the provisions of Section 91 of the Town and Country Planning Act 1990 ( as amended by Section 51 of the Planning and Compulsory Purchase Act 2004).



2.
The external walling and roofing materials to be used in the building works hereby permitted shall be identical to those in the existing building.  If any other material is proposed no development shall take place until such has been approved, in writing, by the Local Planning Authority.

Reason:
To ensure an acceptable external appearance for the completed development and accordance with Policy H11 of the Carlisle District Local Plan 2001-2016. 



3.
Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 1995, (or any Order revoking and re-enacting that Order), no additional windows shall be inserted in either the north or south elevations of the extensions hereby permitted without the prior written approval of the Local Planning Authority.

Reason:
In order to protect the living conditions of residents in close proximity to the site and to ensure compliance with Policy H11 of the Carlisle District Local Plan 2001-2016. 



Summary of Reasons for the Decision

This application seeks full planning permission for the erection of side and rear extensions to No.22 Beck Road, Carlisle to provide an attached garage, an extended kitchen and dining room on the ground floor level with an extended bathroom/ensuite to the first floor.  

The property is a two storey semi-detached dwelling located 180 metres south of the junction of Beck Road with Moorhouse Road. The dwelling is primarily of smooth red brick construction with a concrete tiled hipped roof. The property is located centrally within a row of dwellings incorporating similar features and materials. The site is identified on the Urban Area Inset Map that accompanies the Carlisle District Local Plan 2001-2016, as being within a Primary Residential Area.

Background

This application is the third in a series of planning applications seeking consent to extend 22 Beck Road to provide additional living accommodation. The primary application received in August 2006 sought consent for the erection of a two-storey extension to the side elevation and a single storey extension to the rear elevation of the dwelling (Application 06/0982). The applicant withdrew the application prior to determination. 

A revised scheme was resubmitted in December 2006 (Application 06/1477). This scheme reduced the scale of the proposed two-storey rear projection and proposed slight alterations to the fenestration. The Head of Planning and Housing Services refused this scheme on the 29th March 2007 under the Delegated Powers Procedure on the following grounds:

“The proposed two storey side and rear extension would be located 3 metres from a ground floor kitchen window on the side elevation of No.24 Beck Road. Policy CP5 of the Redeposit Draft requires that a minimum distance of 12 metres be maintained between a primary window and the gable end of any extension. As a result of the proximity of the proposed two-storey side extension in relation to the kitchen window the living conditions of No.24 Beck Road would be compromised by the extension being overbearing. The proposal is therefore contrary to the objectives of Policy H14 (Extensions to Dwellings) of the Carlisle District Local Plan, as well as the objectives of Policy H11 (Extensions to Existing Residential Premises) and Policy CP5 (Residential Amenity) of the Carlisle District Local Plan 2001-2016 Revised Redeposit Draft.” 
An appeal was made against the decision; however, the Planning Inspectorate dismissed the appeal on the 27th December 2007.

Proposal

The development comprises three constituent elements. It is proposed to erect an attached single storey garage to the south elevation of the dwelling measuring 8.2 metres in length and 2.85 metres in width, incorporating eaves and ridge heights of 2.45 metres and 3.3 metres respectively. This element replaces the two storey extension proposed and considered by the Planning Inspectorate (Application 6/1477). The proposed extension to the rear elevation of the dwelling, which is part single storey and part two storey in height would measure 7.5 metres in width and project 3 metres from the west elevation of the dwelling at ground floor level, incorporating eaves and ridge heights of 2.7 metres and 3.9 metres respectively. The first floor element is located directly above the existing off-shot kitchen, which is to be demolished to accommodate the new extension, and would measure 3 metres in width and project 3 metres from the west elevation incorporating eaves and ridge heights of 5.6 metres and 6.7 metres respectively. 

Assessment
The relevant planning policies against which the application is required to be assessed are Policies CP5 and H11 of the Carlisle District Local Plan 2001-2016.

The proposals raise the following planning issues:

1. Whether The Proposal Is Appropriate To The Dwelling.

The scale and height of the proposed alterations are comparable and proportionate to the existing property. The extensions complement the existing dwelling in terms of their design and an appropriate condition is recommended to ensure that the external materials used are acceptable.

2. The Impact Of The Proposal On The Living Conditions Of Neighbouring Residents.

Taking into consideration the scale and position of the proposed extensions in relation to the residential properties located to the east on Beck Road and to the west on Criffel Road, no adverse impact upon the living conditions of the occupiers though overlooking, poor design, overbearing or loss of light will occur.

In relation to No.24 Beck Road, the semi-detached adjacent dwelling located to the south, no adverse impact upon the living conditions of the occupants through overlooking will occur. A condition is attached to prevent the formation of windows within the south elevations of the extensions to perpetually protect the occupants of No.24 from overlooking. Distances of 3.7 metres and 5.5 metres respectively are maintained between the gable walls of the single storey and two storey elements of the proposal and the kitchen window within the north elevation of No.24. This distance is less than would normally be encouraged; however, the kitchen of No.24 Beck Road is served by a secondary window located within the rear elevation of the dwelling. Taking this into account, together with the position/orientation of the extensions in relation to No.24, it is unlikely that the extensions would adversely affect the occupiers of No.24 through loss of light or overdominance. 

In assessing the impact of the proposed single and two storey extensions to the rear elevation upon the living conditions of the occupants of No.20 Beck Road, it should be noted that the position and height of these aspects are unchanged from the application that was considered by the Planning Inspectorate. In assessing its impact, the issues also remain the same as those considered by the Planning Inspectorate when it determined the Appeal against the refusal of Application 06/0477. In this regard, the Planning Inspector concluded the following:

 ‘The occupier of No. 20 has expressed concern about the potential "tunnel effect" as well as the loss of light and view. To some extent, I can understand their concern given the strong sense of enclosure caused by the two-storey projection to their own property. On balance however, and given that the proposal would be single storey at this side, I consider that any harm in these respects would be within tolerable limits’. 

Taking into account the above and the fact that these aspects remain fundamentally unchanged no adverse impact upon the living conditions of the occupants through loss of light or overdominance will occur.

There are no windows in the side elevation of the proposed extension; therefore, no direct overlooking of No.20 would occur. In order to safeguard the future privacy of the occupants a condition has been imposed removing the permitted development rights to the property, thereby preventing the insertion of a window at a later date. 

3. Whether The Proposal Would Infringe The Human Rights Of The Occupiers Of No.20 Beck Road.

With regard to this matter Article 8 and Article 1 of Protocol 1 of the Human Rights Act are relevant to this application; however, for the reasons stated above, the impact of the development in these respects will be minimal and the separate rights of individuals under this legislation will not be prejudiced.

Conclusion

In overall terms, the proposal does not adversely affect the living conditions of adjacent properties by poor design, unreasonable overlooking or unreasonable loss of daylight or sunlight. The scale and design of the extension is acceptable in relation to the dwelling. In all aspects the proposals are compliant with the objectives of the relevant adopted Local Plan policies.

Relevant Development Plan Policies

Carlisle District Local Plan 2001 - 2016

Core Development Policies - Policy CP5 - Design 

All new development proposals will be assessed against the following design principles.  Proposals should:

1
Respond to the local context and the form of surrounding buildings in relation to height, scale and massing, and by making use of appropriate materials and detailing;

2
Take into consideration any important landscape or topographical features and respect local landscape character;

3
Reinforce local architectural features, where appropriate, promoting and respecting local distinctiveness;

4
Ensure all components of the proposal, such as buildings, car parking, access routes, open space and landscaping, are well related to one another to ensure a well integrated, successful and attractive development;

5
Ensure there is no adverse effect on the residential amenity of existing areas, or adjacent land uses, or result in unacceptable standards for future users and occupiers of the development;

6
Ensure the retention and enhancement of existing trees, shrubs, hedges and other wildlife habitats where possible. Where environmental features are lost as a result of the proposal, appropriate mitigation measures should be put in place and on-site replacement of those features will be sought;

7
Include landscaping schemes (both hard and soft) to assist the integration of new development into existing areas and ensure that development on the edge of settlements is fully integrated into its surroundings;

8
Ensure that the necessary services and infrastructure can be incorporated without causing unacceptable harm to retained features;

9
Ensure that the layout and design incorporates adequate space for waste and recycling bin storage and collection.
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Housing - Policy H11 - Extensions To Existing Residential Premises

Applications for extensions to existing dwellings will be approved provided the City Council is satisfied that the proposals are appropriate to the dwelling, its design and setting. Inappropriate extensions which adversely affect the amenities of adjacent properties by poor design, unreasonable overlooking and/or unreasonable loss of daylight and sunlight will not be permitted. Extensions must be of an appropriate scale and not dominate the original dwelling.



Item no: 04







Appn Ref No:
Applicant:
Parish:

08/0689
 Childrens Services
Dalston





Date of Receipt:
Agent:
Ward:

04/07/2008
Capita Symonds Limited
Dalston





Location:

Grid Reference:

Caldew High School, Carlisle Road, Dalston, Carlisle

337209 550567





Proposal:
Single Storey Extension To Front Elevation To Provide An Enlarged Dining Area, Music Class Band Practice And New Entrance To Music/drama Area.  Extension To Existing Bus Lane.  Formation Of New Vehicular Access To Caretakers House And Kitchen Areas.  Alterations To Window Openings To Courtyard Elevation Together With Provision Of 1 No. Storage Container For Sports Equipment To Replace The Existing Timber Shed Removed

Members resolved to give authority to the Head of Planning and Housing Services to issue approval for the proposal subject to the attainment of a section 106 agreement for costs towards the Traffic Implementation Order. 

Item no: 05







Appn Ref No:
Applicant:
Parish:

08/0735
 Montgomery Homes (1970) Limited
Wetheral





Date of Receipt:
Agent:
Ward:

15/07/2008
HOLT Planning Consultancy
Great Corby & Geltsdale





Location:

Grid Reference:

Land At Former George P.H, Warwick Bridge, Carlisle, CA4 8RL

347661 556851





Proposal:
Mixed Development Comprising Retail Development With 24 Apartments

Members resolved to defer consideration of the proposal in order to await receipt of additional information addressing the comments of the Highways Agency and County Highways Authority; the need to safeguard the character of the area and living conditions of neighbouring residents; the payment of a suitable commuted sum towards public open space; and, to await a further report on the application at a future meeting of the Committee.

Item no: 06







Appn Ref No:
Applicant:
Parish:

08/0722
 Mr Derek Schofield
Kingmoor





Date of Receipt:
Agent:
Ward:

14/07/2008
Taylor & Hardy
Stanwix Rural





Location:

Grid Reference:

3 Crindledyke Estate, Kingstown, Carlisle, CA6 4BZ

338337 560465





Proposal:
Erection Of A Detached Garage

Members resolved to defer consideration of the proposal in order to undertake a site visit and to await a further report on the application at a future meeting of the Committee.

Item no: 07







Appn Ref No:
Applicant:
Parish:

08/0806
 Mr B Gate
Carlisle





Date of Receipt:
Agent:
Ward:

07/08/2008

Harraby





Location:

Grid Reference:

Land to the rear of 1 Hillcrest Avenue, Carlisle, Cumbria, CA1 2QJ

341565 554550





Proposal:
Erection of 1no. Detached Dwelling with Existing Access (Outline Application)

Members resolved to defer consideration of the proposal in order to undertake a site visit and to await a further report on the application at a future meeting of the Committee.

Item no: 08







Appn Ref No:
Applicant:
Parish:

08/0780
Mr Steven Wooldridge
St Cuthberts Without





Date of Receipt:
Agent:
Ward:

29/07/2008
Taylor & Hardy
Dalston





Location:

Grid Reference:

23 Newbiggin Road, Durdar, Carlisle, Cumbria, CA2 4UG

340768 551024





Proposal:
Demolish Existing Bungalow, Replace With One 4 Bed House And Two 3 Bedroom Link Houses

Members resolved to defer consideration of the proposal in order to undertake a site visit and to await a further report on the application at the next meeting of the Committee.

Item no: 09







Appn Ref No:
Applicant:
Parish:

08/0904
 Mr B Rose
Carlisle





Date of Receipt:
Agent:
Ward:

04/09/2008
Mr P Malthouse
Castle





Location:

Grid Reference:

Carlisle College, Victoria Place, Carlisle, Cumbria, CA1 1HG

340510 556100





Proposal:
To Demolish Blocks B, C & D Of The Existing College And Erection Of A Replacement  (9715 square metres) College Building (B, C, D & E) With Parking For 125 No Spaces

Members resolved to defer consideration of the proposal in order to allow: further discussions to take place over the proposal inclusive of receipt of "shadow plans"; refer the proposal to the Review Panel of CABE; clarify any issues associated with air quality; and, to await a further report on the application at the next meeting of the Committee.

Item no: 10







Appn Ref No:
Applicant:
Parish:

08/0700
Mr & Mrs Yare
Hayton





Date of Receipt:
Agent:
Ward:

07/07/2008
TSF Developments Ltd
Hayton





Location:

Grid Reference:

Land Adjacent To 57 Cairn Wood, Heads Nook, Carlisle, CA8 9AH

349657 554962





Proposal:
Erection Of 1No. Detached Bungalow

Grant Permission 

1.
The development shall be begun not later than the expiration of 3 years beginning with the date of the grant of this permission.

Reason:
In accordance with the provisions of Section 91 of the Town and Country Planning Act 1990 ( as amended by Section 51 of the Planning and Compulsory Purchase Act 2004).



2.
Samples or full details of all materials to be used on the exterior shall be submitted to and approved in writing by the local planning authority before any work is commenced.

Reason:
To ensure the works harmonise as closely as possible with the existing building and to ensure compliance with Policy CP5 of the Carlisle District Local Plan 2001-2016.



Summary of Reasons for the Decision

The proposal is located in the mature gardens of 57 Cairn Wood which forms part of a housing estate on the east side of the village road running through Heads Nook.  Number 57 Cairn Wood is at the head of a cul-de-sac of 11 dwellings all of which, with the exception of 55 Cairn Wood, are bungalows.  The property's existing rear boundary (south western) is a substantial mixed hedge approximately 3 metres in height with a leylandii hedge along its north eastern boundary.  The south-eastern boundary is a combination of hedges and timber boarded fences ranging in height from 1.5m to 2 metres with a 1.2 metre high wall along the north western boundary. 

The application seeks Full Planning Permission for the erection of bungalow with attached garage to the south east of 57 Cairn Wood.  The submitted drawings illustrate that it would follow the building line of 57 Cairn Wood, have an overall length of 7.2 metres and be 10 metres at its widest part.  The submitted drawings further indicate that it would have an eaves height of 2.6 metres with a ridge height of 5 metres. 

The accommodation provided would comprise of an attached garage, living room, kitchen, entrance hall, bathroom and 3no. bedrooms (one of which has en-suite facilities).  Access would be via a new private driveway from the head of the cul-de-sac along the north eastern boundary, retaining the existing leylandii hedge.  

The design, scale and massing of the proposed bungalow would be similar to those of its immediate neighbours using materials to match.  The proposals materials being bricks and roofed in concrete roof tiles with upvc windows and doors.  

The relevant planning policies against which the application is required to be assessed are Policies ST1 and ST3 of the Cumbria and Lake District Joint Structure Plan and Policies DP1, H1, H9, CP3, CP5, CP6, CP9, CP12 and T1 of the Carlisle District Local Plan 2001-2016.  

The proposals raise the following issues:

1.
Whether The Principle of Development Is Acceptable

The application site is located in a large garden within the village of Heads Nook.  Policies require that development proposals, and in this instance, residential development, should enhance the overall quality of life within Cumbria through the promotion of sustainable development that seeks to protect the environment, ensure prudent use of resources and maintain social progress and economic growth.  In particular, H1 of the adopted Local Plan, identifies Local Service Centres that are considered to be sustainable and appropriate for additional development, subject to consideration against the relevant policy criteria.  Heads Nook is one such Local Services Centre, therefore, as such the principle of development is considered to be acceptable.

2.
Whether The Scale And Design Of The Dwelling Is Acceptable

The submitted drawings illustrate that the proposed bungalow would be of a similar design, scale and massing to those of its immediate neighbour, 57 Cairn Wood and other properties within the immediate vicinity.  The Design and Access Statement, submitted as part of the application, indicates that the proposed materials would also match the existing dwellings.  Furthermore, the proposal would achieve adequate amenity space and off-street parking.   

In summary, the scale and design of the proposed bungalow is comparable to the existing properties within the cul-de-sac.  The bungalow would be constructed from materials to match the existing dwellings, and would employ similar detailing.  Accordingly, it is considered that the development would not form a discordant feature in the street scene.  

3.  The Impact Of The Proposal On The Living Conditions Of Neighbouring Residents

It is acknowledged that the proposed bungalow would be sited 4 metres from the gable of 57 Cairn Wood.  In mitigation, however, the only gable window in either of two properties would serve an en-suite bathroom in the proposed dwelling.

The proposal has also addressed the issues of loss of privacy and overdominance.  The residential properties which face onto the application site 54 and 55 Cairn Wood, Crossways, Crookside and Skiddaw House are unlikely to be affected due to the orientation of the proposed dwelling and the existing boundary treatment which would be retained.

4.
Impact Of The Proposal On Highway Safety

The occupiers of two neighbouring properties have submitted a letter and photographs expressing their concerns with regard to the proposed driveway on highway safety.  Citing in particular the possible danger to cars reversing out of the driveways of 57 and 58 Cairn Wood.

Following normal practice consultation has been undertaken with the Highway Authority.  It is the Highway Authority's view that the layout details shown on the submitted plan are considered satisfactory from a highway perspective and has no objections to the proposal.   

The local residents concerns regarding the access arrangements are noted; however, as the Highway Authority do not share these concerns it is the Officers view that a refusal of the application on this basis could not be substantiated. 

5.
The Impact Of The Proposal On Existing Landscaping

An adjoining neighbour has raised concern with regard to the loss of existing landscaping.  It should be noted that the submitted plans and the Design and Access Statement both indicate that the scheme has been so designed to retain as much as possible of the existing landscape.  Furthermore, the City Council's Landscape Architect has verbally confirmed that there are no objections to the proposal.  It is therefore considered that this proposal would not have a detrimental impact on the existing landscape character of the area.  

6.
Other Matters

The Design and Access Statement submitted as part of the application acknowledges the issue of energy conservation and efficiency, outlining that the building would adhere to the requirements of Building Regulations in order to construct an energy efficient building with a low carbon footprint.  

In overall terms, the principle of the proposed development is acceptable. The scale, siting and design of the proposed dwelling is acceptable in relation to the site and the surrounding properties. The living conditions of neighbouring properties would not be compromised through unreasonable overlooking or overdominance.  Adequate car parking, access and amenity space would be provided to serve the dwelling.  In all aspects the proposal is compliant with the objectives of the relevant adopted Local Plan policies.

Relevant Development Plan Policies

Carlisle District Local Plan 2001 - 2016 

Spatial Strategy & Development Principles - Policy DP1 - Sustainable Development Locations

All proposals for development will be assessed against their ability to promote sustainable development.  Proposals will be considered favourably in the following locations, provided they are in scale with their location and consistent with other Policies of this Local Plan.

Urban Area

City of Carlisle

Key Service Centres

Brampton

Longtown

Local Service Centres

Burgh by Sands

Heads Nook

Castle Carrock

Houghton

Cummersdale

Irthington
Cumwhinton

Raughton Head

Dalston

Rockcliffe

Gilsland 

Scotby

Great Corby

Smithfield

Great Orton

Thurstonfield

Hallbankgate

Warwick Bridge

Hayton

Wetheral

Proposals for development within these locations will be assessed on the basis of the need for development to be in the location specified.

Within the Urban Area proposals for retail, office and leisure developments will be subject to a sequential approach which requires that locations re considered as follows: firstly within the City Centres; secondly edge-of-centre locations; and thirdly the remainder of the urban area.

Proposals for residential development will be considered against the need to give priority to the reuse of previously developed land, with particular emphasis on vacant and derelict sites and buildings.

Settlement Boundaries have been established on the Proposals Map to recognise the extent of built development or where planning permission already exists to judge proposals for development and are not indicative of land ownership.

Outside these locations development will be assessed against the needs to be in the location specified.



Carlisle District Local Plan 2001 - 2016

Housing - Policy H1 - Location Of New Housing Development

New housing development will be located in sustainable locations in accordance with PPS3: Housing, Regional Planning Guidance and the Joint Structure Plan.  During the Plan period 80% of new development will be located within the urban area of Carlisle, including allocated sites on the edge of the City referred to in Proposal H16.  The remaining 20% will be permitted in the rural area of the District with the focus on the two Key Service Centres of Brampton and Longtown. 

In the remainder of the rural area small-scale development will be located in accordance with Policy DP1 and other policies of this Plan to ensure that:

1
the site is well related to the landscape of the area and does not intrude into open countryside; and

2
the scale of the proposed development is well related to the scale, form and character of the existing settlement; and

3
the layout of the site and the design of the buildings is well related to existing property in the village; and

4
the siting and design of the buildings is well related to and does not adversely affect the amenity of neighbouring property; and

5
appropriate access and parking can be achieved; and

6
the proposal will not lead to the loss of amenity open space within or at the edge of the settlement; and

7
the proposal will not lead to the loss of the best and most versatile agricultural land.

Settlement boundaries have been drawn for the following Local Service Centres within which proposals will be judged against the above criteria.

Burgh-by-Sands
Castle Carrock

Cummersdale

Cumwhinton

Dalston


Gilsland

Great Corby

Great Orton


Hallbankgate

Hayton

Heads Nook


Houghton

Irthington

Raughton Head

Rockcliffe



Scotby

Smithfield


Thurstonfield


Warwick Bridge (including Little Corby & Corby Hill)
Wetheral





In the following settlements small-scale infilling (development between an otherwise continuous frontage) will be allowed where this does not conflict with the criteria above and is evidenced by local need to be in that location.  S106 agreements may be used to ensure local occupancy to provide for the identified need.
Blackwell

Cardewlees


Cargo

Carleton

Cotehill


Cumwhitton

Durdar

Faugh



Harker

Hethersgill

How Mill


Lanercost

Laversdale

Low Row


Monkhill 

Moorhouse

Talkin



Todhills 

Walton 

Warwick-on-Eden

Wreay
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Housing - Policy H9 - Backland Development
Proposals for housing development, where appropriate, in large back gardens or behind existing housing developments will be acceptable providing that:

1
the scale, design and siting of the proposal is appropriate for the site and is in keeping with the character and quality of the local environment; and

2
there is no loss of amenity to surrounding properties; and

3
existing landscape features are retained and additional planting is included as an integral part of the scheme; and

4
appropriate access and car parking can be achieved.



Carlisle District Local Plan 2001 - 2016

Core Development Policies - Policy CP3 - Trees And Hedges On Development Sites

Proposals for new development should provide for the protection and integration of existing trees and hedges.  Where trees and hedges are present, a survey will be required showing the following:

1
the location of existing trees and hedges;

2
the species, age, height and crown spread of each tree;

3
an assessment of the condition of each tree;

4
the location and crown spread of trees on adjacent land which may be affected by the development;

5
existing and proposed changes in ground level.

In order to protect and integrate existing trees and hedges within new development, the City Council will resist proposals which cause unacceptable tree loss, and which do not allow for the successful integration of existing trees identified in the tree survey. 

Layouts will be required to provide adequate spacing between existing trees and buildings, taking into account the existing and future size of the trees, and their impact both above and below ground. 

The City Council will protect existing trees and woodlands where appropriate, by tree preservation orders, and by the use of planning conditions requiring protective fencing around trees to be retained to prevent site works within their crown spread.
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Core Development Policies - Policy CP5 - Design 

All new development proposals will be assessed against the following design principles.  Proposals should:

1
Respond to the local context and the form of surrounding buildings in relation to height, scale and massing, and by making use of appropriate materials and detailing;

2
Take into consideration any important landscape or topographical features and respect local landscape character;

3
Reinforce local architectural features, where appropriate, promoting and respecting local distinctiveness;

4
Ensure all components of the proposal, such as buildings, car parking, access routes, open space and landscaping, are well related to one another to ensure a well integrated, successful and attractive development;

5
Ensure there is no adverse effect on the residential amenity of existing areas, or adjacent land uses, or result in unacceptable standards for future users and occupiers of the development;

6
Ensure the retention and enhancement of existing trees, shrubs, hedges and other wildlife habitats where possible. Where environmental features are lost as a result of the proposal, appropriate mitigation measures should be put in place and on-site replacement of those features will be sought;

7
Include landscaping schemes (both hard and soft) to assist the integration of new development into existing areas and ensure that development on the edge of settlements is fully integrated into its surroundings;

8
Ensure that the necessary services and infrastructure can be incorporated without causing unacceptable harm to retained features;

9
Ensure that the layout and design incorporates adequate space for waste and recycling bin storage and collection.
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Core Development Policies - Policy CP6 - Residential Amenity
The amenity of residential areas will be protected from inappropriate development where that development:

1
is for a use inappropriate for residential areas; and/or

2
is of an unacceptable scale; and/or

3
leads to an unacceptable increase in traffic or noise; and/or

4
is visually intrusive.
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Core Development Policies - Policy CP9 - Development, Energy Conservation And Efficiency

Development proposals should take into account the need for energy conservation and efficiency in their design, layout and choice of materials. The principles should be introduced in the early stages of the design process in order to consider the orientation of buildings to maximise solar gain coupled with high levels of insulation to reduce heating costs. The efficient and effective use of land, including the reuse of existing buildings and the use of environmentally sustainable materials should also be encouraged. Landscaping schemes also may be used to shelter buildings in exposed positions to reduce heat loss.

These elements will contribute to the energy efficiency of a new development. Developers should also consider the possible incorporation of photovoltaic cells, active solar panels and other small-scale sources of renewable energy. Consideration should be given to recycled materials, waste minimisation and recycling measures within the design.

Designers will be encouraged to include systems for collecting roof water to enable its re-use.
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Core Development Policies - Policy CP12 - Foul And Surface Water Sewerage And Sewage Treatment

Development will not be permitted where inadequate foul and surface water sewerage infrastructure and sewage treatment capacity exists, or where such provision can not be made within the time constraint of the planning permission.
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Transport - Policy T1- Parking Guidelines For Development

The level of car parking provision for development will be determined on the basis of the following factors:

1
the Parking Guidelines for Cumbria as updated by additional requirements in PPG 13;

2
the availability of public car parking in the vicinity;

3
the impact of parking provision on the environment of the surrounding area;

4
the likely impact on the surrounding road network; and

5
accessibility by and availability of, other forms of transport.



Item no: 11







Appn Ref No:
Applicant:
Parish:

08/0783
Mrs Louise Goddard
Hayton





Date of Receipt:
Agent:
Ward:

30/07/2008

Hayton





Location:

Grid Reference:

Oakghyll Farm, Fenton Road, Fenton, Carlisle, Cumbria

349478 555680





Proposal:
Change Of Use Of Land For Siting Of Residential Caravan For Agricultural Use (Revised Application) (Retrospective)

Grant Permission 

1.
The static caravan hereby permitted shall be removed and the land reinstated to its former condition in accordance with a scheme to be submitted and approved in writing by the Local Planning Authority and these works shall be completed by not later than 31st October 2011.

Reason:
To ensure that the proposed development is undertaken in a manner which safeguards the visual amenities of the area.



2.
Within one months from the date of this permission, details of a scheme for the conveyance of foul drainage to septic tank has been submitted to and approved in writing by the Local Planning Authority.  Within three months from the date of this permission, the septic tank shall be installed and capable of being used in accordance with the approved details.

Reason:
To prevent pollution of the water environment in accordance with Policy CP11 of the Carlisle District Local Plan 2001-2016.



3.
Within one month from the date of this permission, details showing the provision of a vehicle turning space within the site, which allows vehicles visiting the site to enter and leave the highway in a forward gear, shall be submitted to and approved in writing by the Local Planning Authority.  The turning space shall be constructed within two months from the date of approval of these details and shall not thereafter be used for any other purpose.

Reason: 
To ensure that provision is made for vehicle turning within the site in the interests of highway safety and to support Local Transport Plan Policies LD7 and LD8.



4.
Within one month from the date of this permission, detailed drawings showing the development and means of access thereto shall be submitted to and approved in writing by the Local Planning Authority.  The approved means of access shall be completed within two months from the date of the approved access details.  

Reason:
To ensure that provision is made for adequate access arrangements in the interests of highway safety and to support Local Transport Plan Policies LD7 and LD8.



5.
The occupation of the caravan shall be limited to persons solely or mainly employed, or last employed, in the locality in agriculture as defined in Section 336 of the Town and Country Planning Act 1990, or in forestry, or dependants of such persons residing with him or her, or a widow or widower of such a person.

Reason:
The unrestricted use of the caravan would be contrary to the provisions of Policy H7 of the Carlisle District Local Plan 2001-2016 which seeks to prevent additional sporadic development in the countryside unless demonstrated to be essential in the interests of agriculture or forestry.



Summary of Reasons for the Decision

This application seeks retrospective temporary planning permission for the siting of a static caravan for occupation by an agricultural worker at Oakghyll Farm, Fenton Road, Fenton.  

The site is located approximately 750 metres west of Fenton and is accessed from the Fenton to Heads Nook road along a lonning that measures 450 metres.  The topography of the land is such that it is relatively level but does slope down in a south-east direction.  The caravan is sited adjacent to existing agricultural buildings is within open countryside with the nearest property, The Croft, located 250 metres south-east of the application site.

Oakghyll Farm extends in total to 5.1 hectares (12.7 acres) which is farmed by Mr and Mrs Goddard.  A further 8.1 hectares (20 acres) is held on a tenancy at Brisco; 5.25 hectares (13 acres) at Linstock; 4 hectares (10 acres) at Cotehill; and 3.6 hectares (9 acres) at Hayton.  

Mr & Mrs Goddard currently rent a property in Longtown, which consequently involves travelling to the site on a daily basis.  Mr Goddard owns and operates his haulage business but this is due to cease in October to concentrate on the agricultural enterprise.  The farm itself consists of mainly grassland for grazing and fodder production together with arable land that is used for cash crops and stock food.  The applicant has looked at buying a suitable property in the vicinity but has found that the current market prices of suitable properties are in excess of what can be justified by the current farm business.

The relevant planning policies against which the application is required to be assessed are Policies DP1, CP1, CP5, CP6, CP11, H7 and T1 of the Carlisle District Local Plan 2001–2016.  The proposals raise the following planning issues.

Planning Policy Statement 7: Sustainable Development in Rural Areas (PPS7) published in July 2004 is relevant to this application, as it sets out the Governments planning policies for rural areas that should be taken into consideration when making planning decisions. 

Paragraph 1 of PPS7, states that "new building development in the open countryside away from existing settlements, or outside areas allocated for development in development plans, should be strictly controlled“.  By doing so it is the Governments aim to safeguard the character and beauty of the countryside, the diversity of its landscapes, heritage and wildlife, and its natural resources. 

Paragraph 10 of PPS7 makes clear that isolated new houses in the countryside require special justification for planning permission to be granted.  One of the few circumstances in which isolated residential development may be justified is when accommodation is required to enable agricultural, forestry and certain other full-time workers to live at, or in the immediate vicinity of, their place of work.  It will often be as convenient and more sustainable for such workers to live in nearby towns or villages, or suitable existing dwellings, so avoiding new and potentially intrusive development in the countryside; however, there will be some cases where the nature and demands of the work concerned make it essential for one or more persons engaged in the enterprise to live at, or very close to, the site of their work.  Whether this is essential in any particular case will depend on the needs of the enterprise concerned and not on the personal preferences or circumstances of any of the individuals involved.

In assessing permanent agricultural dwellings such as that proposed in the current application, there are 5 criteria to consider.  Temporary agricultural dwellings should only be allowed where essential to support a new farming activity, whether on a newly-created agricultural unit to support existing agricultural activities on well-established agricultural units and such applications are subject to consideration against five criteria.  

(i)
clear evidence of a firm intention and ability to develop the enterprise concerned

It is necessary to demonstrate a clear intention to develop the agricultural enterprise.  There are existing agricultural buildings on site that were erected by the applicants a couple of years ago and work is progressing on the lean-to extension that was also granted planning permission.  The applicants have stated that it is their intention to erect a poultry unit capable of accommodating 5,000 birds.  At present, this is only the applicant's idea and there is no planning application to allow for the development and the granting of the temporary planning consent for the caravan is not dependant on the poultry unit being constructed, which would have to be considered against the relevant planning policies when an application has been submitted.   

(ii) 
there is a clearly established existing functional need 

A functional test is necessary to establish whether it is essential for the proper functioning of the enterprise for one or more workers to be readily available at most times.  Such a requirement might arise, for example, if workers are needed to be on hand day and night.  If a functional requirement is established, it will then be necessary to consider the number of workers needed to meet it, for which the scale and nature of the enterprise will be relevant.

In relation to the current proposal it is considered that there is a clearly established existing functional need on the holding in relation to the care of the livestock.  This functional need relates to labour requirement for the all year round welfare of the livestock and general agricultural operations.

(iii)
clear evidence that the proposed enterprise has been planned on a sound financial basis

PPS7 states that new permanent accommodation cannot be justified on agricultural grounds unless the farming enterprise is economically viable.  A financial test is necessary for this purpose, and to provide evidence of the size of dwelling which the unit can sustain.  In applying this test, authorities should take a realistic approach to the level of profitability, taking account of the nature of the enterprise concerned.  Some enterprises, which aim to operate broadly on a subsistence basis, but which nonetheless, provide wider benefits (e.g. in managing attractive landscapes or wildlife habitats), can be sustained on relatively low financial returns.

Planning permission was granted for the agricultural buildings in 2004 and these were subsequently constructed.  This indicates a level of financial commitment to the business.  The applicant has further provided additional information that financial support from the bank is in place and that further capital will be available upon the cessation of the applicant's haulage business.  The temporary planning consent will allow a further assessment at the end of the three year period which will determine whether a continued residential use on the land is applicable.

(iv) the functional need could not be fulfilled by another existing dwelling on the unit, or any other existing accommodation in the area which is suitable and available for occupation by the workers concerned

Today it is only really necessary for specialist workers to live on or immediately adjacent to agricultural holdings.  This is to be available at most times in case animals or agricultural processes require essential care at short notice and to deal quickly with emergencies that could otherwise cause serious loss of crop or stock.  

In conclusion to his report, the County Land Agent advises that there is clearly an established functional need for one full time worker actively involved in the management of the farm to be resident on it.  The report continues that the applicants have demonstrated their intention to develop the enterprise which has been planned on a sound financial basis. 

There are no other dwellings on the site.  The Local Plans Officer has suggested that there may be dwellings in Heads Nook and Brampton that could fulfill the functional need.     

Rural properties in the area are prohibitively expensive to an agricultural workers wage and no properties in the area are restricted by an agricultural occupancy restriction.  Commuting from Brampton on a daily basis, several times a day, would not enable the business to operate efficiently and would not adequately allow for the management of the stock that is intended on the farm.  Furthermore, this would be an unsustainable form of development.  A functional need has been established on the site and there is no justification to look at alternative locations.    

(v) other normal planning requirements e.g. on siting and access are satisfied

The caravan is sited adjacent to an existing boundary, which comprises of hedgerow and trees.  Furthermore, the caravan is located close to a group of existing buildings, and is not visually isolated in the open countryside.  The scale, siting and appearance of the caravan are appropriate given that a temporary consent is being sought.

In order to ensure residential amenity is not compromised, planning policies generally require that consideration is given to unreasonable loss of daylight or sunlight, overlooking and over-dominance. 

Based on the application details, there is sufficient distance between the residential accommodation and the neighbouring dwellings.   Whilst there may be glimpsed views of the caravan, the development will not result in any of the aforementioned issues and will not detrimentally affect the living conditions of the occupiers of these properties.

Reference is made on the submitted drawings and in the letters of objection to the poultry unit.  Whilst this may form part of the applicant's overall development of the business, this does not form part of the application and any comments thereon cannot be given any material weight.  

The applicant has indicated that the means of foul drainage will be by way of a septic tank.  The issue of foul drainage has been raised as an area of concern by the objectors to the application.  There is no objection to the principle of the use of a septic tank but as no details are included with the application, it would be appropriate to impose a planning condition requiring the submission and approval of the details.

A further issue raised by the objector relates to other structures within the site.  At the time of the site visit, a touring caravan and a lorry body were also evident on site.  When the matter was raised with the applicant, the response was that the lorry body is used for secure storage facilities and the touring caravan has been used as shelter and somewhere to enjoy refreshment prior to the siting of the static caravan.  The applicant has confirmed that the touring caravan is due to be removed from site later in October this year.  The lorry body is subject of separate discussion between Officers and the applicant.

In overall terms, the issue centres on the personal circumstances of the applicant.  A need for the agricultural worker to be resident on the farm has been proven with the option of alternative accommodation elsewhere been discounted.  The principle of the development, subject to the imposition of a restrictive occupancy condition, is acceptable.  The proposal accords with all the relevant tests contained within PPS7.  The development will not adversely affect the character or appearance of the area and will not affect the living conditions of adjacent properties by unreasonable scale or overlooking.  In all aspects the proposals are considered to be compliant with the objectives of the relevant Local Plan policies.

Relevant Development Plan Policies

Carlisle District Local Plan 2001 - 2016 

Spatial Strategy & Development Principles - Policy DP1 - Sustainable Development Locations

All proposals for development will be assessed against their ability to promote sustainable development.  Proposals will be considered favourably in the following locations, provided they are in scale with their location and consistent with other Policies of this Local Plan.

Urban Area

City of Carlisle

Key Service Centres

Brampton

Longtown

Local Service Centres

Burgh by Sands

Heads Nook

Castle Carrock

Houghton

Cummersdale

Irthington
Cumwhinton

Raughton Head

Dalston

Rockcliffe

Gilsland 

Scotby

Great Corby

Smithfield

Great Orton

Thurstonfield

Hallbankgate

Warwick Bridge

Hayton

Wetheral

Proposals for development within these locations will be assessed on the basis of the need for development to be in the location specified.

Within the Urban Area proposals for retail, office and leisure developments will be subject to a sequential approach which requires that locations re considered as follows: firstly within the City Centres; secondly edge-of-centre locations; and thirdly the remainder of the urban area.

Proposals for residential development will be considered against the need to give priority to the reuse of previously developed land, with particular emphasis on vacant and derelict sites and buildings.

Settlement Boundaries have been established on the Proposals Map to recognise the extent of built development or where planning permission already exists to judge proposals for development and are not indicative of land ownership.

Outside these locations development will be assessed against the needs to be in the location specified.



Carlisle District Local Plan 2001 - 2016 

Core Development Policies - Policy CP1 - Landscape Character

Proposals for development in the rural area must seek to conserve and enhance the special features and diversity of the different landscape character areas.  Development will be considered appropriate to the character of the landscape provided the proposal has regard to and conserves:

the landform and natural patterns of drainage;

· the pattern of trees and woodland;

· the habitats of species of importance for wildlife;

· the pattern and composition of field boundaries;

· the pattern of historic landscape features;

· the pattern and distribution of settlements



Carlisle District Local Plan 2001 - 2016

Core Development Policies - Policy CP5 - Design 

All new development proposals will be assessed against the following design principles.  Proposals should:

1
Respond to the local context and the form of surrounding buildings in relation to height, scale and massing, and by making use of appropriate materials and detailing;

2
Take into consideration any important landscape or topographical features and respect local landscape character;

3
Reinforce local architectural features, where appropriate, promoting and respecting local distinctiveness;

4
Ensure all components of the proposal, such as buildings, car parking, access routes, open space and landscaping, are well related to one another to ensure a well integrated, successful and attractive development;

5
Ensure there is no adverse effect on the residential amenity of existing areas, or adjacent land uses, or result in unacceptable standards for future users and occupiers of the development;

6
Ensure the retention and enhancement of existing trees, shrubs, hedges and other wildlife habitats where possible. Where environmental features are lost as a result of the proposal, appropriate mitigation measures should be put in place and on-site replacement of those features will be sought;

7
Include landscaping schemes (both hard and soft) to assist the integration of new development into existing areas and ensure that development on the edge of settlements is fully integrated into its surroundings;

8
Ensure that the necessary services and infrastructure can be incorporated without causing unacceptable harm to retained features;

9
Ensure that the layout and design incorporates adequate space for waste and recycling bin storage and collection.



Carlisle District Local Plan 2001 - 2016

Core Development Policies - Policy CP6 - Residential Amenity
The amenity of residential areas will be protected from inappropriate development where that development:

1
is for a use inappropriate for residential areas; and/or

2
is of an unacceptable scale; and/or

3
leads to an unacceptable increase in traffic or noise; and/or

4
is visually intrusive.



Carlisle District Local Plan 2001 - 2016

Core Development Policies - Policy CP11 - Protection Of Groundwaters And Surface Waters

Proposals for development which would cause demonstrable harm to the quality, quantity and associated ecological features of groundwater and surface waters will not be permitted.



Carlisle District Local Plan 2001 - 2016

Housing - Policy  H7 - Agricultural, Forestry And Other Occupational Dwellings

Outside of those areas covered by Policy H1 and Proposal H16, permission will not be given for dwellings other than those essential to agriculture, forestry or any other rural-based enterprise and supported by a proven need. The size of dwelling should be commensurate with the scale of the business to which it relates. Occupancy conditions will be used to ensure that such dwellings are only occupied by those working in agriculture, forestry or any other rural-based enterprise.


Carlisle District Local Plan 2001 - 2016

Transport - Policy T1- Parking Guidelines For Development

The level of car parking provision for development will be determined on the basis of the following factors:

1
the Parking Guidelines for Cumbria as updated by additional requirements in PPG 13;

2
the availability of public car parking in the vicinity;

3
the impact of parking provision on the environment of the surrounding area;

4
the likely impact on the surrounding road network; and

5
accessibility by and availability of, other forms of transport.



Item no: 12







Appn Ref No:
Applicant:
Parish:

08/0533
 Cliff Walsingham & Company
Dalston





Date of Receipt:
Agent:
Ward:

22/05/2008

Dalston





Location:

Grid Reference:

Kingswood Educational Study Centre, Greensyke, Cumdivock, Dalston, Carlisle, CA5 7JW

335369 548364





Proposal:
Variation Of Condition 10 From Six Months To Twelve Months, Retention Of Access Road In Current Position

Members resolved to give authority to the Head of Planning and Housing Services to issue approval for the proposal subject to the applicant completing a Deed of Variation and the re-imposition of the conditions imposed under application 04/1203.

Withdrawn by Applicant/or by default 

Item no: 13







Appn Ref No:
Applicant:
Parish:

08/0762
Mr Roberts
Brampton





Date of Receipt:
Agent:
Ward:

24/07/2008 17:30:07
Phoenix Architecture & Planning
Brampton





Location:

Grid Reference:

Archways, Station Road, Brampton, CA8 1EX

353901 561082





Proposal:
Erection Of Detached Dwelling To Garden

Grant Permission 

1.
The development shall be begun not later than the expiration of 3 years beginning with the date of the grant of this permission.

Reason:
In accordance with the provisions of Section 91 of the Town and Country Planning Act 1990 ( as amended by Section 51 of the Planning and Compulsory Purchase Act 2004).



2.
No development approved by this permission shall be commenced until a scheme for the provision of surface water drainage works has been approved in writing by the Local Planning Authority.  Such a scheme shall be constructed and completed in accordance with the approved plans, unless otherwise agreed, in writing, by the Local Planning Authority. 

Reason:
To ensure a satisfactory means of surface water disposal and to ensure compliance with Policy CP12 of the Carlisle District Local Plan (2001-2016).



3.
Samples of all materials to be used on the exterior shall be submitted to and approved in writing by the local planning authority before any work is commenced.

Reason:
To ensure the works harmonise as closely as possible with the existing building and to ensure compliance with Policies CP5 and H11 of the Carlisle District Local Plan (2001-2016).



4.
Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 1995, (or any Order revoking and re-enacting that Order), no additional windows shall be inserted on the southern elevation of the dwelling without the prior consent of the Local Planning Authority.

Reason:
In order to protect the privacy and amenities of residents in close proximity to the site and to ensure compliance with Policies CP5 and H11 of the Carlisle District Local Plan (2001-2016).



5.
No development shall take place until full details of hard and soft landscape works have been submitted to and approved in writing by the Local Planning Authority and these works shall be carried out as approved prior to the occupation of any part of the development or in accordance with a programme agreed by the Local Planning Authority. Any trees or other plants which die or are removed within the first five years following the implementation of the landscaping scheme shall be replaced during the next planting season. 

Reason:
To ensure that an acceptable landscaping scheme is prepared and to ensure compliance with Policy CP5 of the Carlisle District Local Plan (2001-2016).



6.
Before any development is commenced on the site, including site works of any description, a protective fence in accordance with Fig. 2 in B.S. 5837: 2005 shall be erected around the trees and hedges to be retained at the extent of the Root Protection Area as calculated using the formula set out in B.S. 5837. Within the areas fenced off no fires should be lit, the existing ground level shall be neither raised nor lowered, and no materials, temporary buildings or surplus soil of any kind shall be placed or stored thereon. The fence shall thereafter be retained at all times during construction works on the site. 

Reason:
In order to ensure that adequate protection is afforded to all trees/hedges to be retained on site in support of Policies CP1 and CP5 of the Carlisle District Local Plan (2001-2016)



This application seeks approval for the erection of a part single storey part two storey four bedroomed detached dwelling at land adjacent to the east of Archways, Station Road, Brampton. Archways is a two storey property constructed from brick walls under a slate roof. The application site is situated within the former grounds of "Warren Bank" a large and quite imposing, un-Listed house situated on an elevated site off the northern side of Station Road (A689) which runs eastwards from the Town Centre of Brampton.

In 2004 Committee Members refused planning consent (under application 04/0992) for the erection of 4 dwellings at land within the grounds of "Warren Bank" adjacent to this application site. The grounds of refusal were that the development was inappropriate backland development and that the proposal resulted in a bad and inconvenient layout in relation to highway matters. An appeal however was lodged and was allowed on 25 May 2005. These dwellings are now in the process of being built. The application site is elevated from the properties situated on Station Road and is bounded by mature trees to the east, a stone boundary wall to the west and a large leylandi hedge to the north. Residential dwellings are situated to the north, south and west of the application site.

The relevant planning policies against which the application is required to be assessed are Policies CP3, CP5, CP6, DP1, H1, H2, LE19 and T1 of the Carlisle District Local Plan (2001-2016). 

The proposal raises the following planning issues:

1. Whether The Principle Of The Proposed Development Is Acceptable.

In the context of this application it is noted that the application site falls within a primary residential area as defined by the adopted Proposals Map and is located within a sustainable development location as defined by Policies DP1 and H1 of the Carlisle District Local Plan (2001-2016). In such circumstances the principle of residential development in this general location is acceptable.

2. The Impact Of The Proposal On The Living Conditions Of Neighbouring Residents.

The proposed four bedroom dwelling will be part single storey part two storey in order to take advantage of the considerable changes in level on the site.  As the site is elevated in regard to the dwellings fronting Station Road (to the south of the site) the dwelling has purposely been sited towards the west of the site to take advantage of existing screening. The design has been purposely kept low by cutting into the existing levels changes which take place to the west of the site in order to avoid significant wall length at the first floor. 

There will be four ground floor windows (one serving a WC and Hall and two serving a family room) and one first floor window (serving a landing) situated on the southern elevation of the proposed dwelling. The southern boundary of the application site is delineated by a fence and existing landscaping. Gaps in existing boundary planting will be augmented with evergreen plant types. In such circumstances the proposed development will be well screened from residential properties situated to the south of the application site.

Objection letters have been received from the occupiers of "Stanehie" and "Ashcroft" located to the south-east of the site and from the occupiers of "Oaklea" and "Warren Bank Cottage" who have objected to the proposed development on the grounds of overdominance, overlooking, the design of the proposal, potential increases in traffic, effect on local wildlife and effect on existing trees on the application site. As stated above the proposed development will not have an adverse impact upon the occupiers of neighbouring properties as the site is screened from properties immediately to the south of the site "Oaklea", "Warren Lodge" and "Warren Bank Cottage" by existing and proposed landscaping. The proposed dwelling is off set from objectors properties and will therefore not have an adverse impact upon the objectors' properties on the grounds of loss of light, overlooking or overdominance.

Furthermore as the site is screened to the north by a large leylandi hedge and to the west by an existing stone wall it is therefore considered that the proposed development will not adversely affect the occupiers of the properties to the north and west by overdominance, loss of light or overlooking.

3. Whether The Scale And Design Of The Dwelling Is Acceptable.

The proposed dwelling will be constructed from Western Red Cedar boarding and render together with random rubble plinth walls from local reclaimed stone. The design of the proposal is different to those properties within the immediate vicinity but does not itself merit refusal on the grounds that the design is different. The properties to the west and south are not architecturally significant and as the site is well screened it is considered that the proposal will not adversely affect the surrounding area by poor design.

4. Whether The Proposal Will Adversely Affect Brampton Conservation Area

The application site is set back from Warren Bank and Station Road and cannot be viewed from either frontage. The design of the proposed dwelling is different to the four dwellings approved at appeal in 2004 at Warren Bank however as the site is well screened the Councils Conservation Officer has raised no objections to the development. The Conservation Advisory Committee has also raised no objections to the proposal but raised the observation that the pyramidal roof was not a feature of local vernacular and a gabled roof would be more appropriate. However the Council has to deal with what has been proposed. In such circumstances it is considered that the proposal will not have an adverse impact upon Brampton Conservation Area.

5. Traffic

The proposed dwelling will have a shared access with Archways which is separate to the Warren Bank Access. The Highway Authority has been consulted on the proposed development and has raised no objections.

6. Landscaping

The submitted design and access statement accompanying the application indicates that no existing trees will be removed on the site. The Council's Landscape Architect has been consulted on the proposed development and advised that a tree survey with floor levels was submitted in order to assess the impact of the proposal on the trees on the application site. The applicants have since submitted a Tree Survey and additional information regarding trees. The Council's Landscape Architect has been consulted on the proposed development and has raised no objections subject to the imposition of conditions relating to a full landscaping scheme being submitted and tree protection barriers being in place for the duration of the development works.

7. Drainage

The application form indicates that foul sewage will be disposed of by a mains sewer and that the proposed development will be connected to an existing drainage system. United Utilities and the Council's Drainage Engineer have both been consulted on the proposed development both of whom have raised no objections to the proposal but recommend that the applicant should investigate the use of soakaways for surface water disposal rather than to the mains (public) sewer as this is the most sustainable method. A condition is attached to the decision notice ensuring a scheme for the disposal of surface water is submitted to and approved in writing by the Local Planning Authority prior to the commencement of works.

8. Construction Noise

One neighbouring resident has expressed concern that, if the scheme were approved, construction traffic/works would cause undue disturbance to neighbouring residents. It is normally reasoned that such disturbance is an inevitable temporary manifestation of any development project and is not the concern of the planning system unless there would be exceptional harm to amenity. Where this is the case, a planning condition restricting the construction hours could be applied. In this case such a condition is not considered necessary.

Conclusion

In overall terms it is considered that the proposal will not adversely affect the living conditions of adjacent properties sufficient to merit refusal. The scale and design of the proposed development is acceptable and it is considered that the proposal will not adversely affect Brampton Conservation Area or have a detrimental impact upon the surrounding trees. 

Relevant Development Plan Policies

Carlisle District Local Plan 2001 - 2016

Core Development Policies - Policy CP3 - Trees And Hedges On Development Sites

Proposals for new development should provide for the protection and integration of existing trees and hedges.  Where trees and hedges are present, a survey will be required showing the following:

1
the location of existing trees and hedges;

2
the species, age, height and crown spread of each tree;

3
an assessment of the condition of each tree;

4
the location and crown spread of trees on adjacent land which may be affected by the development;

5
existing and proposed changes in ground level.

In order to protect and integrate existing trees and hedges within new development, the City Council will resist proposals which cause unacceptable tree loss, and which do not allow for the successful integration of existing trees identified in the tree survey. 

Layouts will be required to provide adequate spacing between existing trees and buildings, taking into account the existing and future size of the trees, and their impact both above and below ground. 

The City Council will protect existing trees and woodlands where appropriate, by tree preservation orders, and by the use of planning conditions requiring protective fencing around trees to be retained to prevent site works within their crown spread.



Carlisle District Local Plan 2001 - 2016

Core Development Policies - Policy CP5 - Design 

All new development proposals will be assessed against the following design principles.  Proposals should:

1
Respond to the local context and the form of surrounding buildings in relation to height, scale and massing, and by making use of appropriate materials and detailing;

2
Take into consideration any important landscape or topographical features and respect local landscape character;

3
Reinforce local architectural features, where appropriate, promoting and respecting local distinctiveness;

4
Ensure all components of the proposal, such as buildings, car parking, access routes, open space and landscaping, are well related to one another to ensure a well integrated, successful and attractive development;

5
Ensure there is no adverse effect on the residential amenity of existing areas, or adjacent land uses, or result in unacceptable standards for future users and occupiers of the development;

6
Ensure the retention and enhancement of existing trees, shrubs, hedges and other wildlife habitats where possible. Where environmental features are lost as a result of the proposal, appropriate mitigation measures should be put in place and on-site replacement of those features will be sought;

7
Include landscaping schemes (both hard and soft) to assist the integration of new development into existing areas and ensure that development on the edge of settlements is fully integrated into its surroundings;

8
Ensure that the necessary services and infrastructure can be incorporated without causing unacceptable harm to retained features;

9
Ensure that the layout and design incorporates adequate space for waste and recycling bin storage and collection.



Carlisle District Local Plan 2001 - 2016

Core Development Policies - Policy CP6 - Residential Amenity
The amenity of residential areas will be protected from inappropriate development where that development:

1
is for a use inappropriate for residential areas; and/or

2
is of an unacceptable scale; and/or

3
leads to an unacceptable increase in traffic or noise; and/or

4
is visually intrusive.



Carlisle District Local Plan 2001 - 2016 

Spatial Strategy & Development Principles - Policy DP1 - Sustainable Development Locations

All proposals for development will be assessed against their ability to promote sustainable development.  Proposals will be considered favourably in the following locations, provided they are in scale with their location and consistent with other Policies of this Local Plan.

Urban Area

City of Carlisle

Key Service Centres

Brampton

Longtown

Local Service Centres

Burgh by Sands

Heads Nook

Castle Carrock

Houghton

Cummersdale

Irthington
Cumwhinton

Raughton Head

Dalston

Rockcliffe

Gilsland 

Scotby

Great Corby

Smithfield

Great Orton

Thurstonfield

Hallbankgate

Warwick Bridge

Hayton

Wetheral

Proposals for development within these locations will be assessed on the basis of the need for development to be in the location specified.

Within the Urban Area proposals for retail, office and leisure developments will be subject to a sequential approach which requires that locations re considered as follows: firstly within the City Centres; secondly edge-of-centre locations; and thirdly the remainder of the urban area.

Proposals for residential development will be considered against the need to give priority to the reuse of previously developed land, with particular emphasis on vacant and derelict sites and buildings.

Settlement Boundaries have been established on the Proposals Map to recognise the extent of built development or where planning permission already exists to judge proposals for development and are not indicative of land ownership.

Outside these locations development will be assessed against the needs to be in the location specified.
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Housing - Policy H1 - Location Of New Housing Development

New housing development will be located in sustainable locations in accordance with PPS3: Housing, Regional Planning Guidance and the Joint Structure Plan.  During the Plan period 80% of new development will be located within the urban area of Carlisle, including allocated sites on the edge of the City referred to in Proposal H16.  The remaining 20% will be permitted in the rural area of the District with the focus on the two Key Service Centres of Brampton and Longtown. 

In the remainder of the rural area small-scale development will be located in accordance with Policy DP1 and other policies of this Plan to ensure that:

1
the site is well related to the landscape of the area and does not intrude into open countryside; and

2
the scale of the proposed development is well related to the scale, form and character of the existing settlement; and

3
the layout of the site and the design of the buildings is well related to existing property in the village; and

4
the siting and design of the buildings is well related to and does not adversely affect the amenity of neighbouring property; and

5
appropriate access and parking can be achieved; and

6
the proposal will not lead to the loss of amenity open space within or at the edge of the settlement; and

7
the proposal will not lead to the loss of the best and most versatile agricultural land.

Settlement boundaries have been drawn for the following Local Service Centres within which proposals will be judged against the above criteria.

Burgh-by-Sands
Castle Carrock

Cummersdale

Cumwhinton

Dalston


Gilsland

Great Corby

Great Orton


Hallbankgate

Hayton

Heads Nook


Houghton

Irthington

Raughton Head

Rockcliffe



Scotby

Smithfield


Thurstonfield


Warwick Bridge (including Little Corby & Corby Hill)
Wetheral





In the following settlements small-scale infilling (development between an otherwise continuous frontage) will be allowed where this does not conflict with the criteria above and is evidenced by local need to be in that location.  S106 agreements may be used to ensure local occupancy to provide for the identified need.
Blackwell

Cardewlees


Cargo

Carleton

Cotehill


Cumwhitton

Durdar

Faugh



Harker

Hethersgill

How Mill


Lanercost

Laversdale

Low Row


Monkhill 

Moorhouse

Talkin



Todhills 

Walton 

Warwick-on-Eden

Wreay
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Housing - Policy H2 - Primary Residential Areas

Within the Primary Residential Areas defined on the Inset Maps for Carlisle, Brampton and Longtown, proposals for new residential development will be acceptable provided that:

1
existing areas of open space and other amenity areas are safeguarded; and

2
the proposed development does not adversely affect the amenity of adjacent residential property; and

3
the proposed development complements or enhances existing adjacent residential areas and their amenity; and

4
satisfactory access and appropriate parking arrangements can be achieved.

Proposals for non-residential uses will be permitted in Primary Residential Areas provided that they do not adversely affect residential amenity. Development that would create unacceptable noise, smell, safety and health impacts or excessive traffic generation will not be acceptable. The traffic impact of new development upon existing residents through inconvenience and detrimental effect will be taken into account. Such schemes falling within the scope of this policy will be considered against the above criteria as well as other policies of the Plan appropriate for the proposed use.

Outside the Primary Residential Areas and sites allocated under Proposal H16 for Carlisle, Brampton and Longtown, applications for residential development, including redevelopment and the change of use of vacant and underused buildings, will be only be permitted provided that:

1
satisfactory housing conditions can be achieved; and

2
the proposal will complement the existing character of the area; and

3
the proposal will not adversely affect the amenity of the area; and

4
satisfactory access can be provided; and

5
appropriate parking arrangements can be made.
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Local Environment - Policy LE19 - Conservation Areas

The City Council will continue to review existing and designate new conservation areas. Development proposals within and adjoining conservation areas will be granted planning permission provided they preserve or enhance their character and appearance.  Any new development or alterations to existing buildings should harmonise with their surroundings and be in sympathy with the setting, scale, density and physical characteristics of conservation areas, and protect important views into or out of such areas. Applications for outline planning permission will not be accepted for proposals in conservation areas.

Proposals for new development and/or alterations to buildings in conservation areas will be judged against the following criteria:

1
the development should preserve or enhance all features which contribute positively to the area's character or appearance, in particular the design, massing and height of the building should closely relate to adjacent buildings and should not have an unacceptable impact on the townscape or landscape;

2
the development should not have an unacceptable impact on the historic street pattens and morphology, roofscape, skyline and setting of the conservation area, important open spaces or significant views into, out of and within the area;

3
development proposals should not result in the amalgamation or redrawing of boundaries between traditional buildings and plots, or demolition and redevelopment behind retained facades;

4
wherever practicable traditional local materials such as brick, stone and slate should be used and incongruous materials should be avoided;

5
individual features both on buildings and contributing to their setting, should be retained e.g. doorways, windows, shopfronts, garden walls, railings, cobbled or flagged forecourts, sandstone kerbs, trees and hedges, etc. Where features have deteriorated to the extent to which they have to be replaced, the replacement should match the original;

6
proposals which would generate a significant increase in traffic movements and heavy vehicles or excessive parking demands will not be permitted since these would be prejudicial to amenity;

7
proposals which would require substantial car parking and servicing areas which can not be provided without an adverse effect on the site and its surroundings will not be permitted.
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Transport - Policy T1- Parking Guidelines For Development

The level of car parking provision for development will be determined on the basis of the following factors:

1
the Parking Guidelines for Cumbria as updated by additional requirements in PPG 13;

2
the availability of public car parking in the vicinity;

3
the impact of parking provision on the environment of the surrounding area;

4
the likely impact on the surrounding road network; and

5
accessibility by and availability of, other forms of transport.



Item no: 14







Appn Ref No:
Applicant:
Parish:

08/0527
 Carlisle Glass Limited
Carlisle





Date of Receipt:
Agent:
Ward:

22/05/2008
Architects Plus (UK) Ltd
Currock





Location:

Grid Reference:

46-48 London Road And 1 Woodrouffe Terrace, Carlisle, Cumbria, CA1 2EH

340758 555187





Proposal:
Change Of Use From Dwelling To Bed And Breakfast

Members will recall at Committee meeting held on 22nd August 2008 that authority was given to the Head of Planning and Housing Services to issue approval subject to no new planning issues being raised during the expiration of the consultation period. 

The consultation period has expired and the approval was issued on 26th August 2008. 
Grant Permission 

1.
The development shall be begun not later than the expiration of 3 years beginning with the date of the grant of this permission.

Reason:
In accordance with the provisions of Section 91 of the Town and Country Planning Act 1990 ( as amended by Section 51 of the Planning and Compulsory Purchase Act 2004).



2.
Upon completion of the annexe and before it is brought into use, the parking area shall be surfaced and marked out to indicate parking spaces 1-13 shown on drawing number 06064-12B and these shall be retained thereafter and be capable of use solely by the occupiers of 46-48 London Road and 1 Woodrouffe Terrace.  These spaces shall not be subsequently removed or altered without the prior consent in writing of the Local Planning Authority. 

Reason:
To ensure a minimum standard of access provision when the development is brought into use.  To support Local Transport Plan Policies: LD5, LD7, LD8 and Structure Plan Policy: T32. 



Summary of Reasons for the Decision

Although formerly independent properties, Numbers 46-48 London Road and 1 Woodrouffe Terrace now consist of a single corner property located on the west side of London Road directly opposite its junction with Grey Street.  The property has two primary frontages to each of these streets although the latter (Woodrouffe Terrace) is a private road.  It is a Grade II Listed Building located within the Botchergate Conservation Area and lies within a Primary Residential Area identified in the Carlisle District Local Plan 2001-2016 Revised Redeposit (as amended by the Inspector).

The building is constructed of clay facing bricks in Flemish bond with painted stone surrounds to all openings, plinth, quoins and cornices and is roofed in natural slate.  There is also a disabled access ramp on the London Road elevation.   

The Design and Access Statement submitted as part of the application outlines that over the years the three properties have been linked, and an extension constructed, in order to form a Doctors surgery.   

This application seeks Full Planning Permission for the conversion of the property to bed & breakfast use. The Design and Access Statement confirms that the applicant also operates a Bed & Breakfast business (The Road House) at 22 to 42 London Road. The proposal would operate as an "annexe" to that accommodation.  

The submitted plans indicate that all bedrooms in the proposed new B & B would be ensuite with the ground floor providing 6no. twin bedrooms, one being designed as  accommodation for disabled persons.  The first floor would provide 3no. twin bedrooms, 1 double bedroom, 1 single bedroom and a family bedroom.

In order to achieve the accommodation, small rooms and recesses will be utilised or larger rooms subdivided with partitions to create en-suite accommodation.  In the case of sub-division the Design and Access Statement outlines that partitions will be scribed around the existing cornices with matching cornices extended around the junction of the new partition with the existing ceilings. The only external modifications consist of the installation of replacement windows, designed in conjunction with the Conservation Officer, plus installation of external flues in locations also agreed with the Conservation Officer.       

The relevant planning policies against which the application is required to be assessed are Policies H2, CP4, CP5, CP14, LE14, LE16, LE20, EC15 and T1 of the Carlisle District Local Plan 2001-2016 Revised Redeposit Draft (as amended by the Inspector).

The proposals raise the following planning issues:

1.
Whether The Proposal Is Appropriate In A Residential Area 

The property is currently vacant but is located within a Primary Residential Area as designated in the Carlisle District Local Plan 2001-2016 Revised Redeposit (as amended by the Inspector).  Within the immediate vicinity there are several other small commercial properties together with St Nicholas Gate Retail Park immediately to the south west.

Guidance given in Policies H2 and CP5 recognise that within Primary Residential Areas applications for other than non-residential development may be acceptable providing they do not adversely affect residential amenity, such amenity issues being unacceptable noise, smells, health and safety issues and/or excessive traffic generation.

This proposal is for the formation of eleven bedrooms in a former Doctors Surgery.  Given the property's former use, the presence of other commercial properties within the immediate vicinity and the premises' location on a primary arterial road to the City Centre from a Motorway junction, it is considered the proposed use of the premises for Bed and Breakfast accommodation would not be inappropriate in this location. Likewise, given all of the foregoing, it is considered that the use would be unlikely to impact on the living conditions of its immediate neighbours to such an extent as to warrant refusal.        

2.
The Impact On The Listed Building And Botchergate Conservation Area

The change of use of the building would involve minimal external and internal alterations.  Those alterations that are necessary would be carried out sympathetically minimising any damage to the fabric of the building.  The City Council's Conservation Officer has visited the property and has advised and agreed all alterations that are necessary.  It is, therefore, considered that the proposal would not have a detrimental impact on either the Listed Building or Botchergate Conservation Area. 

3.
The Impact On Highway Safety

Although this application is for an annexe to the Roadhouse, extensive negotiations have been undertaken with the applicant's agents in relation to trying to secure satisfactory car parking for both the annexe and the Roadhouse thus negating the current propensity for "guests" to park on Woodrouffe Terrace, a private road.  In that regard, the applicant's agent has confirmed that the total number of rooms that the Roadhouse currently operates are 40 with the proposed annexe having a total 12 rooms, thereby giving a future overall total of 52 rooms.

Following these negotiations the applicant's agent has submitted a revised drawing received on 14th July (Ref. No. 06064-12B) which illustrates a formal tarmacadam surface parking area being provided to the rear of Woodrouffe Terrace and London Road.  It should, however, be pointed out that this area is currently used by the Roadhouse for parking but is not hard surfaced or marked out in any way so there is no organised or formal spacing delineated.  

This recently received drawing illustrates parking for 53 vehicles being provided, together with the provision of a manoeuvring area for vans and cars.  These parking spaces consist of a combination of 38 garages and 15 outdoor parking spaces. A further garage shown on the plan serves as access to the rear entrance of the Roadhouse.

The Highway Authority has been consulted on the revised plans and has confirmed that there are no objections to the proposal.  Concerns expressed by a local resident regarding the parking arrangements are set out in Section 3 of this Report; however, since the Highway Authority does not share these concerns it is the Officers view that a refusal of the application on this basis could not be substantiated. 

4.
Whether The Proposal Satisfies Accessibility, Mobility And Inclusion

Policy CP14 of the Revised Local Plan (as amended by the Inspector) seeks to ensure that development provides the highest standard of accessibility to buildings regardless of disability, age or gender but recognises that in certain circumstances, such as the protection of particular buildings, the most satisfactory accessibility and inclusion may not be practical.

The City Council's Access Officer has been consulted and had suggested some amendments to the scheme.  Those changes that were capable of being undertaken without damaging the fabric of building have been incorporated within amended drawings received on 14th July.  The Principal Building Control Officer has viewed these changes and has confirmed that there are no objections.  It is therefore considered that these changes allow access for disabled persons whilst protecting a Grade II Listed Building.   

In overall terms it is considered that the proposals are compliant with the objectives of the relevant adopted and emerging Development Plan policies.     



Relevant Development Plan Policies

Carlisle District Local Plan 2001 - 2016 Revised Redeposit Draft

Housing - Policy H2 - Primary Residential Areas

Within the Primary Residential Areas defined on the Inset Maps for Carlisle, Brampton and Longtown, proposals for new residential development will be acceptable provided that:

1.
 existing areas of open space and other amenity areas are safeguarded; and

2.
the proposed development does not adversely affect the amenity of adjacent residential property; and

3.
the proposed development complements or enhances existing adjacent residential areas and their amenity; and

4.
 satisfactory access and appropriate parking arrangements can be achieved.

Proposals for uses other than residential will not be permitted in Primary Residential Areas other than where they do not adversely affect residential amenity. Development that would create unacceptable noise, smell, safety and health impacts or excessive traffic generation will not be acceptable. The traffic impact of new development upon existing residents through inconvenience and detrimental effect will be taken into account. Such schemes falling within the scope of this policy will be considered against the above criteria as well as other policies of the Plan appropriate for the proposed use.

Outside the Primary Residential Areas and sites allocated under Proposal H16, applications for residential development, including redevelopment and the change of use of vacant and underused buildings, will be permitted provided that:

1.
satisfactory housing conditions can be achieved; and

2.
the proposal will complement the existing character of the area; and

3.
the proposal will not adversely affect the amenity of the area; and

4.
satisfactory access can be provided; and

5.
appropriate parking arrangements can be made.
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Core Development Policies - Policy CP4 - Design

The suitability of any new development or redevelopment will be assessed against the following design principles. Proposals should:

1.
Have regard to surrounding buildings in the context of their form in relation to height, scale and massing and making use of appropriate materials and detailing.

2.
Take into consideration any important landscape or topographical features and respect local landscape character.

3.
Reinforce local architectural features where appropriate promoting and respecting local distinctiveness rather than detracting from it.

4.
Be well integrated- ensuring all components of a development are well related to one another e.g. buildings, associated parking, access routes, open space, and hard and soft landscaping to ensure a successful and attractive outcome.

5.
Not adversely affect the residential amenity of existing areas nor adjacent land uses, nor result in unacceptable standards for future users and occupiers of the development. 

6.
Ensure where possible the retention of existing trees, shrubs, hedges and other wildlife habitats and the replacement of any environmental feature lost to development 

7.
Recognise that landscaping schemes (both hard and soft) will be required to assist in integrating new development into existing areas and ensure that development on the edge of settlements is fully integrated into its surroundings. 

8.
Ensure that the necessary services and drainage infrastructure can be incorporated without causing unacceptable harm to retained features.

9.
Through layout and design, encourage the promotion of energy and water conservation by its future occupiers, the incorporation of sustainable forms of energy production within the overall design should also be explored where appropriate 

10
Have a layout and design which minimises the potential for crime and antisocial behaviour.
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Core Development Policies - Policy CP5 - Residential Amenity

The amenity of residential areas will be protected from inappropriate development where that development:

1.
is for a use inappropriate for residential areas; and/or

2.
is of an unacceptable scale; and/or

3.
leads to an unacceptable increase in traffic or noise; and/or

4.
is visually intrusive.

In order to ensure residential amenity is not compromised a minimum distance of 21 metres should be allowed between primary facing windows between dwellings (12 metres gable end to primary facing window).  A minimum of 4 metres should be allowed between gable ends to allow for maintenance of property.  Changes in levels of land and height of development will be taken into account in applying these distances.
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Core Development Policies - Policy CP14 - Accessibility, Mobility And Inclusion

The layout and design of any development will be encouraged to meet the highest standards of accessibility and inclusion for all potential users regardless of disability, age or gender. Development proposals will be expected to demonstrate that they have made provision for easy, safe and inclusive access to, into and within buildings and facilities through the submission of an access statement alongside their planning application. The need for adequate parking facilities for disabled people should also be taken into account.

Facilities for disabled people should be included in proposals for extending and altering buildings and open spaces and changes of use where they are to be used by the public, in accordance with Part M of the Building Regulations 2004 and the Disability Discrimination Act 1995. Beyond these requirements, the City Council will seek, where applicable, to negotiate the extent of provision required for disabled people.

The Council will have regard to the following criteria when assessing development proposals:

1.
The design of entrances and exits and ease of permeation through and between developments- in terms of street furniture, circulation areas and pedestrian routes

2.
Location of any development proposal in relation to its potential users, customers, employees

3.
Accessibility by all transport modes and provision for parking for disabled people

4.
Provision of on site facilities e.g. baby changing facilities, public toilets, disabled parking, lifts and appropriate signage.

5.
Consideration should also be given to the guidance in 'Better Access' produced by Carlisle City Council, regarding building details and accessibility for all and BS 8300: 2001 'Design of buildings and their approaches to meet the needs of disabled people- Code of Practice'.
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Local Environment - Policy LE14 - Alterations To Listed Buildings

Applications for alterations or extensions to listed buildings must have regard to the scale, proportions, character and detailing of the existing building (both internally and externally) and of its windows and doorways. Any proposals which have an unacceptable impact on the listed building will not be permitted.

Applications will be assessed against the following criteria:

1.
the importance of the building, its intrinsic architectural and historic interest and rarity, and its significance to the local distinctiveness and character of the district;

2.
the particular physical features of the building 

3.
the setting of the building and its contribution to the local scene;

4.
the extent to which the proposed works would bring substantial benefits for the community.
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Local Environment - Policy LE16 - Change Of Use Of Listed Buildings

The change of use of a listed building will be permitted provided it would not have a detrimental effect on the special architectural or historic interest of the building and neighbouring properties.
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Local Environment - Policy LE20 - Conservation Areas

The City Council will continue to review existing and designate new conservation areas.  The City Council will encourage, and permission will be granted for development within and adjoining conservation areas which preserves or enhances their character. The City Council will seek to ensure any new development or alterations to existing buildings are in sympathy with the setting, scale, density and physical characteristics of conservation areas, and protect important views into or out of such areas.  Applications for outline planning permission will not be accepted for proposals in conservation areas.

Proposals for new development and/or the alteration of buildings in conservation areas should harmonise with their surroundings:

1.
the development should preserve or enhance all features which contribute positively to the area's character or appearance, in particular the design, massing and height of the building should closely relate to adjacent buildings and should not have an unacceptable impact on the townscape or landscape;

2.
The development should not have an unacceptable impact on the historic street patterns and morphology, roofscape, skyline and setting of the conservation area, important open spaces or significant views into, out of and within the area;

3.
development proposals should not result in the amalgamation or redrawing of boundaries between traditional buildings and plots, or demolition and redevelopment behind retained facades;

4.
wherever practicable traditional local materials such as brick, stone and slate should be used and incongruous materials should be avoided;

5.
individual features both on buildings and contributing to their setting, should be retained e.g. doorways, windows, shopfronts, garden walls, railings, cobbled or flagged forecourts, sandstone kerbs, trees and hedges, etc. Where features have deteriorated to the extent to which they have to be replaced, the replacement should match the original;

6 
proposals which would generate a significant increase in traffic movements and heavy vehicles or excessive parking demands will not be permitted since these would be prejudicial to amenity;

7 
proposals which would require substantial car parking and servicing areas which can not be provided without an adverse effect on the site and its surroundings will not be permitted.
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Economic And Commercial Growth - Policy EC15 - Tourism Development

Priority will be given for tourism related development in the City of Carlisle in accordance with Structure Plan Policy EM15.  Proposals will be supported in Carlisle and elsewhere where they contribute towards the economic and physical regeneration of an area provided that the following criteria are met:

1.
The scale and design of the development are compatible with the surrounding area; and

2.
There would be no unacceptable adverse impact on the landscape/townscape; and

3.
Adequate access by a choice of means of transport and appropriate car parking can be achieved; and

4.
The level of traffic generated can be adequately accommodated within the local road network without detriment to the particular rural character of the area; and

5.
If the proposal is within the rural area it is well related to an established settlement or group of buildings, or would form an important element of a farm diversification scheme; and

6.
The distinctive environment, culture and history of the area are safeguarded.

Hadrian’s Wall World Heritage Site is a major attraction for sustainable tourism and proposals for new tourism development which aim to promote the enjoyment and understanding of the WHS whilst meeting the above criteria will be permitted.
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Transport - Policy T1 - Parking Guidelines

The level of car parking provision for development will be determined on the basis of the following factors:

1.
the Parking Guidelines for Cumbria as updated by additional requirements in PPG 13;

2.
the availability of public car parking in the vicinity;

3.
the impact of parking provision on the environment of the surrounding area;

4.
the likely impact on the surrounding road network; and

5.
accessibility by and availability of, other forms of transport.



Item no: 15







Appn Ref No:
Applicant:
Parish:

08/0528
 Carlisle Glass Limited
Carlisle





Date of Receipt:
Agent:
Ward:

22/05/2008
Architects Plus (UK) Ltd
Currock





Location:

Grid Reference:

46-48 London Road And 1 Woodrouffe Terrace, Carlisle, Cumbria, CA1 2EH

340758 555187





Proposal:
Change Of Use From Dwelling To Bed And Breakfast.  Internal Alterations To Form En-suite Bedrooms.  Replacement Of Existing First Floor UPVC Windows With New UPVC Windows.  Repair Existing Ground Floor Timber Window With Secondary Double Glazing Internally (LBC)

Members will recall at Committee meeting held on 22nd August 2008 that authority was given to the Head of Planning and Housing Services to issue approval subject to no new planning issues being raised during the expiration of the consultation period. 

The consultation period has expired and the approval was issued on 26th August 2008. 
Grant Permission 

1.
The works shall be begun not later than the expiration of 3 years beginning with the date of the grant of this consent.

Reason:
In accordance with the provisions of Section 18 of the Planning (Listed Building and Conservation Areas) Act 1990.



Summary of Reasons for the Decision

Although formerly independent properties, Numbers 46-48 London Road and 1 Woodrouffe Terrace now consist of a single corner property located on the west side of London Road directly opposite its junction with Grey Street.  The property has two primary frontages to each of these streets although the latter (Woodrouffe Terrace) is a private road.  It is a Grade II Listed Building located within the Botchergate Conservation Area and lies within a Primary Residential Area identified in the Carlisle District Local Plan 2001-2016 Revised Redeposit (as amended by the Inspector).

The building is constructed of clay facing bricks in Flemish bond with painted stone surrounds to all openings, plinth, quoins and cornices and is roofed in natural slate.  There is also a disabled access ramp on the London Road elevation.   

The Design and Access Statement submitted as part of the application outlines that over the years the three properties have been linked, and an extension constructed, in order to form a Doctors surgery.   

This application seeks Listed Building Consent for the conversion of the property to bed & breakfast use. The Design and Access Statement confirms that the applicant also operates a Bed & Breakfast business (The Road House) at 22 to 42 London Road. The proposal would operate as an "annexe" to that accommodation.  

The submitted plans indicate that all bedrooms in the proposed new B & B would be ensuite with the ground floor providing 6no. twin bedrooms, one being designed as  accommodation for disabled persons.  The first floor would provide 3no. twin bedrooms, 1 double bedroom, 1 single bedroom and a family bedroom.

In order to achieve the accommodation, small rooms and recesses will be utilised or larger rooms subdivided with partitions to create en-suite accommodation.  In the case of sub-division the Design and Access Statement outlines that partitions will be scribed around the existing cornices with matching cornices extended around the junction of the new partition with the existing ceilings. The only external modifications consist of the installation of replacement windows, designed in conjunction with the Conservation Officer, plus installation of external flues in locations also agreed with the Conservation Officer.       

The relevant planning policies against which the application is required to be assessed are Policies CP4, LE14, LE16 and LE20 of the Carlisle District Local Plan 2001-2016 Revised Redeposit Draft (as amended by the Inspector).

The proposals raise the following planning issues:


1.
The Impact On The Listed Building And Botchergate Conservation Area

The change of use of the building would involve minimal external and internal alterations.  Those alterations that are necessary would be carried out sympathetically minimising any damage to the fabric of the building.  The City Council's Conservation Officer has visited the property and has advised and agreed all alterations that are necessary.  It is, therefore, considered that the proposal would not have a detrimental impact on either the Listed Building or Botchergate Conservation Area. 

In overall terms it is considered that the proposals are compliant with the objectives of the relevant adopted and emerging Development Plan policies.

Relevant Development Plan Policies

Carlisle District Local Plan 2001 - 2016 Revised Redeposit Draft

Core Development Policies - Policy CP4 - Design

The suitability of any new development or redevelopment will be assessed against the following design principles. Proposals should:

1.
Have regard to surrounding buildings in the context of their form in relation to height, scale and massing and making use of appropriate materials and detailing.

2.
Take into consideration any important landscape or topographical features and respect local landscape character.

3.
Reinforce local architectural features where appropriate promoting and respecting local distinctiveness rather than detracting from it.

4.
Be well integrated- ensuring all components of a development are well related to one another e.g. buildings, associated parking, access routes, open space, and hard and soft landscaping to ensure a successful and attractive outcome.

5.
Not adversely affect the residential amenity of existing areas nor adjacent land uses, nor result in unacceptable standards for future users and occupiers of the development. 

6.
Ensure where possible the retention of existing trees, shrubs, hedges and other wildlife habitats and the replacement of any environmental feature lost to development 

7.
Recognise that landscaping schemes (both hard and soft) will be required to assist in integrating new development into existing areas and ensure that development on the edge of settlements is fully integrated into its surroundings. 

8.
Ensure that the necessary services and drainage infrastructure can be incorporated without causing unacceptable harm to retained features.

9.
Through layout and design, encourage the promotion of energy and water conservation by its future occupiers, the incorporation of sustainable forms of energy production within the overall design should also be explored where appropriate 

10
Have a layout and design which minimises the potential for crime and antisocial behaviour.
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Local Environment - Policy LE14 - Alterations To Listed Buildings

Applications for alterations or extensions to listed buildings must have regard to the scale, proportions, character and detailing of the existing building (both internally and externally) and of its windows and doorways. Any proposals which have an unacceptable impact on the listed building will not be permitted.

Applications will be assessed against the following criteria:

1.
the importance of the building, its intrinsic architectural and historic interest and rarity, and its significance to the local distinctiveness and character of the district;

2.
the particular physical features of the building 

3.
the setting of the building and its contribution to the local scene;

4.
the extent to which the proposed works would bring substantial benefits for the community.
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Local Environment - Policy LE16 - Change Of Use Of Listed Buildings

The change of use of a listed building will be permitted provided it would not have a detrimental effect on the special architectural or historic interest of the building and neighbouring properties.



Carlisle District Local Plan 2001 - 2016 Revised Redeposit Draft

Local Environment - Policy LE20 - Conservation Areas

The City Council will continue to review existing and designate new conservation areas.  The City Council will encourage, and permission will be granted for development within and adjoining conservation areas which preserves or enhances their character. The City Council will seek to ensure any new development or alterations to existing buildings are in sympathy with the setting, scale, density and physical characteristics of conservation areas, and protect important views into or out of such areas.  Applications for outline planning permission will not be accepted for proposals in conservation areas.

Proposals for new development and/or the alteration of buildings in conservation areas should harmonise with their surroundings:

1.
the development should preserve or enhance all features which contribute positively to the area's character or appearance, in particular the design, massing and height of the building should closely relate to adjacent buildings and should not have an unacceptable impact on the townscape or landscape;

2.
The development should not have an unacceptable impact on the historic street patterns and morphology, roofscape, skyline and setting of the conservation area, important open spaces or significant views into, out of and within the area;

3.
development proposals should not result in the amalgamation or redrawing of boundaries between traditional buildings and plots, or demolition and redevelopment behind retained facades;

4.
wherever practicable traditional local materials such as brick, stone and slate should be used and incongruous materials should be avoided;

5.
individual features both on buildings and contributing to their setting, should be retained e.g. doorways, windows, shopfronts, garden walls, railings, cobbled or flagged forecourts, sandstone kerbs, trees and hedges, etc. Where features have deteriorated to the extent to which they have to be replaced, the replacement should match the original;

6 
proposals which would generate a significant increase in traffic movements and heavy vehicles or excessive parking demands will not be permitted since these would be prejudicial to amenity;

7 
proposals which would require substantial car parking and servicing areas which can not be provided without an adverse effect on the site and its surroundings will not be permitted.
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Appn Ref No:
Applicant:
Parish:

08/0594
Mr Steven Brough
Dalston





Date of Receipt:
Agent:
Ward:

09/06/2008
H & H Bowe Ltd
Dalston





Location:

Grid Reference:

Land At Hallfield, Dalston, Carlisle, Cumbria

337164 549179





Proposal:
Change Of Use From Agricultural Land To Residential Garden

Members will recall at Committee meeting held on 22nd August 2008 that authority was given to the Head of Planning and Housing Services to issue approval subject to no new planning issues being raised during the expiration of the consultation period.  

This consultation period has expired and the approval was issued on 27th August 2008. 
Grant Permission 

1.
The development shall be begun not later than the expiration of 3 years beginning with the date of the grant of this permission.

Reason:
In accordance with the provisions of Section 91 of the Town and Country Planning Act 1990 ( as amended by Section 51 of the Planning and Compulsory Purchase Act 2004).



2.
Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 1995, (or any Order revoking or re-enacting that Order), no building, garage, shed or other structure be erected within the curtilage of the garden area hereby permitted without the prior permission of the local planning authority and the approval by them of the design, siting and external appearance of such structures.

Reason:
The local planning authority wishes to retain full control over the matters referred to in order to protect the character, integrity and appearance of the land and its setting.



3.
No existing trees or hedgerow identified on the approved plan received on 12th August 2008, shall be felled, lopped, uprooted or layered without the prior consent in writing of the local planning authority.

Reason:
The local planning authority wishes to see existing trees incorporated into the new development where possible to ensure compliance with Policy CP2 of the Carlisle District Local Plan 2001-2016 Revised Redeposit Draft (as amended by the Inspector).



4.
All planting comprised in the approved details of landscaping shall be carried out in the first planting season and maintained thereafter to the satisfaction of the Council; 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 others of similar size and species, unless the Local Planning Authority gives written consent to any variation.

Reason:
To ensure that a satisfactory landscaping scheme is implemented and that if fulfils the objectives of Policy CP2 of the Carlisle District Local Plan 2001-2016 Revised Redeposit Draft (as amended by the Inspector).



Summary of Reasons for the Decision

The application site forms part of a field currently used as grazing land on the eastern fringes of Dalston.  Immediately to the north west is a wooded area and 2no. dwellings, Ash Trees and Oaklands.  Along its southern boundary is the Dalston to Durdar Road with the field sloping up eastwards to an area known as Buckabank.  The application site is not covered by any designation in the Carlisle District Local Plan 2001-2016 Revised Redeposit Draft. 

The application seeks Full Planning Permission for the change of use of agricultural land to residential garden.  The application site is 90 metres in length and would extend into the field at its widest part by 15 metres reducing to 10 metres.  Should the application be approved these land would be subdivided and incorporated into the gardens of Ash Trees and Oaklands, the two properties immediately to the north west of the application site. 

The submitted drawings indicate that the proposed new boundary would be formed of natural hedgerow consisting of 60% Hawthorn, 20% Blackthorn, 5% Hazel, 5% Spindle Bush, 5% Dog Rose and 5% Honeysuckle.  At varying intervals 6no. trees would be incorporated within the new hedgerow these being 2no. Oak, 1no. Ash, 1no. Field Maple and 2no. Holly.  Submitted drawings have been received which also indicate the location and retention of 6no. existing trees the existing boundary. 

The relevant planning policies against which the application is required to be assessed are CP1, CP2, CP3 and CP4 of the Carlisle District Local Plan 2001-2016 Revised Redeposit Draft (as amended by the Inspector).

The proposal raise the following issues:

1.
The Impact Of The Proposal On The Visual Character Of The Area

Concerns have been raised by the Parish Council and the occupiers of neighbouring residents with regard to the visual impact of the proposal on the character of the area.  The visual impact, however, is considered to be minimal given that the proposal would be partially screened from view by an existing wall and hedge along its southern boundary together with the variation in land levels i.e. the sloping nature of the field thereby reducing any visual impact when viewed from the east.  Over time any impact would be further lessened due to the use of native planting, further screening the proposed gardens from public viewpoints.  In order to control the future use of this land a condition is proposed which would remove Permitted Development Rights on the land for the erection of any outbuildings. 

Objectors have also raised concern in regard to the proposed landscaping scheme and the possible loss of existing trees along the boundary.  The City Council's Landscape Architect/Tree Officer has been consulted on both issues and has confirmed that there are no objections to the proposed planting scheme, subject to the imposition of relevant conditions on the future management of the planting scheme and the retention/protection of existing trees. 

2.
Whether The Proposal Would Result In Loss Of Agricultural Land

PPS7 advises that Grades 1, 2 and 3a (as defined in the Agricultural Land Classification Map) should be protected as a national resource for future generations. While detailed investigations have been carried out on the margins of the built-up area of Carlisle to identify the location of these grades, within the rural area Grade 3 land has not be subdivided. 

The proposed garden area lies within a general Grade 3 designation and as the total area of the proposal involves is approximately 1000 square metres it is not considered to be contrary to the objectives of Policy CP3 of the Local Plan Revised Redeposit Draft (as amended by the Inspector).

In overall terms it is considered that the proposals are compliant with the objectives of the relevant adopted and emerging Development Plan policies. 

Relevant Development Plan Policies

Carlisle District Local Plan 2001 - 2016 Revised Redeposit Draft

Core Development Policies - Policy CP1 - Landscape Character/Biodiversity

Proposals for development in the rural area must seek to conserve and enhance the special features and diversity of the different landscape character areas.

Such proposals should not harm the integrity of the biodiversity resource as judged by key nature conservation principles, and proposals should seek to conserve and enhance the biodiversity value of areas which they affect.



Carlisle District Local Plan 2001 - 2016 Revised Redeposit Draft

Core Development Policies - Policy CP2 - Trees And Hedges On Development Sites
When considering proposals for development on sites where there are existing trees and hedges, a survey will be required to show the following information:

1. the location of existing trees and hedges;

2. the species, age, height and crown spread of each tree;

3. an assessment of the condition of each tree;

4. the location and crown spread of trees on adjacent land which may be affected by the development;

5. existing and proposed changes in ground level.

In order to protect and integrate existing trees and hedges within new development, the City Council will resist proposals which cause unacceptable tree loss, and which do not allow for the successful integration of existing trees identified in the tree survey.

Layouts will be required to provide adequate spacing between existing trees and buildings, taking into account the existing and future size of the trees, and their impact both above and below ground.

The City Council will protect existing trees and woodlands where appropriate, by tree preservation orders, and by the use of planning conditions requiring protective fencing around trees to be retained to prevent site works within their crown spread.



Carlisle District Local Plan 2001 - 2016 Revised Redeposit Draft

Core Development Policies - Policy CP3 - Agricultural Land

Permission will not be given for development where it would lead to the loss of the best and most versatile agricultural land, unless:

1.
there is an overriding need for the development; and

2.
there is insufficient land of a lower grade available; or

3.
available lower grade land has a statutory landscape, wildlife, historic or archaeological designation.



Carlisle District Local Plan 2001 - 2016 Revised Redeposit Draft

Core Development Policies - Policy CP4 - Design

The suitability of any new development or redevelopment will be assessed against the following design principles. Proposals should:

1.
Have regard to surrounding buildings in the context of their form in relation to height, scale and massing and making use of appropriate materials and detailing.

2.
Take into consideration any important landscape or topographical features and respect local landscape character.

3.
Reinforce local architectural features where appropriate promoting and respecting local distinctiveness rather than detracting from it.

4.
Be well integrated- ensuring all components of a development are well related to one another e.g. buildings, associated parking, access routes, open space, and hard and soft landscaping to ensure a successful and attractive outcome.

5.
Not adversely affect the residential amenity of existing areas nor adjacent land uses, nor result in unacceptable standards for future users and occupiers of the development. 

6.
Ensure where possible the retention of existing trees, shrubs, hedges and other wildlife habitats and the replacement of any environmental feature lost to development 

7.
Recognise that landscaping schemes (both hard and soft) will be required to assist in integrating new development into existing areas and ensure that development on the edge of settlements is fully integrated into its surroundings. 

8.
Ensure that the necessary services and drainage infrastructure can be incorporated without causing unacceptable harm to retained features.

9.
Through layout and design, encourage the promotion of energy and water conservation by its future occupiers, the incorporation of sustainable forms of energy production within the overall design should also be explored where appropriate 

10
Have a layout and design which minimises the potential for crime and antisocial behaviour.
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Appn Ref No:
Applicant:
Parish:

08/0646
Mrs & Mr Janet & David Blair
Kirkandrews





Date of Receipt:
Agent:
Ward:

23/06/2008
Mr David Blair
Longtown & Rockcliffe





Location:

Grid Reference:

Moat School House, Kirkandrews Moat, Longtown, Carlisle, CA6 5PW

341105 574066





Proposal:
Amendments To Planning Permission 04/0123 Including Removal Of Chimney, Increased Window Size, Two Additional Windows To West Elevation, 4 Windows Removed From East Elevation And Relocation Of Side Door.

Members will recall at Committee meeting held on 11th July 2008 that authority was given to the Head of Planning and Housing Services to issue approval subject to no objections being received from statutory consultees or neighbours.

No objections have been received and the approval was issued on 21 August 2008. 

Grant Permission 

Summary of Reasons for the Decision

This is  a revised application for amendments to a planning permission granted  in 2004 ( 04/123) for a two storey extension to  Moat School House, Moat. While the external dimensions of the extension will remain the same, the internal layout is being revised and the elevational details are being changed. The revised accommodation comprises a morning room, bathroom and utility on the ground floor with a bedroom and ensuite on the upper floor.

The external changes  include the deletion of a proposed chimney,  increased window size, and two additional windows, on the west elevation and the deletion of four windows and relocation of a door on the elevation. The modifications arise from a combination of changed personal circumstances and the applicant`s desire to achieve energy conservation and efficiency in the design and choice of construction materials in the extension.

External materials will be sandstone side walls with white dash on the gable and a slate roof. The walls were previously all to be sandstone.

Section 54a of the Town and Country Planning Act 1990/Section 38(6) of the  Planning and Compulsory Purchase Act 2004, require that an application for planning permission shall be determined in accordance with the provisions of the development plan unless material considerations (including  Government Policy, as expressed through Planning Policy Guidance notes / Planning Policy Statements, and objections) indicate otherwise. In consideration of this application  Policies  DP9, CP8 and H11 an of the Revised Redeposit Draft (2001 - 2016) ( as amended by the Inspector in April 2008)  and Policy ST3 of the adopted Cumbria and Lake District Joint Structure Plan 2001-2016,  are relevant. 

With regard to the objectives of the Development Plan:

1.
the scale and design of the proposed extension are considered to be appropriate to this detached dwelling. 

2.
it is not considered that the development adversely affects the amenities of adjacent properties, from which it is separated by a substantial hedge, by reason of poor design, unreasonable overlooking or unreasonable loss of daylight or sunlight.

3.
as Moat School House lies within a group of properties the extension is not  considered to have a significant impact on the character of the County Landscape.

4.
the applicant has advised that in terms of design details, layout and choice of construction materials the revised proposals take account of the need for energy conservation and efficiency.

It is considered that the proposed development accords with the provisions of the Development Plan and, as there are no material considerations which indicate that it should be determined to the contrary, it has been determined in accordance with the Development Plan.

It is being issued under the authority granted by the Development Control Committee on 11th July 2008.

Relevant Development Plan Policies

Carlisle District Local Plan 2001 - 2016 Revised Redeposit Draft

Housing - Policy H11 - Extensions To Existing Residential Premises

Applications for extensions to existing dwellings will be approved provided the City Council is satisfied that the proposals are appropriate to the dwelling, its design and setting. Inappropriate extensions which adversely affect the amenities of adjacent properties by poor design, unreasonable overlooking and/or unreasonable loss of daylight and sunlight will not be permitted. Extensions must be of an appropriate scale and not dominate the original dwelling.



Carlisle District Local Plan 2001 - 2016 Revised Redeposit Draft

Development Principles - Policy DP9 - Landscapes Of County Importance

Within Landscapes of County Importance, will only be given for development provided that:

1. there is no unacceptable adverse effect on the distinctive landscape character and features of the area; and

2. the proposal preserves or enhances the special features and character of the particular landscape within which it is to be sited.

Development required to meet local infrastructure needs which can not be located elsewhere will be permitted provided it is sited to minimise environmental impact and meet high standards of design.



Carlisle District Local Plan 2001 - 2016 Revised Redeposit Draft

Core Development Policies - Policy CP8 Development Energy Conservation And Efficiency

Development proposals should take into account the need for energy conservation and efficiency in their design, layout and choice of materials. The principles should be introduced in the early stages of the design process in order to consider the orientation of buildings to maximise solar gain coupled with high levels of insulation to reduce heating costs. The efficient and effective use of land, including the reuse of existing buildings and the use of environmentally sustainable materials should also be encouraged. Landscaping schemes also may be used to shelter buildings in exposed positions to reduce heat loss.

These elements will contribute to the energy efficiency of a new development. Developers should also consider the possible incorporation of photovoltaic cells, active solar panels and other small-scale sources of renewable energy. Consideration should be given to recycled materials, waste minimisation and recycling measures within the design.



Cumbria and Lake District Joint Structure Plan 2001 – 2016 

Policy ST3: - Principles applying to all new development

All proposals for development including alterations to existing buildings and land use change will be required to:

1. seek locations consistent with policy ST5, ST6, and ST7 which will assist in reducing the need to travel, and then in the following order of priority :

a) the appropriate reuse of existing buildings worthy of retention, followed by

b) the reuse of previously developed land and only then

c) the use of previously undeveloped land,

2. seek sites that are or will be made accessible by public transport, walking or cycling,

3. reduce the risk of flooding within the development and elsewhere by a choice of location in the following order of priority:

a) sites with little or no flood risk, followed by

b) sites with low or medium flood risk, and only then

c) sites in areas of high flood risk

Design proposals should minimise or mitigate any flood risk and where practicable include sustainable drainage systems

4. ensure agricultural land of poorer quality is used for development in preference to the best and most versatile agricultural land,

5. avoid the loss of, or damage to, and where possible enhance, restore or re-establish, important nature conservation features,

6. avoid the loss of or damage to, and wherever possible enhance important or distinctive conservation features including landscapes, buildings, archaeological sites, historic parks and gardens and visually important public and private open spaces,

7. ensure high standards of design including siting, scale, use of materials and landscaping which respect and, where possible, enhance the distinctive character of townscape and landscape.

8. promote a safe and secure environment that designs out crime and makes proper provision for people with restricted mobility and people with special needs,

9. promote energy and water efficient design and the use of recycled materials and renewable energy technology, 

10. avoid reductions in air quality and the quality and quantity of groundwater and surface waters,

11. ensure development makes efficient use of and is within infrastructure, community and service constraints, or that these can be satisfactorily overcome through planned improvements or at the developers expense without an adverse effect on the environment, 

12. minimise levels of light pollution and noise.
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Appn Ref No:
Applicant:
Parish:

08/0002
 Telefonica O2 (UK) Ltd
Carlisle





Date of Receipt:
Agent:
Ward:

18/07/2008
Galliford Try Communications
Harraby





Location:

Grid Reference:

Land adjacent to 1, Central Avenue, Carlisle

342193 554483





Proposal:
Proposed Erection Of A 12.5 Metre High Telecommunications Monopole, 1 No. Ground Based Equipment Cabinet And Ancillary Development

Members will recall at Committee meeting held on 22nd August 2008 that authority was given to the Head of Planning and Housing Services to issue approval following the expiry of the consultation period. 

The consultation period has expired and the approval was issued on 1st September 2008. 
Determination - Approved  + add.conds. 

1.
The external finishes to be used shall be in accordance with the details contained in the submitted application, unless otherwise agreed in writing by the Local Planning Authority.

Reason:
To ensure acceptable appearance and to ensure compliance with Policy E52 of the Carlisle District Local Plan.



2.
Before any development takes place, a plan shall be submitted for the prior written approval of the Local Planning Authority reserving adequate land for the parking of vehicles engaged in construction operations and subsequent maintenance, associated with the development hereby approved, and that land, including the vehicular access thereto, shall be used for or be kept available for these purposes at all times until completion of the construction works.

Reason:
The carrying out of this development without the provision of these facilities during the construction work is likely to lead to inconvenience and danger in accordance with Local Transport Policy LD8.



Relevant Development Plan Policies
Carlisle District Plan

Environment - Policy E52

In considering applications for larger telecommunications development the Council will wish to be satisfied that there is no spare capacity on existing structures or that technical and/or operational difficulties preclude such spare capacity from being exploited.  High masts and other large apparatus will only be permitted within AONB's if they are sited and designed to minimise their impact on the landscape, taking into account their technical and locational requirements.



Carlisle District Plan

Housing - Proposal H17

The amenity of residential areas will be protected from inappropriate development where that development:

1. Is for a use inappropriate for residential areas; and/or

2. Is of an unacceptable scale; and/or

3. Leads to an unacceptable increase in traffic or noise; and/or

4. Is visually intrusive; and/or

5. Leads to a loss of housing stock.



Carlisle District Local Plan 2001 - 2016 Revised Redeposit Draft

Core Development Policies - Policy CP4 - Design

The suitability of any new development or redevelopment will be assessed against the following design principles. Proposals should:

1.
Have regard to surrounding buildings in the context of their form in relation to height, scale and massing and making use of appropriate materials and detailing.

2.
Take into consideration any important landscape or topographical features and respect local landscape character.

3.
Reinforce local architectural features where appropriate promoting and respecting local distinctiveness rather than detracting from it.

4.
Be well integrated- ensuring all components of a development are well related to one another e.g. buildings, associated parking, access routes, open space, and hard and soft landscaping to ensure a successful and attractive outcome.

5.
Not adversely affect the residential amenity of existing areas nor adjacent land uses, nor result in unacceptable standards for future users and occupiers of the development. 

6.
Ensure where possible the retention of existing trees, shrubs, hedges and other wildlife habitats and the replacement of any environmental feature lost to development 

7.
Recognise that landscaping schemes (both hard and soft) will be required to assist in integrating new development into existing areas and ensure that development on the edge of settlements is fully integrated into its surroundings. 

8.
Ensure that the necessary services and drainage infrastructure can be incorporated without causing unacceptable harm to retained features.

9.
Through layout and design, encourage the promotion of energy and water conservation by its future occupiers, the incorporation of sustainable forms of energy production within the overall design should also be explored where appropriate 

10
Have a layout and design which minimises the potential for crime and antisocial behaviour.



Carlisle District Local Plan 2001 - 2016 Revised Redeposit Draft

Core Development Policies - Policy CP5 - Residential Amenity

The amenity of residential areas will be protected from inappropriate development where that development:

1.
is for a use inappropriate for residential areas; and/or

2.
is of an unacceptable scale; and/or

3.
leads to an unacceptable increase in traffic or noise; and/or

4.
is visually intrusive.

In order to ensure residential amenity is not compromised a minimum distance of 21 metres should be allowed between primary facing windows between dwellings (12 metres gable end to primary facing window).  A minimum of 4 metres should be allowed between gable ends to allow for maintenance of property.  Changes in levels of land and height of development will be taken into account in applying these distances.



Carlisle District Local Plan 2001 - 2016 Revised Redeposit Draft

Economic And Commercial Growth - Policy EC18 - Telecommunications And Satellite Receiving Equipment

Where either full permission, or prior approval for the siting and appearance under permitted development rights, is required for telecommunications development (including masts and ancillary equipment) permission will be granted subject to the following criteria:

1. the proposal meets the highest possible standards of siting and design and takes account of the landscape character if it is to be located in a rural area; and

2. the proposal would not result in any adverse impact on heritage features of the built environment; and 

3. the proposed telecommunications service can not be provided by another means; and

4. there is no reasonable possibility of sharing existing facilities; and 

5. there is no reasonable possibility of erecting antennas on an existing building or other structure; and

6. evidence is submitted that all measures to reduce environmental impacts has been pursued; and

7. evidence is submitted that the apparatus is in compliance with ICNIRP guidelines

Permission will be granted for satellite TV receiving dishes providing that the following criteria are satisfied:

1.
the dish is sited to minimise its visual impact; and

2.
the dish is sited so that no part of it projects above the highest part of the roof;and

3.
in conservation areas, the dish is located so as not to be visible from any public viewpoint.



