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1. Recommendation

1.1 Members are requested to grant “authority to issue” planning approval,
subject to the completion of a S106 agreement to secure:

 a) a financial contribution towards the provision and maintenance of open
space within the locality including Edgehill Road and Keenan Park;
b) the maintenance of the informal open space within the site by the

developer;
c) the inclusion of a viability retest during development of the site and a

financial contribution towards affordable housing should the scheme
prove sufficiently viable.

2. Main Issues

2.1 Whether The Proposal Is Acceptable In Principle
2.2 Whether The Scale And Design Of The Dwellings Would Be Acceptable
2.3 Impact Of The Proposal On The Living Conditions Of The Occupiers Of Any

Neighbouring Properties
2.4 Highway Matters
2.5 Drainage Issues



2.6 Provision Of Affordable Housing
2.7 Open Space
2.8 Biodiversity
2.9 Other Matters

3. Application Details

The Site

3.1 The site covers an area of approximately 4.94 hectares and is currently in
agricultural use for grazing. It is situated approximately 200m to the west of
the M6 and lies north east of Moorside Drive and Valley Drive and south of
Beverley Drive.  To the west is Huntsman Lane and the site of the newly
extended Pennine Way Primary School.   The site is surrounded by
two-storey residential properties on three sides and the land slopes upwards
from west to east.  At the western part of the site a number of footpaths link
the surrounding area. Fields adjoin the site to the east and these are in the
same ownership as the application site.

3.2  The site is greenfield and is in agricultural use with the fields adjacent to the
motorway.  There are sections of hedgerow to the north forming the
boundary with adjacent properties.  To the east is a hedgerow forming part of
the boundary but the rest of the site is open to the adjacent farmland.  To the
south are fence boundaries and to the west is a mixture of post and rail
fencing, wooden fencing and landscaped boundaries.

3.3  The site is allocated for housing referenced as site U4 in the Carlisle District
Local Plan 2015-2030.

Background

3.4 In May 2016, outline planning permission was granted for residential
development on the site, with all matters (except access) reserved for
subsequent approval.  The indicative plans that were submitted with the
outline application showed one hundred and fifty dwellings within the site.  
The permission was granted subject to a S106 legal agreement for the
provision of 30% of the units as affordable and Travel Plan Contributions of
approximately £41,107 plus a Travel Plan administration Fee of £6,600

3.5      The only vehicular access to the development was shown from Moorside
Drive. The indicative plans submitted with the outline application also
showed a potential emergency access in the south-east corner of the site to
Valley Drive and pedestrian links through to the east towards the school and
community centre. 

The Proposal

3.6 The proposal is seeking full planning permission for the erection of 166 two,
three and four bedroom properties within the site.  A new 5.5m wide road,



with pavements to both sides, would be a continuation of Moorside Drive.

3.7 The development would have a central loop with four cul-de-sacs accessed
from the main road through the site.  Two of these indicate the potential to
access further development land although no planning permission currently
exists for land to the east and there is no land allocation for additional
development within the Local Plan.  The roads would be constructed of
tarmac, with traffic calming speed tables at the junctions.  Open Space
would be located at the northwest and southeast of the development.  Thirty
visitor parking spaces would be provided in lay-bys adjacent to the roads
throughout the site.  The main road through the site would also be wide
enough to accommodate on road parking. 

3.8  The only vehicular access to the development would be from Moorside Drive
and an Emergency Vehicle Access only is proposed linking through to Valley
Drive. The plans also show potential pedestrian links through to the open
space at the north west corner of the site as well as potential routes for walks
through the land to the east.

3.9 The development would contain a range of 14 house types, the details of
which are given below:

House Type Cork (201) – 2-bedroom semi-detached property - 38
units proposed  

House Type Kerry (202) – 2-bedroom semi-detached property - 14
units proposed  

House Type Tyrone (301) - 3-bedroom semi-detached property – 11
units proposed

House Type Lisburn (311) - 3-bedroom semi-detached property – 7
units proposed

House Type Galway (302) - 3-bedroom semi-detached property – 6
units proposed

House Type Wicklow (303) - 3-bedroom semi-detached property – 16
units proposed

House Type Fergus (309) - 3-bedroom semi-detached property – 9
units proposed

House Type Liffey (310) - 3-bedroom semi-detached property – 7
units proposed

House Type Kilkenny (304) - 3-bedroom detached property – 20 units
proposed

House Type Kildare (307) - 3-bedroom detached property – 25 units
proposed

House Type Renmore (314) - 3-bedroom detached property – 3 units
proposed



House Type Longford (401) - 4-bedroom detached property – 3 units
proposed

House Type Carlow (403) - 4-bedroom detached property – 5 units
proposed

House Type Waterford (405) - 4-bedroom detached property – 2 units
proposed

3.8 The dwellings would be constructed of a combination of two types of brick,
yellow multi brick and red multi brick, under a dark grey plain profile
concrete tiled roof.  Some of the dwellings would be constructed
predominantly of yellow multi brick, with others being constructed
predominantly of red multi brick.

3.9 The dwellings would have various designs and would utilise a range of
features to add visual interest and variety.  These include the use of two
contrasting bricks; brick sills and lintels; open porches; bay windows;
single-storey projections; pitched roof dormer windows; with some dwellings
having integral garages, attached garages or detached garages.

3.10 Each dwelling would have small front gardens and rear gardens, with the
front gardens being turfed and the rear gardens being made up of topsoil.
A minimum of two in-curtilage parking spaces would be provided for each
dwelling and these would either be provided on driveways or within garages.
 The driveways would be constructed of permeable crushed aggregate, with
the first 1.5m being tarmac.

3.11 A 1.8m high close boarded fence would be provided along the western site
boundary between the proposed development and the existing dwellings on
Huntsman Lane and to the south on Valley Drive.  Within the development,
1.8m high close boarded fences would be used on the rear boundaries and
to separate some plots, with 0.6m high post and wire fences also being
used to separate the majority of plots.  Some sections of 1.8m high brick
walls would be used on the most prominent boundaries.

3.12 The trees that lie on the northern boundary of the site would be retained,
along with the existing hedgerows.  A number of new trees (Field maple,
Silver Birch, Whitebeam and Hawthorn) would be planted along the main
roads through the site, including to the front of the areas of open space,
with other trees being planted within the cul-de-sacs.

3.13  The proposal is accompanied by a Phase 1  and Phase 2 Ground
Investigation Report , Infiltration Testing Report, Air Quality Assessment,
Sustainability Statement, Maximising Security Through Design Document,
Site Waste Management Plan, Construction Management Plan, Parking
Statement and an Economic Impact Report.

4. Summary of Representations



4.1  This application has been advertised by means of site and press notices as
well as notification letters sent to seventy neighbouring properties. In
response nine representations have been received comprising 5 letters of
objection and 4 comments.

4.2  The letters of objection make the following points:
great concern of the only access route to this development being
Moorside Drive. Not object to the development but why cannot access
be taken from the top of the proposed estate which the farmer uses
with extra traffic on the road it is an accident waiting to happen, if it
means putting a new road in then so be it.
the road is not big enough for more traffic, the road won't be able to
deal with HGVs while building the site, the area has enough houses
being built at this present moment in time
Could the developer come to Hunstman Lane and explain to residents
what a swale ditch is an how much water it will be able to hold without
flooding into our back gardens and homes.
Britain is becoming increasingly wet and I moved here as it was away
from Flood Zones. Can they guarantee our homes will be safe?
Do our gardens join onto the new gardens or is there a gap?
This will increase traffic during construction and after development.
Moorside Drive is not wide enough to carry the volume of traffic
is this not a greenfield site?
There is concerns on road safety with the volume of traffic
The road is not wide enough for heavy vehicles
These companies are applying for permission to build below
requirements that make the place such as a shop on an estate and the
once constructed they apply for more avoiding certain legislation e.g.
putting a shop on the estate
Certain digging works have been going on, on this land where it is
believed water has been found close to the surface
Moorside Drive is not suitable for extra traffic especially the
construction materials and machines, is Moorside Drive safe enough
and strong enough to take the extra traffic
Hunstman Lane residents cannot exit by any other route which is a
concern as traffic increases
Water run-off is also a problem when it rains heavily water rushes
down past a house on the street and floods the road
If Moorside Drive is the only entrance, will no parking be enforced
along this road?
Children play on the green areas and the large vehicles will be an
accident waiting to happen
A lot of the houses on Hunstman Lane have very wet gardens caused
by the water coming off the field, the amount of water that comes of
the field onto the road can cause a flooded road.
Photographs of water pouring down Moorside Drive submitted

4.3  The letters of comment make the following points:
 Are the sewerage plans for the new development linking into other,
existing pipework and are there any plans to strengthen this? 166 homes
is a lot of extra waste to be put onto an aging system



Concerned about surface water management and traffic management:
The Flood Risk and Drainage Statement 02032015 acknowledged an
existing surface water run-off problem associated with Hunstman Lane
and Moorside Drive, such problems exist in moderate rain or heavy
downpours with ponding  behind 6-10 Hunstman Lane with some
drains blocked solid as a result (photos sent in support)
Likewise a similar issue through the kissing gate into the cul-de-sac off
Edgehill Road with drains blocked by silt in the past
Soil Infiltration Tests suggests at the time of wet weather, natural
infiltration of the surface may not be an effective way of dealing with
surface water
Noted in the 2016 work that the results show low permeability of the
soils
plans show rolled gravel drives to houses allowing soil infiltration and a
swale to the north of Hunstman Lane - I have concerns over both of
these
gravel drives are likely to be replaced by hard surfaces by
householders
what measures are to be taken to negate the effect of gravity on
surface water flowing into the swale which would otherwise still form a
pond in the rear gardens of the new development
Is the swale capacity large enough and what measures are taken to
fence this off to maintain it
the construction management plan makes no reference to how existing
properties might be protected from additional run-off
similarly I'm not sure what the sustainability statement tells us how risk
will be assessed and dealt with
No details to indicate what the Emergency Link might be and how its
use will be monitored
Moorside Drive residents are concerned about the traffic assessment
and the road often has a chicane effect from parked cars
The Emergency Link should also be a designated point of access to
the new development. it would be attractive route to a much smaller
proportion of traffic but would provide some relief to Moorside Drive
residents
Permission should not be granted until sufficient measures are in place
to address drainage issues and reconsider the access solely from
Moorside Drive

Over the last 8 years there has been a lot of flooding from run-off from the
field.  Need reassurance that enough drains and preventative measures
are going to be put in place that is going to stop this and won't make
things worse
Adjust the current plan so that there is significantly more green space
incorporated into the final design
The boundary between the development and existing residential
properties should be enhanced with a suitable green buffer of at least 10m
(illustrated by Public Open Space) or at least where the existing boundary
is behind the houses in Hunstman Lane
There is no continuation of the green spaces in the rest of the estate and
is not in keeping with the overall character
alter the plans to increase the amount of green space and decrease the



numbers of houses planned, refer to Policy SP6 of the Local Plan
well-designed green spaces add to the physiological wellbeing of people
and makes visually attractive developments adding to the positive
character of the area
Hope low vehicle speeds and traffic calming measures will be
implemented so that streets can function as safe social spaces
should have more than one active traffic route - a permanent access via
Valley Drive
Consider the way in which the countryside integrates with the periphery of
the City
there should be traffic calming measures introduced on Moorside Drive
Construction traffic should be kept away from the main route as the right
to a peaceful existence would be violated
the developer should come up with an alternative access route such as
creating an access road from near the farm
the residents of Carleton Grange should not be put at a disadvantage
high number of houses gives rise to significantly increased surface area
for run-off which will not be absorbed by the ground, leading to more
flooding in the future
local councillors should engage and listen to the concerns of their
electorate

4.4 It has been noted that one of the letters of comment has been sent to some
Members of the Development Control Committee however the letter has been
included in the responses summarised above, the third party correspondence
copies provided to members, and the matters have been considered within
this report.

5. Summary of Consultation Responses

Cumbria County Council - (Highways & Lead Local Flood Authority): -
The Highway Authority has no objection to the proposal but suggest that
speed calming measures should be integrated into the scheme.
The Lead Local Flood Authority had initial concerns and required
additional information on drainage.  Following the submission of further
details are satisfied with the climate change value of 40% to futureproof
the scheme and that a hydrobrake will be installed prior to the reed bed
and will discharge to the greenfield runoff rate into the nearby watercourse
and agrees with those principles for the scheme.

St Cuthberts Without Parish Council: - No representations
Local Environment, Waste Services: - No objection in principle.  Developer
would need to provide bins and householders would need to bring them to
the main road as applicable as per the current layout.
Local Environment - Environmental Protection:

Contamination - No objection subject to a condition that should any
contamination be found it should reported immediately and a risk
assessment undertaken and remediation scheme leading to removal of
the contamination
Transport - it may be needed to update the transport assessment for the
increase in dwellings from the outline application
Air Quality Impacts - air quality assessment will be needed as the



development exceeds the 100 dwellings trigger - following the provision of
an assessment it indicates that predicted impacts are low however they
should be minimised wherever possible and the provision of charging
points would be a useful mitigation
Noise and Vibration - should consider limiting the working hours to protect
nearby residents from possible statutory nuisance including vibration.
Mitigation measures should be considered to minimise overall noise
disturbance during construction works
Dust - mitigation measures should be sought to protect nearby residents
from dust from the site e.g. materials leaving the site covered or water
suppression used.

Green Spaces: - The public open space provided in the scheme falls short of
the requirements in the policy and is not well integrated with developments
nearby.  If it is not possible to accommodate more open space the developer
should be asked for a commuted sum with the aim of improving facilities
nearby including Edgehill Road and Keenan Park.  The developer should be
asked to identify a suitable management company to take on maintenance of
the open space.
Cumbria Constabulary - North Area Community Safety Unit (formerly Crime
Prevention): - Notes the provision of a document detailing secured by design
but does not favour open frontages and some plot revision details.  There are
also deficiencies in relation to the details for windows and type of glazing to
be deployed. The layout is generally favourable with most dwellings
addressing routes and communal spaces and with interlocking gardens.
Cumbria County Council - (Archaeological Services): - No objection however
the condition on the outline application should be secured by any new
consent.
United Utilities - no comments received

6. Officer's Report

Assessment

6.1 Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires
that proposals be determined in accordance with the development plan,
unless material considerations indicate otherwise.

6.2 The relevant planning policies against which the application is considered are
Policies SP1 SP5, SP6, SP8, SP9, HO1, HO4, IP1, IP2, IP3, IP4, IP5, IP6,
IP8, CC3, CC4, CC5, CM2, CM4, CM5, GI1, GI3, GI4 and GI6 of the Carlisle
District Local Plan 2015-2030 and the council's Supplementary Planning
Document (SPD) "Achieving Well Design Housing".

6.3 The requirements of the public sector equality duty under Section 149 of the
Equality Act 2010; and the "Guidelines for Public Transport In
Developments" (1999) and "Reducing Mobility Handicaps" (1991) both
prepared by the Chartered Institution of Highways & Transport CIHT) are
also material considerations. Section 149(1) of the Equality Act 2010
establishes a duty to have due regard to three identified needs in the
delivery of public services and the exercise of public powers, namely:
a) to eliminate discrimination, harassment, victimisation etc;



b) advance equality of opportunity between persons who share a relevant
protected characteristic and persons who do not share it; and
c) foster good relations between persons who share a relevant protected
characteristic and persons who do not share it.

6.4 The relevant protected characteristics include age, gender, disability and
race.

6.5 At a national level, other material considerations include the National
Planning Policy Framework, March 2012 (the Framework/NPPF), Planning
Practice Guidance (April 2014 as updated), the Community Infrastructure
Levy Regulations 2010 (as amended), and the Natural Environment and
Rural Communities Act (2006).

6.6 The NPPF identifies 3 dimensions for the planning system to perform under
sustainable development, namely, an economic role, a social role and an
environmental role.

6.7 Paragraph 14 of the NPPF highlights the presumption in favour of sustainable
development which is referred to as “a golden thread”.  For decision-taking
this means approving development proposals that accord with the
development plan; and where the development plan is absent, silent or out
of date, grant permission unless:

any adverse impacts of doing so would significantly and demonstrably
outweigh the benefits; or

specific policies in this Framework indicate development should be
restricted.

6.8 Paragraph 17 of the NPPF identifies 12 core planning principles including
taking account of the different roles and character of different areas;
supporting the transition to a low carbon future; contribute to conserving and
enhancing the natural environment and reduce pollution; and conserve
heritage assets.

6.9 The authority should consider securing measures to enhance the biodiversity
of a site from the applicant, if it is minded to grant permission for an
application in accordance with paragraph 118 of the NPPF.  This is reflected
in Section 40 of the Natural Environment and Rural Communities Act (2006)
which states that every public authority must have regard to the purpose of
conserving biodiversity.  Local planning authorities must also have regard to
the requirements of the EC Habitats Directive (92/43/EEC) when determining
a planning application as prescribed by regulation 3 (4) of the Conservation
(Natural Habitats, &c.) Regulations 1994 (as amended), and Article 16 of the
Habitats Directive before planning permission is granted. 

6.10 The proposal raises the following planning issues.

1.   Whether The Principle Of Development Is Acceptable

6.11 The application site is allocated for housing (Site U4) in the Carlisle District
Local Plan 2015-2030.  In May 2016, outline planning permission was



granted for residential development (with an indicative layout of 150 no.
dwellings) on this site (15/0161).  This is a Reserved Matters application for
the erection of 166 dwellings on the site.  Whilst there is a modest increase
in the housing numbers proposed the application would be acceptable in
principle.

2. Whether The Scale And Design Of The Dwellings Would Be
Acceptable

6.12 The indicative layout plan that was submitted with the previous outline
application showed 150 dwellings on the site. Whilst there is no longer a
minimum site density (which was previously 30 dwellings per hectare) there
remains a requirement for land, particularly in the sustainable locations with
access to services, to be developed in an efficient manner.  Each dwelling
would have front and rear gardens and a minimum of two in-curtilage parking
spaces and the separation distances between the dwellings are considered
to be acceptable.  Whilst the amount of open space being provided on the
site is limited (which increases the density) the developer is making a
contribution to improve existing open space in the locality.  In light of the
above, the density of the proposed development is considered to be
acceptable.

6.13 A new 5.5m wide road, with pavements to both sides, would serve as a
continuation of Moorside Drive then providing a loop road through the estate
with dwellings facing onto it .  Four cul-de-sacs, which would be 4.8m wide,
would be accessed from the main road through the site.

6.14 14 different house types would be provided on the site and these would
include 52 two bedroom semi-detached homes, 56 three bedroom
semi-detached properties, 48 three bedroom detached properties and 10
four bedroom detached properties.

6.15 The dwellings would be constructed of a combination of two types of brick,
yellow multi brick and red multi brick, under a dark grey plain profile concrete
tiled roof.  Some of the dwellings would be predominantly constructed of
yellow multi brick, with others being constructed predominantly of red multi
brick.

6.16 The dwellings would have various designs and would utilise a range of
features to add visual interest and variety.  These include the use of two
contrasting bricks; brick sills and lintels; open porches; bay windows;
single-storey projections; pitched roof dormer windows; with some dwellings
having integral garages, attached garages or detached garages.

6.17 It is acknowledged that the proposed development would not contain any
bungalows, but there is no policy requirement to do so.

6.18 In light of the above, the scale and design of the proposed development
would be acceptable.

3. Impact Of The Proposal On The Living Conditions Of The
Occupiers Of Any Neighbouring Properties



6.19 A number of dwellings on Huntsman Lane and Valley Drive adjoin the site to
the west and south.  The Council’s SPD on Achieving Well Designed
Housing indicates that there should be a minimum 21m separation distance
between primary windows.  All of the new dwellings have been positioned so
that they have rear elevations a minimum of 21m away from the rear
elevations of the existing dwellings and in most cases the minimum
separation distances suggested in the SPD have been exceeded.  A 1.8m
high close boarded fence would be erected on the boundary between the
rear of the existing dwellings and the proposed dwellings and this would limit
overlooking between the dwellings.

6.20 Existing dwellings on Beverley Rise and Edgehill Road lie to the north of the
proposed development.  These are gable end onto the development and the
boundary between the site and the existing housing is a hedgerow and tree
boundary.  The existing vegetation is to be retained and the proposed
development exceeds the separation distances contained within the SPD. 

6.21 Due to potential impacts on neighbouring properties Environmental Health
has raised concerns about the proposed hours of work on the site.  The
working hours were subject of a condition on the Outline application and this
continues with this Reserved Matters application and there is no need to
repeat that condition.  In addition the submitted Construction Management
Plan states that the site hours will be from 7.30am to 5.30pm from Monday
to Friday and from 7.30am to 1pm on Saturdays if necessary.  There will be
no working on Sundays or Bank Holidays.  These working hours are
consistent with the Council’s standard condition (although this does allow
working until 6pm from Monday to Friday).  The Construction Management
Plan also states that deliveries will be between 9am and 5pm and there will
be no deliveries at weekends or on public holidays.

6.22 The Construction Management Plan also provides details of all measures
that will be utilised on site to minimise the impact of the proposed
development on local residents.  These include: controlling dust by damping
down and providing wheel wash facilities.   A separate Construction Traffic
Management Plan was also required by condition on the original outline
application and this is still required.

6.23 In light of the above, the proposal would not have an adverse impact on the
living conditions of the occupiers of any neighbouring properties through loss
of light, loss of privacy or over-dominance.

4. Highway Matters

6.24 The access to the site was established at the outline application stage and is
not therefore a reserved matter.  It is noted that a number of objections refer
to the access through Moorside Drive and some refer to the potential to open
up the emergency route to Valley Drive as an alternative access.  For
Members information extensive discussions were undertaken at the time of
the previous application with the local highway authority and in addition the
City Council commissioned an independent study to confirm that the
applicant's and highway authority's assumptions were correct.  As the



access routes do not form part of this application it would not be appropriate
to re-consider this position in relation to the proposal before Members.

6.25 The Local Highway Authority has been consulted on this application and in
recognition that the outline application approved the access arrangement
have no further comments on that aspect.  Having considered the details of
the proposed internal access roads, footpaths and parking they have raised
no objection.  They did however observe that the provision of traffic calming
measures could be an improvement to the scheme and the latest housing
layout Revision G has incorporated some additional measures within the
junctions of the development. 

6.26 The Council’s Waste Services Section have also raised no objection to the
proposed layout.

5. Drainage Issues

6.27 In relation to the previous outline application drainage matters were
conditioned to be part of a Reserved Matters application and the Local Lead
Flood Authority (LLFA) requested the imposition of conditions which required
the applicant to submit details of the design of the surface water drainage
system.  When this application was originally submitted it provided
sustainable drainage measures which included a swale along the rear of the
properties on Huntsman Lane which was set in the rear gardens of the new
development.  Concerns were raised about the practicalities of such
measures being contained within private gardens as well as concerns from
residents regarding the ability for the swale to prevent surface water flowing
over into neighbouring properties.  In addition, during the consideration of
this application the area expeienced sudden downpours and photographs
were submitted by local residents showing water pouring off the agricultural
field and bypassing the installed drainage.

6.28 The County Council as Lead Local Flood Authority raised concerns with the
applicants proposed method of surface water disposal and extensive
discussions have taken place between the applicants hydrologist and the
County Council. This has resulted in amendemnts to the scheme which will
channel the water in newly provided drainage below the road providing
greater capacity for surface water drainage.  It is recognised that in order to
reduce the flows from the site this will be attenuated in the north west corner
of the site based on a 1:30 storm water event.  The proposed swale has
been replaced by a surface water filter drain which will run along the rear of
the properties in Huntsman Lane as this is the natural low point of the site
and water will still have to be collected from the rear gardens of the new
development.  This should however collect less water than originally
envisaged for the swale.

6.29 The LLFA have confirmed that the drainage scheme is acceptable and the
use of the filter drain will capture any surface water flows and help to reduce
flood risk in the vicinity. A climate change value of 40% has been added to
futureproof the development and through the use of a hydrobrake installed
prior to the reed bed it will discharge to the greenfield run-off rate into the



nearby watercourse.

6.30 United Utilities has been consulted on the application but at the time of
writing the committee report no comments had been received.  Members will
be updated on this issue at the committee meeting.

6. Affordable Housing

6.31 Policy HO4 of the Carlisle District Local Plan 2015-2030 requires all sites of
11 units or over in this part of the district to provide 20% of the units as
affordable housing.  The application is, however, accompanied by a viability
assessment including a breakdown of costs as no affordable housing is to be
provided on the site as it would be unviable to do so.

6.32 Gleeson’s approach to housing delivery is based on providing local people,
often on low incomes, with quality housing which they can afford.  The house
prices are set so that they are affordable to 90% of people in the area.
Gleeson are also able to generate long-term saving schemes for customers
who have an appropriate income but no deposit and it operates a purchase
enabling scheme.  This enables people, who would otherwise not be able to
afford a new home, to purchase properties and get onto the property ladder.
This application is accompanied by an Economic Benefits Report that
includes the incentive schemes that they use to promote the scheme to local
people.  This is borne out by the fact that 72% of Gleeson's customers are
first time buyers, 46% are on the minimum wage or below and 39% move
from social or private rented homes.

6.33 The applicant has submitted a viability appraisal with the application and this
confirms that it would be unviable for affordable housing to be provided on
this site.  This is due to the sale prices of the properties being very low.  The
Council's own viability appraisal of the site is ongoing however their recent
scheme in Longtown verified that their scheme had the potential to provide
affordable housing if the dwellings were sold at the average sale price of
properties in the locality but that using the sales prices suggested by
Gleeson as part of their operational model it would not be viable to provide
affordable housing.

6.34 Gleeson's operate a number of measures whereby through the sales they
maintain an interest in how their sites continue.  These are not leasehold
properties subject of recent concerns whereby owners find increasing costs
requested by the original developers and unable to purchase their freehold.
There are however conditions attached to the incentives that they use for the
development and in this instance it is estimated that these add an additional
cost of £683k to ensure properties support the local housing market and
those on low incomes.  They also use covenenants to include restrictions on
sales to exclude properties being let.  Essentially, whilst the scheme is not
badged as "affordable" housing it caters directly for that need across the
whole of the scheme on all their properties.

6.35 The Council has raised concerns that the properties might be sold for prices



higher than those used in the viability appraisal.  Gleeson has, therefore,
agreed to enter into a S106 Legal Agreement to include the provision for a
viability re-test as the scheme is being developed.  Should the purchase
prices increase a commuted sum would be payable if it proved viable for an
affordable housing contribution.  In consideration of the material
circumstances relating to the provision by this developer, the measures in
place and the viability information, it is considered that the proposal is
considered to be acceptable as it would still deliver 166 low cost dwellings.

 7. Open Space

6.36 The Council’s Green Spaces Manager has been consulted on the
application.  The on-site Public Open Space has been amalgamated into two
areas.  The area to the north west includes the natural drainage and
attenuation for the site and therefore has to be in this location which also
links with a small area of open space adjacent to the site boundary.  The
remaining open space is to the south east as a counter location for other
users of the estate and neighbouring residents.  It is noted that objections
have been received who consider that a larger open space should be
provided within the development however this has been designed around the
drainage constraints for the proposed development.  Given that the location
in the north west corner may diminish its greater value to design spaces
within the development it is important that alternative space within the site is
provided.

6.37  An objector has also requested that the area behind Huntsman Lane should
be left as open space or at least a 10m buffer of open space between the
new development and the existing housing.  It should be noted that at the
time of the outline application a buffer was left between the new and existing
housing.  This buffer showed a footpath link and a petition was received from
residents of Huntsman Lane due to the potential for anti-social behaviour to
occur between the rear gardens of existing and proposed dwellings.  In this
instance Members approved the outline application but specific reference
was made to the non-inclusion of this strip of open space as a result of the
petition.  It would therefore be inappropriate to re-instate a buffer strip along
this boundary as part of this application.

6.38 The Harraby Campus which includes a range of recreational opportunities
exists nearby which would be suitable for off-site contributions to play and
sport.  The Green Spaces Manager has, therefore, requested that the
developer should provide a financial contribution which would be spent on
improving the existing open space that lies within the area including Edgehill
Road and Keenan Park.  This contribution will be secured through the S106
Agreement.

6.39 The applicant has confirmed that they will set up a Management Company to
manage the amenity open space on the site and this would also be secured
through a S106 Agreement.



 8. Biodiversity

6.40 The site is in agricultural use and has little ecological value.  The trees and
hedgerows around the site particularly on the northern boundary, which have
the highest ecological value, would be retained, with additional trees being
planted within the site.  The provision of plants and trees within the gardens
and area of open space should have a positive impact on biodiversity.

9. Other Matters

6.41 The applicant would be responsible for paying for the provision of refuse/
recycling containers for each property and this could be secured through the
imposition of a condition.

6.42 The Police Crime Prevention Design Advisor considers that the layout is
generally favourable and acknowledges the document submitted as part of
the application.  He has, however, raised some concerns about the ‘open
frontages’ proposals for front garden boundaries, which he considers are not
sufficient to effectively demarcate space and promote the concept of
ownership.  Whilst this concern is acknowledged, it is not uncommon to have
open frontages on housing developments.  He has also raised concerns
about the rear plot division treatments (proposed as 0.6m post and wire).
Whilst 0.6m post and wire fences would be used on the boundaries between
a number of the plots, it is anticipated that home owners would replace these
with their own boundaries over time.  The rear boundaries would be 1.8m
high close boarded fencing, with some of the boundaries between the plots
also being 1.8m high close boarded fencing.  Details of windows and glazing
will be specified during the Building Control regulatory process.

6.43 Environmental Health raised some concerns about the lack of Air Quality
assessment for the scheme and further information was provided by the
applicant.  The applicant provided an assessment and this has been
acceptable to Environmental Health. They did however remain concerned
that not all measures were taken into account and the developer has
therefore agreed to a condition that any garages built on site will include an
electrical supply so that future residents will be able to supplement this with
the requirements for any car charging points dependent upon manufacturers
requirements.

Conclusion

6.43 The application site is allocated for housing in the recently adopted Local
Plan and the proposal is, therefore, acceptable in principle.  The scale and
design of the development would be acceptable and the proposal would not
have an adverse impact on the living conditions of the occupiers of any
neighbouring properties.  Subject to the proposed conditions and a S106
agreement, it is considered that the proposal would not raise any issues with
regard to highway safety, foul and surface water drainage (subject to United
Utilities confirming they have no objections to the proposals), biodiversity, or
open space.  Whilst no affordable housing is being provided on the site, the
proposal would provide 166 low cost units, the viability of which would be
re-tested through a S106 Agreement.  The proposal is, therefore,



recommended for approval subject to the completion of a S106 Agreement.

6.44 If Members are minded to grant planning approval it is requested that
“authority to issue” the approval is given subject to the completion of a S106
agreement to secure:

 a) a financial contribution towards the provision and maintenance of open
space within the locality including Edgehill Road and Keenan Park;
b) the maintenance of the informal open space within the site by the

developer;
 c) the inclusion of a viability retest during development of the site and a

financial contribution towards affordable housing should the scheme prove
sufficiently viable.

7. Planning History

7.1 In May 2016, outline planning permission was granted for residential
development (15/0161).

8. Recommendation: Grant Subject to S106 Agreement

1. In discharge of requirements for the submission of detailed particulars of the
proposed development imposed by conditions 4, 6, 7, 9, 10, 27(part)
attached to the outline planning consent to develop the site.

2. The development shall be undertaken in strict accordance with the approved
documents for this  Reserved Matters Permission which comprise:

1. the submitted planning application form received 16 Jan 2017;
2. the Location Plan (drawing no. 1601.01.01 Rev A) received 16th Jan
2017;
3. the Housing Layout (drawing no. 1601.01.01 Rev G) received 2nd Nov

2017;
4. the Boundary Treatment Drawing (drawing no. 750-GLE-10.02 Rev K)
received 23rd June 2017;
5. the Housetype Elevation Drawings (drawing no. 201/1F) received 16th
Jan 2017;
6. the Housetype Elevation Drawings (drawing no. 202/1F) received 16th
Jan 2017;
7. the Housetype Elevation Drawings (drawing no. 301/1G) received 16th
Jan 2017;
8. the Housetype Elevation Drawings (drawing no. 302/1G) received 16th
Jan 2017;
9. the Housetype Elevation Drawings (drawing no. 303/1E) received 16th
Jan 2017;
10. the Housetype Elevation Drawings (drawing no. 304/1E) received 16th
Jan 2017;
11. the Housetype Elevation Drawings (drawing no. 307/1B) received 16th
Jan 2017;
12. the Housetype Elevation Drawings (drawing no. 309/1E) received 16th



Jan 2017;
13. the Housetype Elevation Drawings (drawing no. 310/1D) received 16th
Jan 2017;
14. the Housetype Elevation Drawings (drawing no. 311/1A) received 16th
Jan 2017;
15. the Housetype Elevation Drawings (drawing no. 314/1-) received 16th
Jan 2017;
16. the Housetype Elevation Drawings (drawing no. 401/1G) received 16th
Jan 2017;
17. the Housetype Elevation Drawings (drawing no. 403/1) received 16th
Jan 2017;
18. the Housetype Elevation Drawings (drawing no. 405/1E) received 16th
Jan 2017;
19. the Garage Threshold/Drive Detail Drawing (drawing no. SD712 Rev E)
received 16th Jan 2017;
20. the Single Garage Drawing (drawing no. SD700 Rev A) received 16th
Jan 2017;
21. the Double Garage Drawing (drawing no. SD701 Rev A) received 16th
Jan 2017;
22. the Terraced Single Garage Drawing (drawing no. SD703 Rev B)
received 16th Jan 2017;
23. the Boundary Treatment Drawings (1800mm Timber fence) (drawing
no. SD100 Rev D) received 16th Jan 2017;
24. the Boundary Treatment Drawings (Post & Wire Fence) (drawing no.
SD103 Rev B) received 16th Jan 2017;
25. the Construction Management Plan received 3rd March 2017;
26. the Maximising Security through Design document received 16th Jan
2017;
27. the Infiltration Testing At Moorside Drive, Carlisle received 16th Jan
2017;
28. the Parking Statement received 3rd March 2017;
29. the Economic Impact Report – Version 001 – January 2017 received
3rd March 2017;
30. the Sustainability Statement received 3rd March 2017;
31. the Geo-Environmental Ground Investigation Report received 3rd
March 2017;
32. the Preliminary Contamination Risk Assessment received 3rd March
2017;
33. the Site Waste Management Plan received 3rd March 2017;
34. the Air Quality Assessment Report V1.1received 28 June 2017;
35. the Schematic Surface Water Drainage Plan (dwg SK001) received 24

March 2017;
36. the Notice of Decision; and
37. any such variation as may subsequently be approved in writing by the
Local Planning Authority.

Reason: To define the permission.

3. Prior to the occupation of any dwelling built with a garage, a 32Amp single
phase electrical supply will be installed to allow future occupiers to
incorporate an individual electric car charging point for the property.  The



approved works for any dwelling built with a garage shall be implemented on
site before that unit is first brought into use and retained thereafter.

Reason: In accordance with Policy IP2 of the Carlisle District Local Plan
2015-2030
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LAND AT MOORSIDE DRIVE

CARLISLE

SCHEMATIC SURFACE WATER DRAINAGE

SK001 -

1:500 RL RWO 23.03.2017

GLEESON HOMES

PRELIMINARY

1. ALL DRAINAGE WORKS SHALL BE CARRIED OUT IN ACCORDANCE WITH THE WATER

SERVICES ASSOCIATION "SEWERS FOR ADOPTION" - 6TH EDITION AND ADOPTING WATER

AUTHORITY/SEWERAGE AGENCY REQUIREMENTS AND SPECIFICATIONS. ALL PRIVATE

DRAINAGE WORKS SHALL BE CARRIED OUT IN ACCORDANCE WITH BUILDING

REGULATIONS 2002 EDITION.

2. CONTRACTOR TO ESTABLISH POSITION SIZE AND DEPTH OF ALL EXISTING SEWERS AND

SERVICES PRIOR TO COMMENCEMENT ON SITE.

3. THE CONTRACTOR SHALL ALLOW FOR THE PROTECTION, TEMPORARY AND PERMANENT

SUPPORT, AND TEMPORARY AND PERMANENT DIVERSION WORKS, AS NECESSARY TO

ALL EXISTING SERVICES.

4. THE CONTRACTOR SHALL ALLOW FOR ALL TRAFFIC MANAGEMENT IN CONNECTION WITH

ROAD AND SEWER WORKS.

5. THE CONTRACTOR SHALL ALLOW FOR KEEPING SEWER TRENCHES AND EXCAVATIONS

AS DRY AS PRACTICABLE BY PUMPING FROM TEMPORARY SUMPS AND DEWATERING

AS APPROPRIATE. THE POINT AND METHOD OF DISCHARGE TO BE AGREED WITH THE

DRAINAGE AUTHORITY.

6. FOR PIPE SPECIFICATION PLEASE REFER TO ADDITIONAL NOTES.

7. VITRIFIED CLAY PIPES AND FITTINGS SHALL COMPLY WITH THE RELEVANT PROVISIONS

OF BS EN295 AND BS 65 RESPECTIVELY AND BE KITEMARKED. ALL PIPES SHALL BE

EXTRA STRENGTH TO BS 65 OR EQUIVALENT BS EN295 PIPE CRUSHING STRENGTH.

8. STRUCTURED WALL PLASTIC PIPES TO WIS 4-35-01 MAY BE USED FOR FOUL & SURFACE

WATER DRAINAGE, SUBJECT TO ADOPTING AUTHORITY APPROVAL.

9. PRECAST CONCRETE PRODUCTS SHALL COMPLY WITH THE RELEVANT PROVISIONS OF

BS 5911 AND BE KITEMARKED. CONCRETE PIPES TO BE CLASS 120 UNLESS NOTED

OTHERWISE.

10. GULLY GRATES AND FRAMES SHALL COMPLY WITH THE RELEVANT PROVISIONS OF BS

EN124 AND BE OF A NON-ROCKING DESIGN WITH CAPTIVE HINGE ACCESS AND  BE

KITEMARKED. LOAD CLASS D400 FOR ROADS AND SERVICE YARD AREAS. CLASS C250

TO BE USED IN CAR PARKING AREAS.

11. CLASS "Z" BEDDING DETAIL SHALL BE PROVIDED WHERE COVER TO THE PIPE BARREL IS

LESS THAN 1.2m IN VEHICULAR TRAFFICKED AREAS AND 0.9m ELSEWHERE, TO ALL

ROAD GULLY CONNNECTIONS AND WITHIN AREAS OF DEEP ROOTING VEGETATION.

12. WHERE CLASS "Z" TRENCH BEDDING DETAIL IS USED,  THE CONCRETE BED AND

SURROUND SHALL BE DISCONTINUED AT EACH PIPE JOINT OVER THE FULL CROSS

SECTION BY MEANS OF A SHAPED COMPRESSIBLE FILLER.

13. BACKFILLING AND REINSTATEMENT TO TRENCHES IN PUBLIC HIGHWAYS SHALL BE IN

ACCORDANCE WITH THE REQUIREMENTS AND SPECIFICATIONS OF THE ADOPTING

AUTHORITY, OR, IN THE ABSENCE OF SUCH, IN ACCORDANCE WITH THE REQUIREMENTS

OF "THE STREET WORKS REGULATIONS 1992" AND RELEVANT PROVISIONS OF H.A.U.C.

"SPECIFICATION FOR THE REINSTATEMENT OF OPENINGS IN HIGHWAYS" JUNE 1992,

BOTH UNDER SECTION 71 OF THE NEW ROADS AND STREET WORKS ACT 1991.

14. ALL TRADITIONAL RAINWATER PIPE DOWNCOMERS TO DISCHARGE TO TRAPPED

GULLIES.

15. ALL SIPHONIC DRAINAGE DOWNCOMERS TO MANUFACTURER SPECIFICATION.

16. ALL ROAD GULLIES ARE TO BE TRAPPED GULLIES.

17. ALL GULLY LEADS TO BE 150mm DIAMETER.

18. ALL PIPES TO BE 100mm DIAMETER UNLESS OTHERWISE STATED.

19. ALL REDUNDANT EXISTING DRAINAGE TO BE GRUBBED UP OR GROUTED, ANY EXISTING

LIVE DRAINAGE SHOULD BE REPORTED TO THE ENGINEER AND RECONNECTED.

20. ALL ROAD GULLIES & LEADS TO BE CLEARED OF DEBRIS UPON COMPLETION OF WORKS.

21. ANY EXISTING DRAINAGE WHICH BECOMES UNDER TRAFFICKED AREAS IN THE NEW

SCHEME SHOULD BE SUBJECT TO THE FOLLOWING REMEDIALS/REVISIONS. WHERE

DEPTH OF COVER IS LESS THAN 1200mm, THE EXISTING PIPEWORK SHALL BE EXPOSED

& SURROUNDED WITH 150mm  CONCRETE AS CLASS "Z" BEDDING. WHERE THE

EXISTING MANHOLE COVER & FRAME IS NOT AS MANHOLE DETAIL A OR B, OR TO BS497

GRADE A, OR EN124 CLASS D, THEN IT SHOULD BE CHANGED FOR SUCH.

22. THE CONTRACTOR MUST ENSURE THAT ANY OF THE EXISTING DRAINAGE WHICH IS LIVE

IS KEPT  CLEAR OF DEBRIS AND SHOULD ALLOW FOR JETTING THROUGH THE NEW &

EXISTING DRAINAGE UPON COMPLETION.

23. CONTRACTOR TO TAKE MEASURES TO PROTECT HIS OPERATIVES WITH RESPECT TO THE

PRESENCE OF GAS IN SEWER TRENCHES AND MANHOLES THROUGH THE USE OF GAS

MONITORING EQUIPMENT AND BREATHING APPARATUS AS REQUIRED.

24. CONTRACTOR TO APPLY FOR SEWER PERMITS AND ROAD OPENING PERMITS AS

NECESSARY FROM THE APPROPRIATE AUTHORITIES, PRIOR TO COMMENCING WORKS.

HEALTH & SAFETY

1. CONTRACTOR SHOULD BE AWARE OF GENERAL CONSTRUCTION RISKS TO PREVENT

SLIPS, TRIPS AND FALLS AND TAKE NECESSARY PRECAUTIONS WITHOUT SPECIAL

INSTRUCTION.

ROADS & DRAINAGE.

2. CONTRACTOR TO PROVIDE TRENCH SUPPORTS AS APPROPRIATE AND ENSURE THAT

PLANT REMAINS A SAFE DISTANCE FROM TRENCHES PRIOR TO INSTALLING DRAINAGE

3. THE TIME THAT EXCAVATIONS ARE OPEN ON SITE SHOULD BE KEPT TO A MINIMUM AND

ALL TRENCHES SHOULD BE SURROUNDED BY A BARRIER.

4. CONNECTIONS TO EXISTING SEWERS TO BE MADE BY APPROVED CONTRACTOR ONLY.

5. CONTRACTOR TO MAKE OPERATIVES AWARE OF ASSOCIATED DANGERS TO HEALTH

SUCH AS LEPTOSPIROSIS (WEILS DISEASE) AND RECOMMENDED PRECAUTIONS.

ADEQUATE WELFARE FACILITIES AND PROTECTIVE CLOTHING TO BE PROVIDED AS

REQUIRED.

6. UNFINISHED MANHOLES MUST BE COVERED WITH LOAD BEARING MATERIALS AND

SURROUNDED WITH BARRIER.

PIPES & CABLES

7. CONTRACTOR TO OBTAIN ALL SERVICE RECORDS PRIOR TO WORKS COMMENCING.

8. SERVICE RECORDS TO BE REFERRED TO PRIOR TO WORK COMMENCING. CONTRACTOR

TO PROCEED WITH CAUTION AND SERVICES TO BE LOCATED BY HAND DIG AND

PROTECTED ACCORDINGLY.

EXCAVATION/FILL

9. CONTRACTOR TO ENSURE RELEVANT MEASURES ARE TAKEN TO KEEP PLANT AND

PEOPLE A SAFE DISTANCE FROM STEEP SLOPES DURING THE WORKS.

10. CONTRACTOR TO ENSURE THAT PROCEDURES ARE IN PLACE TO KEEP PEOPLE A SAFE

DISTANCE FROM WORKING PLANT WHERE NECESSARY.

11. CONTRACTOR TO REFER TO GROUND INVESTIGATION REPORT FOR CONTAMINATION

TESTS AND TO PROVIDE ADEQUATE WELFARE FACILITIES AND PROTECTIVE CLOTHING AS

REQUIRED.

N

INDICATIVE DRAINAGE ONLY SUBJECT TO
COMMENT

KEY

SITE BOUNDARY

ADOPTABLE SW DRAINAGE

ADOPTABLE SW MANHOLE

ADOPTABLE FLOW CONTROL MANHOLE

ADOPTABLE DOWNSTREAM DEFENDER MH

PRIVATE FILTER DRAIN

PRIVATE SW DRAINAGE

PRIVATE SW PPIC

CELLULAR STORAGE TANK

FC

NOTES:

· 1 IN 30 YEAR STORM EVENT TO BE ATTENUATED WITHIN

PIPED NETWORK. STORAGE REQUIRED 380m³.

· 220m OF 1500Ø PIPES PROVIDE 380m³ OF STORAGE

· 1 IN 100 YEAR + CC STORM EVENT TO BE ATTENUATED

WITHIN OFFLINE CELLULAR STORAGE CRATES. STORAGE

REQUIRED 408m³.

· ATTENUATION CRATES PROVIDE 418m³ OF OFFLINE STORAGE

· GREENFIELD DISCHARGE RATES NOT TO EXCEED:

2yr 8.889l/s

30yr 16.025l/s

100yr 20.072l/s

· FLOW CONTROL AND DOWNSTREAM DEFENDER  TO BE

SUPPLIED BY HYDRO INTERNATIONAL

EMAIL: SALES@HYDRO-INT.COM

· ATTENUATION CRATES TO BE SUPPLIED BY  HYDRO WMS

EMAIL: SALES@HYDRO-WMS.CO.UK

DD

GRAVEL DRIVE DETAIL
SCALE 1:50

TARMAC SECTION
SCALE 1:20

GRAVEL SECTION
SCALE 1:20

TYPE A LAND DRAIN
SCALE 1:20

TYPE B LAND DRAIN
SCALE 1:20

NOTE: DETAILS AND SECTIONS PROVIDED BY
GLEESON HOMES


