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:

04/1253
 W M Armstrong (Longtown)
Kirkandrews





Date of Receipt:
Agent:
Ward:

10/09/2004
Tsada Building Design Services
Longtown & Rockcliffe





Location:

Grid Reference:

Wm Armstrong (Longtown) Ltd, Townfoot, Longtown, Carlisle, CA6 5LY

337670 568940





Proposal:
Extension to staff parking together with installation of 1no. wall mounted floodlight and 10no. 12 metre high lighting columns and floodlights (revised proposal) (retrospective)

Planning Decision
Grant Permission 

Summary of Reasons for the Decision

In consideration of this application it is considered that there are two primary issues.  Firstly, is the effect of the development on the character of the area.  The masts themselves are located within the site, which is itself set back from the adjacent highway by approximately 60 metres.  The site is characterised by a series of buildings within the site and a parking area for large heavy goods vehicles.  The south east boundary of the site, adjacent to the River Esk, however, leaves the site a little more exposed to a view from outside the site.  In this regard, however, the physical appearance of the lighting columns are not unduly conspicuous and are not considered to adversely affect the visual amenity of the area.

The second issue relates to the glare from the floodlights that maybe held to affect residential amenity.  Policy H17 of the Local Plan is appropriate and requires that development proposals are not visually intrusive and seek to protect the amenity of residential areas.

Although the floodlights are directly visible from nearby properties, including bedroom windows, the level of illumination and glare is not unduly obtrusive and is not detrimental to the amenity of the occupiers of these properties to such a degree that would warrant refusal of the application.

The Highway Authority has not raised an issue with regard to the safety of users of the highway and it is considered that the development does not pose a traffic hazard to passing motorists.  The proposed car parking area is situated adjacent to an existing car park and close to the bridge.  Consequently, the resulting area is unlikely to be viewed from outside the site.

Policy E20 of the Local Plan requires that development proposals that would adversely affect river floodplains or affect water environments due to an increase surface water run off will not be permitted.  The proposal does not conflict with the objectives of this Policy and the Environment Agency has raised no objection to the proposals.



Relevant Development Plan Policies

Cumbria & Lake District Joint Structure Plan

Policy 34

Permission will not normally be given for the redevelopment or use for other purposes of employment sites or buildings which already exist or are identified in Local Plans.



Carlisle District Plan

Employment - Proposal EM2

Within Primary Employment Areas proposals for B1, B2 and B8 uses will be acceptable.  Permission will not be given for redevelopment or changes of use within such areas for other purposes.  Exceptions may be permitted where:

1.
The existing use of the site adversely affects or could adversely affect adjacent residential properties; or

2.
The proposed alternative use is essential for the redevelopment of the majority of the site for employment purposes; and

3.
The alternative development would be appropriate in terms of scale and design to the surrounding area, and the amenity of adjacent properties would not be prejudiced.



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 Plan

Environment - Policy E20

Development which would result in the raising of the floor of the floodplain, or which would have an adverse impact on the water environment due to additional surface water run off, or adversely affect river defences will not be permitted unless appropriate alleviation or mitigation measures are included.  This applies to the floodplains of the River Eden, Caldew, Petteril, Esk, Irthing and Lyne and their tributaries which are all subject to periodic flooding.

Item no: 02







Appn Ref No:
Applicant:
Parish:

04/1574
 Mr & Mrs Collins
Carlisle





Date of Receipt:
Agent:
Ward:

06/12/2004
Jock Gordon
Brampton





Location:

Grid Reference:

The Paddock, Paving Brow, Brampton, CA8 1QU

353393 560669





Proposal:
Single storey extensions to provide domestic accommodation and detached garage/store (revised application)

Planning Decision
Grant Permission 

1.
The development shall be begun not later than the expiration of 5 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.



2.
The development hereby permitted shall not be carried out otherwise than as amended by the contents of the e-mail from the applicants received on the 20th March 2005 stipulating that the garage is located 1.3 metres from the centre line of the hedge. 

Reason:
To ensure that the development accords with the scheme approved by the local planning authority in accord with Policy H14 of the Carlisle District Local Plan.



3.
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 the works harmonise as closely as possible with the existing building and to ensure compliance with Policy 25 of the Cumbria and Lake District Joint Structure Plan.



4.
The garage hereby permitted shall not be used except for private and domestic purposes and shall at no time be used for any commercial or business purposes whatsoever.

Reason:
To preclude the possibility of the use of the premises for purposes inappropriate in the locality and to ensure compliance with Policy H14 of the Carlisle District Local Plan.



5.
Other than those trees identified for removal on the approved plan, no tree or hedgerow existing on the site shall be felled, lopped, uprooted or layered on the south boundary of the property between The Paddock and Woodburn without the prior consent in writing of the local planning authority and the protection of all such trees and hedgerows during construction shall be ensured by a detailed scheme to be agreed with the local planning authority.

Reason:
The local planning authority wishes to see existing hedgerows/trees incorporated into the new development where possible and to ensure compliance with Policy H14 of the Carlisle District Local Plan.



Summary of Reasons for the Decision

In consideration for this application Policy 25 of the Joint Structure Plan is relevant and seeks to ensure the development in terms of quality to that of the surrounding area. The scale and design of the proposed extension are considered appropriate to this detached dwelling and large curtilage of the property.

Policies H14 and E43 of the Carlisle and District Local Plan are also relevant. A concern from a neighbouring property is the scale of the proposed garage. Policy H14 of the Local Plan requires extensions are of good design and are of an acceptable scale. The scale and design of the proposal is the same as the original application and therefore considered acceptable in relation to the existing dwelling. Both objections make reference to the proposed garage and store not being built to the plans incorporating an increase in the pitch of the roof as Committee Members will be aware this cannot be undertaken without an application being submitted.

Policy H14 of the Carlisle Local Plan also aims to ensure neighbouring properties are not adversely affected by the proposal. one concern neighbouring properties had was the proportion of the proposed garage would mean vehicles would pass the bedroom window of Woodburn. At present there is a dense hedge on the boundary of the applicants property and the objectors property Woodburn, the proposal would not interfere with this hedge. To alleviate the concerns of the objector a condition has been proposed on the planning consent for the hedge to remain.

Policy E43 aims to encourage development within and adjoining Conservation Areas which preserves and enhances their character.  The proposal ties in with the existing dwelling in relation to scale, design and setting.  As the property is within the Conservation Area the trees are protected and therefore consent would be required if trees required to be pruned during the implementation of this proposal.

In conclusion, the proposed extension is of a scale and design that is appropriate to the existing dwelling and the size of the curtilage of the property and would not have an adverse effect on the character of the conservation area.  It is felt the occupiers of neighbouring properties would not be adversely affected by the proposal.



Relevant Development Plan Policies

Cumbria & Lake District Joint Structure Plan

Policy 25

The siting, appearance and landscaping of all new development and alterations should aim to enhance the quality of the existing environment.  It should be in keeping with the local character of the townscape or landscape, and be well integrated with the existing pattern of surrounding land uses and, where appropriate, be in keeping with the local vernacular tradition.  Normally development should make proper provision for access by disabled persons.



Carlisle District Plan

Housing - Proposal H14

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.



Carlisle District Plan

Environment - Policy E43

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 that 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.

Item no: 03







Appn Ref No:
Applicant:
Parish:

04/1648
 NTL
Carlisle





Date of Receipt:
Agent:
Ward:

21/12/2004
NTL
Belah





Location:

Grid Reference:

NTL transmitter station, Wakefield Road, Kingstown Industrial Estate, Carlisle

339343 558800





Proposal:
Extend existing structure 3.5m in height and installation of 3no. dual band dual polar sector antenna, 3no. sector antenna and 1no. equipment cabin

Planning Decision
Members resolved to defer consideration of the proposal in order to allow for the proper consideration of the contents of a petition; clarify the intended landscaping; and, to await a further report on the application at a future of the Committee. 

Item no: 04







Appn Ref No:
Applicant:
Parish:

05/0130
 Martin Stothart
St Cuthberts Without





Date of Receipt:
Agent:
Ward:

16/02/2005

Dalston





Location:

Grid Reference:

39 Dalesman Drive, Carleton Grange, Carlisle, CA1 3TH

342781 553799





Proposal:
Extension over garage to form 1no. en-suite bedroom

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

Item no: 05







Appn Ref No:
Applicant:
Parish:

05/0105
 Story Construction Limited
St Cuthberts Without





Date of Receipt:
Agent:
Ward:

11/02/2005

Dalston





Location:

Grid Reference:

Land at Playing Field, adjacent Sycamore Lane, Parkland Village, Carlisle

343037 553797





Proposal:
Retention of temporary changing accommodation

Planning Decision
Grant Permission 

1.
The 2 no. site huts and two no. storage containers hereby permitted shall be used only as temporary changing rooms and stores by Carleton Cricket Club. The use by the cricket club shall cease, these temporary structures shall be removed and the land shall be reinstated to its former condition by not later than 30th June 2006 or, if sooner than that date, following the completion of construction works and the bringing into use of the new sports pavilion (subject to associated planning application reference 05/0113).

Reason:
The proposed structures are inappropriate in form and appearance for other than short term, temporary retention at the site and the Council is only prepared to permit their retention in order to allow Carleton Cricket Club to continue to operate as a sports club from its existing site for the period during which permanent, replacement sports pavilion are under construction.

Summary of Reasons for the Decision

The proposals seek the retention of temporary buildings used by Carleton Cricket Club as a changing room, refreshment area for match days and equipment storage. The temporary consent sought will cover the period during which the construction of a major new sports pavilion with related changing rooms, toilets, treatment room, bar, etc. on adjacent land is underway, following completion of which the club will use those replacement facilities during its playing season.

The temporary buildings are sited within an area identified in the District Local Plan as "Primary Leisure" and to which the provisions of Policy L2 of the Plan apply. That policy has a general presumption in favour of proposals which "relate to and complement the existing use". Clearly, in order to operate, fulfil its fixtures and provide for the sport and recreational aspirations of its members the club needs to have those facilities, albeit that in their present form they are less than ideal. However, while the Council would not be prepared to grant other than a short term approval for the siting of those buildings, the benefits of continued operation by the sports club whilst construction takes place on the new sports pavilion outweighs any objection on visual or other grounds to the presence of the buildings within the playing field area.

Relevant Development Plan Policies

Carlisle District Plan

Leisure - Proposal L15

Proposals for the conversion or redevelopment of Garlands main hospital buildings will be acceptable provided that:

1.
There is no adverse impact on rural or residential amenity;

2.
Any increased traffic generation can be accommodated within the existing highway network;

3.
Adequate access and appropriate car parking can be achieved;

4.
In the case of redevelopment, the area will not be greater than the area of the footprint of the existing building;

5.
In the case of redevelopment, the area will not be greater than the floor space of the existing buildings;

6.
The proposal respects the character and appearance of the existing buildings and grounds.



Carlisle District Plan

Leisure - Proposal L2

Within Primary Leisure Areas and other significant leisure areas proposals that relate to and complement the existing use and are appropriate in character and scale to the surroundings, will be acceptable.  Inappropriate proposals for development and changes of use will not be approved in these areas.



Carlisle District Plan

Environment - Policy E5

Within Areas of Local Landscape Significance, permission will not be given for development which adversely affects the open character of the areas.  Development of open space recreational uses such as golf courses and playing fields which retain the essential open nature will be acceptable.  In addition, small scale development within or adjacent to established farmsteads and other groups of buildings, together with buildings associated with and required for the use of the area for open recreational areas will be acceptable 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 amenity of neighbouring property; and 

3.
There is no unacceptable adverse effect on the character and appearance of the surrounding area; and

4.
Where appropriate satisfactory access and car parking can be achieved.

Item no: 06







Appn Ref No:
Applicant:
Parish:

05/0113
 Creighton RUFC
St Cuthberts Without





Date of Receipt:
Agent:
Ward:

15/02/2005
Capita Symonds Limited - Penrith Local Practice
Dalston





Location:

Grid Reference:

Land at Playing Field, adjacent Sycamore Lane, Parklands, Garlands, Carlisle

343037 553797





Proposal:
Construction of sports pavilion to provide changing areas, toilets and function room

Planning Decision
Members resolved to give authority to the Head of Planning Services (in agreement with the Chairman and Councillors Martlew and P Farmer) to issue approval for the proposal subject to the receipt of the consultation response from Sport England and to the incorporation within the internal layout of appropriate toilet/shower facilities for female sports participants.

Item no: 07







Appn Ref No:
Applicant:
Parish:

05/0137
 Story Construction Limited
St Cuthberts Without





Date of Receipt:
Agent:
Ward:

18/02/2005

Dalston





Location:

Grid Reference:

Land between Sycamore Lane, Twickenham Court, and Cumwhinton Road, Carlisle

343037 553797





Proposal:
Retention of Existing Compound and Access Track For Use in Association With the Construction of New Club-House and Facilities for Creighton RUFC

Planning Decision
Grant Permission 

1.
The proposed construction compound and the related vehicle access to it from Cumwhinton Road hereby permitted shall be discontinued and the land shall be reinstated to its former condition by not later than 30th June 2006 or, if sooner than that date, following the completion of construction works and the bringing into use of the new sports pavilion (subject to associated planning application reference 05/0113).

Reason:
The City Council would not be prepared to grant planning approval for the compound at this location other than on a short term basis to facilitate construction or engineering operations taking place on it or immediately adjacent to it.



2.
The use of the proposed compound, and the vehicle access thereto from Cumwhinton Road, shall be confined to construction operations associated with the development of the proposed clubhouse/pavilion on the adjacent recreational land, planning permission for which has been granted by the City Council under reference 05/0113.

Reason:
The City Council would not be prepared to grant planning approval for the compound at this location unless it was required in conjunction with construction or engineering operations taking place on it or immediately adjacent to it.



3.
Within 3 months of the bringing into use of the proposed clubhouse/pavilion on the adjacent land, the vehicular access track from Cumwhinton Road which is required to serve the construction compound shall, with the exception of the bell-mouth area, be removed. All hardcore/stone used in its construction shall be excavated and disposed of and all trace of the access track removed so as to enable the final levelling, draining, surfacing and seeding to take place to complete the playing field area of the overall recreational land at Garlands for which planning consent has been granted under application reference 00/0079.

Reason:
For the avoidance of doubt and to enable the scheme of recreational land at the Garlands Estate to be fully implemented and available for the community's use.



Summary of Reasons for the Decision

The proposal seeks the retention of a compound and related access track that obtained a temporary planning consent granted by Cumbria County Council for processing of construction wastes to infill the adjacent land being developed as playing fields for football, rugby and cricket. That consent has lapsed and the current applicants seek a further temporary approval to retain the compound and access for use during construction works associated with the development of a new clubhouse/pavilion for Creighton Rugby Club and other sports organisations using the playing pitches.

The City Council is satisfied that in view of the specific nature of the application and the requirement for a construction compound for building works for the new clubhouse, a limited temporary planning permission is acceptable.



Relevant Development Plan Policies

Cumbria & Lake District Joint Structure Plan

Policy 1

New development will be provided, mainly in the towns, to meet the social and economic needs of the County's population, but in a manner which, through appropriate location, scale, design or use, does not diminish the quality of the environment within the County or beyond, or for future generations.



Cumbria & Lake District Joint Structure Plan

Policy 6

The City of Carlisle's sub-regional role as a centre of business, commerce, shopping and tourism will be fostered by the modest acceleration of past rates of development.



Carlisle District Plan

Environment - Policy E5

Within Areas of Local Landscape Significance, permission will not be given for development which adversely affects the open character of the areas.  Development of open space recreational uses such as golf courses and playing fields which retain the essential open nature will be acceptable.  In addition, small scale development within or adjacent to established farmsteads and other groups of buildings, together with buildings associated with and required for the use of the area for open recreational areas will be acceptable 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 amenity of neighbouring property; and 

3.
There is no unacceptable adverse effect on the character and appearance of the surrounding area; and

4.
Where appropriate satisfactory access and car parking can be achieved.



Carlisle District Plan

Leisure - Proposal L2

Within Primary Leisure Areas and other significant leisure areas proposals that relate to and complement the existing use and are appropriate in character and scale to the surroundings, will be acceptable.  Inappropriate proposals for development and changes of use will not be approved in these areas.

Item no: 08







Appn Ref No:
Applicant:
Parish:

05/0033
Mr & Mrs Carlyle
Arthuret





Date of Receipt:
Agent:
Ward:

24/01/2005
Green Design Group
Longtown & Rockcliffe





Location:

Grid Reference:

Brackenhill Farm, Longtown, Carlisle, Cumbria, CA6 5TU

344759 569004





Proposal:
Conversion of barns to 3no self-catering holiday units and 1no new dwelling

Planning Decision
Members resolved to give authority to the Head of Planning Services to issue approval for the proposal subject to no objection being raised to the application by English Heritage.

Item no: 09







Appn Ref No:
Applicant:
Parish:

05/0028
Mr & Mrs Carlyle
Arthuret





Date of Receipt:
Agent:
Ward:

24/01/2005
Green Design Group
Longtown & Rockcliffe





Location:

Grid Reference:

Brackenhill Farm, Longtown, Carlisle, Cumbria, CA6 5TU

344759 569004





Proposal:
Conversion of barns to 3no self-catering units and 1no new dwelling (LBC)

Planning Decision
Members resolved to give authority to the Head of Planning Services to issue approval for the proposal subject to no objection being raised to the application by English Heritage. 

Item no: 10







Appn Ref No:
Applicant:
Parish:

05/0136
 Border Homes
Carlisle





Date of Receipt:
Agent:
Ward:

18/02/2005
Taylor & Hardy
Denton Holme





Location:

Grid Reference:

L/A Milbourne Street, Carlisle, CA2 5UZ

339625 555790





Proposal:
Erection of a residential apartment block - 32no. units

Planning Decision
Members resolved to defer consideration of the proposal in order to enable consultation with the emergency services and English Nature to take place and to await a further report on the application at a future meeting of the Committee.

Item no: 11







Appn Ref No:
Applicant:
Parish:

03/0838
 Mrs J Hedley
Kirklinton Middle





Date of Receipt:
Agent:
Ward:

25/07/2003

Lyne





Location:

Grid Reference:

4 Alstonby Court, Westlinton, Carlisle, CA6 6AF

340850 565150





Proposal:
To increase the height of part of the boundary wall by two blocks (0.43m) with facing brick outer leaf to match existing

Planning Decision 

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

Item no: 12







Appn Ref No:
Applicant:
Parish:

04/0902
 Barratt Manchester
Carlisle





Date of Receipt:
Agent:
Ward:

25/06/2004

Belah





Location:

Grid Reference:

Former Stobarts Depot and Car Garage, Lowry Hill Road, Carlisle, CA3 0EE

339394 558817





Proposal:
Residential development comprising 28no. 3 bed houses, 36no. 4 bed houses, and, 24no. 2 bed apartments

Planning Decision
Members resolved to give authority to the Head of Planning Services to issue approval for the proposal subject to: no objections from the Highways Authority, Housing Strategy Officer and Government Office for the North West; the imposition of relevant conditions; the satisfactory completion of a Section 106 Agreement; and, the receipt of revised plans which show satisfactory means of enclosure/screening along the western and northern boundaries.

Item no: 13







Appn Ref No:
Applicant:
Parish:

04/1196
 Rol Design Ltd
Carlisle





Date of Receipt:
Agent:
Ward:

26/08/2004

Denton Holme





Location:

Grid Reference:

Prince of Wales Public House, 104 and 102 Denton Street, Carlisle, CA2 5HB

339733 555038





Proposal:
Demolition of existing property, construction of 17no. apartments and 1no. commercial unit with secure parking, change of use of dwelling to form commercial unit at ground floor and apartment at first floor, and provision of parking and servicing lay-by to Denton Street frontage

Planning Decision
Members resolved to give authority to the Head of Planning Services to issue approval for the proposal subject to additional conditions regarding noise insulation, obscure glazing and use of 102 Denton Street, and to no additional material planning objections to those already submitted being received in the remainder of the consultation period. 

Item no: 14







Appn Ref No:
Applicant:
Parish:

04/1305
 Paul Murphy
Wetheral





Date of Receipt:
Agent:
Ward:

24/09/2004

Wetheral





Location:

Grid Reference:

Tavistock House, Station Road, Wetheral, CA4 8ES

346618 554533





Proposal:
Change of use from hairdressers (A1) to cafe (A3)

Planning Decision
Grant Permission 

1.
The development shall be begun not later than the expiration of 5 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.



2.
The premises shall be used as a cafe, restaurant or snack bar and for no other purpose including any other purpose in Class A3 of the Schedule to the Town and County Planning (Use Classes) Order 1987, or in any provision equivalent to that Class in any Statutory Instrument revoking and re-enacting that Order.

Reason:
To preclude the possibility of the use of the premises for purposes inappropriate in the locality occupiers in accordance with Policy H2 and S15 of the Carlisle District Local Plan.



3.
The proposed cafe shall not be open for trading except between 0730 hours and 1800 hours on Mondays-Saturdays or between 0900 hours and 1800 hours on Sunday.

Reason:
To prevent disturbance to nearby residential occupiers and in accord with Policy H2 of the Carlisle District Local Plan.



4.
Details of the design, external finish and position of the proposed window extractor fan shall be submitted to and approved in writing by the local planning authority before any work is commenced.

Reason:
In order to safeguard the character of the conservation area and the amenities of the neighbouring residents in accordance with Policy 26 of the Cumbria and Lake District Joint Structure Plan and Policies E43 and H2 of the Carlisle District Local Plan.



Summary of Reasons for the Decision

This application sought planning permission for the change of use of a former hairdresser’s (A1) to a cafe at Tavistock House, Wetheral, Carlisle. The application site lies within the Wetheral Conservation Area, as defined by the Carlisle District Local Plan. The application relates solely to the ground floor of the premises, which covers approximately 60 square metres. Public access to the premises is via a main front door that also serves the village shop. No external alterations are proposed as part of this application, with the exception of an enlargement of an existing window extractor fan.  

With regards to this application it is felt that the main issues to consider was whether the proposed use, as a cafe, is appropriate in this location, whether or not it would adversely affect the amenities of any adjacent properties and whether adequate car parking is available. 

In considering this application Policy 26 of the Cumbria and Lake District Joint Structure Plan and Policies E43, H2, H17 and S15 of the Carlisle District Local Plan are of relevance.  

There are already a number of similar establishments within the village. It is acknowledged that on the whole these are largely either public houses or restaurants and not a café, as proposed by this current application. However, irrespective of this it is not felt that the introduction of a café in this location would be detrimental to the village environment, particularly as the property was previously occupied as a commercial premises. 

Within individual use classes permitted changes of use can take place without the need for planning consent. It is common practise to restrict the use of the premises, by condition, to ensure that uses within a specific locality that are considered inappropriate cannot take place without the need for a separate planning consent. In this instance it is considered necessary to restrict the use of the premises so that it may only be used as a cafe, restaurant or snack bar and for no other purposes falling within class A3 (Food & Drink) of the Use Classes Order. Subject to the imposition of the above condition it is not considered that the use of the premises would adversely affect the amenity of neighbouring properties or the village environment itself.

The proposed hours of operation are from 7.30 a.m. to 6.00 p.m. Monday to Saturday and from 9.00a.m. to 6.00 p.m. on Sundays. Whilst the opening time of 7.30 a.m. may seem unusually early it is important to acknowledge that the adjacent shop trades, without restrictions, between 6.00 a.m. and 6.00 p.m. Given the opening time of the existing shop it is not felt that an opening time of 7.30 a.m. for the proposed café would result in a significant increase in the impact upon neighbouring properties as a result of increased disturbance, and as such it is not felt that an application is refusable on that basis. The proposed closing time of 6.00p.m. which is the same as the adjacent shop, is considered acceptable. A condition has been imposed restricting the use of the premises to the opening times requested by the applicant.

It is acknowledged that there is limited car parking spaces outside of the premises. However, there is space for three vehicles to park at the rear of the premises, although some of these may be occupied by members of staff. Irrespective of this the Highway Authority has raised no objections to the proposal stating that the traffic generated by the proposal is unlikely to be significantly increased in relation to existing and previous uses. On that basis it is not considered that the development could be refused on highway grounds. 

In conclusion, the proposed use of the premises in this location is considered acceptable. It is considered that the proposed use of the premises will not exacerbate the existing parking problems in the locality. The proposed use will not adversely affect the amenity of neighbouring properties, subject to the imposition of appropriate conditions. It is not felt that the development will adversely affect the character or appearance of the Wetheral Conservation Area nor is it considered that the use will detract from the amenity of the village environment. The proposal is in accordance with Policy 26 of the Cumbria and Lake District Joint Structure Plan and Policies E43, H2, H17 and S15 of the Carlisle District Local Plan. 



Relevant Development Plan Policies

Cumbria & Lake District Joint Structure Plan

Policy 26

Development and other land use changes 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 or Ancient Monument will not normally be permitted.


Carlisle District Plan

Environment - Policy E43

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 that 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.



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 Plan

Housing - Proposal H2

Within the Primary Residential Areas defined on the inset maps for Carlisle, Brampton, Longtown and Dalston, 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.  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.



Carlisle District Plan 

Shopping - Proposal S15

Within the Plan area, proposals for uses within Use Class A3 (food and drink, including restaurants, public houses, wine bars and take aways) will be approved provided that:

1.
The proposal does not involve disturbance to occupiers of residential property; and

2.
The proposal does not involve unacceptable intrusion into open countryside; and 

3.
The proposal, whether new development or conversion complements surrounding development or the character of the existing building; and 

4.
Appropriate access and parking can be provided; and

5.
Within the City Centre Shopping Area opening hours are restricted to no later that 1.30 am.  Here and elsewhere in the Plan area opening hours will be imposed having regard to the surrounding uses, the character of the area and the possibility of disturbance to residential areas.



Item no: 15







Appn Ref No:
Applicant:
Parish:

04/1593
 Mr J Parkinson
Nicholforest





Date of Receipt:
Agent:
Ward:

07/12/2004
Rodney Jeremiah
Lyne





Location:

Grid Reference:

High Catlowdy, Penton, Carlisle, CA6 5QP

346142 577161





Proposal:
Conversion of redundant farm buildings to form 8no. holiday letting units including games room/laundry

Planning Decision
Grant Permission 

1.
The development shall be begun not later than the expiration of 5 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.



2.
This permission relates solely to the development of 8 number of units which should be used solely for short term holiday letting for not more than 21 days at anytime.  These properties shall subsequently not be sold, let or otherwise be allowed to be occupied as permanent accommodation.

Reason:
The site is within an area, where to preserve the character of the countryside it is the policy of the local planning authority not to permit additional residential development and to ensure compliance with Policy EM 15 of the Carlisle District Local Plan.



3.
The site manager/owner shall keep a register to monitor the occupation of the holiday units hereby approved.  Any such register shall be available for inspection by the Local Planning Authority at any time when so requested and shall contain details of those persons occupying the holiday units, their name, normal permanent address and the period of occupation of the holiday units by them.

Reason:
To ensure that the holiday units are not occupied as permanent residential accommodation and to ensure that the development complies with Policy H6 of the Carlisle District Local Plan.



4.
Details shall be submitted of the proposed hard surface finishes to all public and private external areas within the proposed scheme and approved by the Local Planning Authority before any site works commence, and the approved scheme shall be implemented in accordance with a phasing scheme for the conversion works hereby approved.

Reason:
To ensure that materials to be used are acceptable and in compliance with the objectives of Policy 25 of the Cumbria and Lake District Joint Structure Plan.



5.
No part of the development shall be brought into use until the treatment plant and reed bed have been constructed and completed in accordance with the approved plans.

Reason:
To prevent pollution of the water environment.



6.
Trees and shrubs shall be planted in accordance with a scheme to be agreed with the local planning authority before building work commences and the trees and shrubs shall be retained and maintained to the satisfaction of the local planning authority; the scheme shall include a detailed survey of any existing trees and shrubs on the site and shall indicate plant species and those trees and shrubs to be retained.

Reason:
To ensure that a satisfactory landscaping scheme in prepared.



7.
All planting, seeding or turfing comprised in the approved details of landscaping shall be carried out in the first planting and seeding seasons following the occupation of the building or the completion of the development, whichever is the sooner, 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 E9 of the Carlisle District Local Plan.



8.
Particulars of height and materials of all screen walls and boundary fences shall be submitted to and approved by the local planning authority prior to the commencement of the development hereby permitted.

Reason:
To ensure that the appearance of the area is not prejudiced by lack of satisfactory screening which is not carried out in a co-ordinated manner and to ensure compliance with Policy H16 of the Carlisle District Local Plan.



9.
The rooflights shall be installed in such a manner that the finished profile is flush with the plane of the roof slope.

Reason:
In order to ensure a satisfactory form of development and in accordance with the objectives of Policy H16 of the Carlisle District Local Plan.



10.
No development shall take place within the area indicated until the applicant, or their agents or successors in title, has secured the implementation of a programme of archaeological work in accordance with a written scheme of investigation which has been submitted by the applicant and approved in writing by the local planning authority.

Reason:
To afford reasonable opportunity for an examination to be made 


to determine the existence of any remains of archaeological interest within the site and for the preservation, examination and recording of such remains in accordance with the objectives of Policy E30 of the Carlisle District Local Plan.



11.
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.  All new external stonework shall be carried out in natural stone which shall, in type and in the manner in which it is laid, match that of the existing building to the satisfaction of the local planning authority.

Reason:
To ensure the works harmonise as closely as possible with the existing building and to ensure compliance with Policy 25 of the Cumbria and Lake District Structure Plan.



Summary of Reasons for the Decision

The site is located in open countryside and is unrelated to any settlement.  There are no specific landscape policies designated on the site as detailed in the Proposals Map of the Local Plan and as such, Policy 13 of the Structure Plan and Policy E8 of the Local Plan are applicable.  The proposed development would be sited adjacent to an existing group of buildings and in this regard, it is not considered that the development would be visually intrusive nor would it adversely affect the character of the countryside.

In consideration of this application Policy 25 of the Structure Plan and Policy EM11 of the Local Plan are also relevant.  There are opportunities for re-using or adapting existing rural buildings for recreational uses, such as holiday accommodation, subject to consideration against a number of criteria which are considered to be met by this proposal.

Policy H16 of the Local Plan also seeks to ensure high standards of development.  Concern has been raised in the correspondence received regarding the proposed density of the development and the physical layout of some of the buildings.  The existing buildings have very few openings and it is therefore necessary to form new openings.  However, the scale and position of the openings are considered to be acceptable and the scale of the replacement building is appropriate to the character of the site.

Policy EM11 also seeks to protect the amenity of adjacent properties from proposals which adversely affect them, through inappropriate scale, design or unreasonable overlooking.  The adjacent cottage to the dwellinghouse fronts onto the vehicular access with the curtilage being to the rear of the property.  The proposed development is considered to be of sufficient distance away from the cottage, coupled with the fact that the development would be at an obscure angle and therefore, it is not considered that the development adversely affects the amenities of adjacent properties by poor design, unreasonable overlooking or unreasonable loss of daylight or sunlight.  The proposal is not considered to be visually intrusive.  

Policy T7 of the Local Plan requires that adequate access arrangements and sufficient car parking are provided as part of any development proposal.  An element of parking provision would be retained for the applicant's own use along and for the occupier of the adjacent cottage.  The holiday accommodation would also have dedicated parking provision comprising of approximately four spaces.

Policy E22 of the Local Plan requires that new development proposals will be permitted if sewage treatment works of adequate capacity and design are available.  The applicant has indicated that the proposed accommodation would connect into the existing foul drainage system for the dwellinghouse which consist of a septic tank and soakaway.  



Relevant Development Plan Policies

Cumbria & Lake District Joint Structure Plan

Policy 13

In the areas not covered by Policies 11 and 12, development will normally be permitted which in its use, siting, scale and design is well related to existing developed areas of the countryside and does not harm distinctive features of local landscape significance.  In the undeveloped open countryside development will not normally be permitted except  when it is required to meet local infrastructure needs which cannot be located elsewhere, and provided it is sited to minimise environmental impacts and meets high standards of design.



Cumbria & Lake District Joint Structure Plan

Policy 25

The siting, appearance and landscaping of all new development and alterations should aim to enhance the quality of the existing environment.  It should be in keeping with the local character of the townscape or landscape, and be well integrated with the existing pattern of surrounding land uses and, where appropriate, be in keeping with the local vernacular tradition.  Normally development should make proper provision for access by disabled persons.



Cumbria & Lake District Joint Structure Plan

Policy 38

In rural areas, the development or conversion of premises for small scale employment uses will normally be permitted, except where there is a damaging impact on the local environment or in the case of new development where the proposal is in the undeveloped open countryside. 



Carlisle District Plan

Environment - Policy E8

Within the remainder of the rural area not covered by Policies E2-E6, proposals which are well related in use, siting, scale and design to existing settlements or other small clusters of buildings including farm buildings will be acceptable providing that:

1.
The proposal reflects the scale and character of the existing group of buildings or settlement; and 

2.
There is no adverse effect upon the amenity of neighbouring property, and the character and appearance of the area; and

3.
Satisfactory access and appropriate car parking can be achieved; and

4.
Any exiting wildlife habitats are safeguarded.

Permission will not be granted for development in the undeveloped open countryside unless it is required to meet local infrastructure needs, or for dwellings supported by a proven agricultural or forestry need.



Carlisle District Plan

Housing - Proposal H16

High standards of design in new housing sites and dwellings will be required.  Matters to be considered include:  The layout of roads and buildings; footpaths and cycleways; the retention of existing trees and hedgerows; planning out crime; the provision of public open space; the relationship to adjacent development.



Carlisle District Plan

Employment - Proposal EM15

Proposals for small scale tourism related development will be acceptable providing that:

1.
There is no unacceptable adverse impact on the landscape; and

2.
Adequate access and appropriate car parking can be achieved; and

3.
If the proposal is within the rural area it is well related to an established settlement or group of buildings or involves the conversion of an existing building, or would form an important element of a farm diversification scheme.



Carlisle District Plan

Environment - Policy E22

New development will only be permitted if foul sewers and sewage treatment works of adequate capacity and design are available or will be provided in time to serve the development.  Within unsewered areas, development which requires the use of septic tanks or other waste water management systems will only be permitted if ground conditions are satisfactory and the plot of land is of sufficient size to provide an adequate subsoil drainage system.



Carlisle District Plan

Leisure - Proposal L5

The City council will seek to retain all existing bridleways, footpaths and rights of way and to establish new routes wherever possible.  New development should seek to maintain the existing rights of way network and provide replacement routes for any lost to new development.



Carlisle District Plan

Environment - Policy E19

In considering proposals for new development the City Council will where appropriate require the retention of existing trees, shrubs, hedges and other wildlife habitats, and the replacement of any environmental feature lost to development.  Landscaping schemes to be implemented by the applicant will be required as part of most planning applications.



Carlisle District Plan

Environment - Policy E30

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 before planning applications are determined.  Planning permission will not be granted without adequate assessment of the archaeological implications.
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Appn Ref No:
Applicant:
Parish:

04/1674
Mr & Mrs J Shepherd
Stanwix Rural





Date of Receipt:
Agent:
Ward:

24/12/2004
Majer
Stanwix Rural





Location:

Grid Reference:

The Chestnuts, Houghton Road North, Houghton, Carlisle, CA3 0NL

340906 559160





Proposal:
First floor extension to provide dressing room and en-suite

Planning Decision
Grant Permission 

1.
The development shall be begun not later than the expiration of 5 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.



2.
The proposals shall be carried out in accordance with the details of the amended plans dated 10th February 2005 drawing No JS/11/402 rev D showing the reduction in the ridge height of the extension.

Reason:
For the avoidance of doubts as to the terms under which planning permission has  been granted due to the receipt of amended plans in the interests of residential and visual amenity supported by Policy H14 and E34 of the Adopted Local Plan.



3.
Notwithstanding any description of materials in the application no development shall be commenced until samples or full details of materials to be used externally on the extension have been submitted to and approved by the Local Planning Authority.  Such details shall include the type, colour and texture of the materials.

Reason:
To ensure that materials to be used are acceptable and in accord with Policy E34 of the adopted Local Plan.



4.
Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 1995, (or any Order revoking and re-enacting that Order), the window to the gable shall be obscure glazed to a minimum of factor 3 and non-opening, the window to the rear shall be obscured glazed to a minimum of factor 3, and thereafter retained as such to the satisfaction of the Local Planning Authority.

Reason:
In order to protect the privacy and amenities of residents in close proximity to the site in accordance with Policies H14 of the adopted Local Plan.



Summary of Reasons for the Decision

The proposal seeks full planning permission for the erection of a first floor side extension over an existing offshoot. The building is a prominent site within Houghton and is Grade II listed. The external wall of the off shoot is approximately 2.8m from the boundary of the adjoining property which has a conservatory adjacent to the boundary wall. It is approximately 2m from the front external corner of the off shoot to 8 Oakbank. To the rear it is approximately 8.4m to the boundary with Orchard House, the proposed extension would not directly overlook Orchard House but rather the rear garden area.

Of relevance to this application are Policy H14 and E34 of the adopted Local Plan and Policies CP12 and H11 of the Deposit Local Plan. These policies seek to protect the amenity of occupiers of neighbouring properties and to ensure the appropriateness of alterations and extensions to listed buildings.

It is acknowledged that the proposed first floor extension will have a limited effect on the sunlight available to these properties prior to approximately 12pm. However, the ridge has been lowered and is now 1m below the ridge line of the existing property. After midday, the impact of the proposed extension on the levels of sunlight available to the occupiers of neighbouring properties is greatly reduced. It is not considered that the loss of sunlight would cause significant demonstrable harm and would warrant refusal of the application.

With regards to overlooking, the window to the gable elevation is to be fixed and obscure glazed. This will enable the passage of light into the en suite whilst retaining the privacy of 8 Oakbank, particularly to the conservatory adjacent to the boundary. To the rear, the window will again be obscured glazed it is considered that the addition of a further window to this elevation, particularly when obscured, would not cause any demonstrable harm to the adjacent properties. 

It is not considered that the proposal would cause any significant rise to the opportunity for overlooking, nor to the levels of light currently enjoyed by occupiers of neighbouring properties. It is considered that the visual impact of the proposal on both the building and within the context of the wider surrounding built environment is acceptable. The proposal accords with the criteria of Policies H14 and E34 of the adopted Local Plan and Policies CP12 and H11 of the Deposit Local Plan.



Relevant Development Plan Policies

Carlisle District Plan

Housing - Proposal H14

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.



Carlisle District Plan

Environment - Policy E34

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 adversely affect the listed building will not be permitted.
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Appn Ref No:
Applicant:
Parish:

04/1676
Mr & Mrs J Shepherd
Stanwix Rural





Date of Receipt:
Agent:
Ward:

24/12/2004
Majer
Stanwix Rural





Location:

Grid Reference:

The Chestnuts, Houghton Road North, Houghton, Carlisle, CA3 0NL

340906 559160





Proposal:
First floor extension and internal alterations (LBC)

Planning Decision
Grant Permission 

1.
The works shall be begun not later than the expiration of 5 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.



2.
The proposals shall be carried out in accordance with the details of the amended plans dated 10th February 2005 drawing No JS/11/402 rev D showing the reduction in the ridge height of the extension.

Reason:
For the avoidance of doubts as to the terms under which planning permission has  been granted due to the receipt of amended plans in the interests of residential and visual amenity supported by Policy H14 and E34 of the Adopted Local Plan.



3.
Notwithstanding any description of materials in the application no development shall be commenced until samples or full details of materials to be used externally on the extension have been submitted to and approved by the Local Planning Authority.  Such details shall include the type, colour and texture of the materials.

Reason:
To ensure that materials to be used are acceptable and in accord with Policy E34 of the adopted Local Plan.



Summary of Reasons for the Decision

The proposal seeks listed building consent for the erection of a first floor side extension over an existing offshoot. The building is a prominent site within Houghton and is Grade II listed. The external wall of the off shoot is approximately 2.8m from the boundary of the adjoining property which has a conservatory adjacent to the boundary wall. It is approximately am from the front external corner of the off shoot to 8 Oakbank. To the rear it is approximately 8.4m to the boundary with Orchard House, the proposed extension would not directly overlook Orchard House but rather the rear garden area.

Of relevance to this application are Policy  E34 of the adopted Local Plan and Policies CP12 of the Deposit Local Plan. These policies seek to ensure the appropriateness of alterations and extensions to listed buildings.

Materials are to match those existing.  The windows are the same in design and scale to those existing. It is considered appropriate to condition the submission of samples in order to ensure their acceptability on the listed building. 

It is considered that the proposal would not adversely affect the listed building and is appropriate in terms of scale, proportion, character and detailing. The proposal is recommended for approval.

Relevant Development Plan Policies

Carlisle District Plan

Environment - Policy E34

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 adversely affect the listed building will not be permitted.

Item no: 18







Appn Ref No:
Applicant:
Parish:

05/0014
 Mr & Mrs Park
Westlinton





Date of Receipt:
Agent:
Ward:

06/01/2005
Jock Gordon
Longtown & Rockcliffe





Location:

Grid Reference:

Avonlea, Newtown, Blackford, Carlisle, CA6 4ET

338788 562497





Proposal:
Erection of stable for domestic use (Retrospective)

Planning Decision
Grant Permission 

1.
The stables shall be used only for private use for the stabling of horses and storage of associated equipment and feed and shall at no time be used for any commercial purposes including for livery, stabling, equestrian tuition or leisure rides.

Reason:
To preclude the possibility of the use of the premises for purposes inappropriate in the locality in support of Policy H17 of the adopted Local Plan.



2.
The stables shall be stained dark green to match details submitted to the local planning authority prior to staining. The staining shall occur within 3 months of the grant of planning permission.

Reason:
In order to reduce the visual impact of the development on the surrounding countryside in support of Policy E8 of the adopted Local Plan.



3.
Details shall be submitted to the local planning authority showing the infilling of any gaps within the hedge surrounding the field within 8 weeks of the grant of planning permission. All works comprised in the approved details of the hedge improvement shall be carried out in the first planting and seeding season following the grant of planning permission.

Reason:
To ensure that the appearance of the site is enhanced by the proper landscaping of the site in accordance with Policy E8 of the adopted Local Plan.



Summary of Reasons for the Decision

The application seeks approval for the retention of a stable block erected in a field to the rear of the property known as Avonlea.

The relevant policies to the determination of the application are:

Adopted Structure Plan:

SP13 - The Rest of the Countryside;

SP25 - The Quality of Development; 

Adopted Local Plan

E8 - Remainder of the Rural Area; and

H17 - Residential Amenity.

It is considered that, in this instance, the scale and design of the stables which is typical of development of this type, is acceptable. The stables are considered to be an appropriate form of development in the countryside and not detrimental to the character of the countryside in this location. Existing established planting surrounds three boundaries of the field affords only limited views of the stables.  

It is not considered that the retention of the stables would cause any demonstrable harm through introducing an inappropriate use in this rural environment or by poor design, unreasonable overlooking or an unreasonably loss of light.

The proposed retention of the stables is appropriate to the site and the character of the area. It is not considered that the occupiers of neighbouring properties would be adversely affected by the retention of the stables to a degree which would warrant refusal of the application. The staining of the stables to a dark colour will further ameliorate any potential visual impact. It is considered that the proposal accords with Policy SP25 and SP13 of the adopted Structure Plan and Policy E8 and H17 of the adopted Local Plan.

Relevant Development Plan Policies

Cumbria & Lake District Joint Structure Plan

Policy 13

In the areas not covered by Policies 11 and 12, development will normally be permitted which in its use, siting, scale and design is well related to existing developed areas of the countryside and does not harm distinctive features of local landscape significance.  In the undeveloped open countryside development will not normally be permitted except  when it is required to meet local infrastructure needs which cannot be located elsewhere, and provided it is sited to minimise environmental impacts and meets high standards of design.



Cumbria & Lake District Joint Structure Plan

Policy 25

The siting, appearance and landscaping of all new development and alterations should aim to enhance the quality of the existing environment.  It should be in keeping with the local character of the townscape or landscape, and be well integrated with the existing pattern of surrounding land uses and, where appropriate, be in keeping with the local vernacular tradition.  Normally development should make proper provision for access by disabled persons.



Carlisle District Plan

Environment - Policy E8

Within the remainder of the rural area not covered by Policies E2-E6, proposals which are well related in use, siting, scale and design to existing settlements or other small clusters of buildings including farm buildings will be acceptable providing that:

1.
The proposal reflects the scale and character of the existing group of buildings or settlement; and 

2.
There is no adverse effect upon the amenity of neighbouring property, and the character and appearance of the area; and

3.
Satisfactory access and appropriate car parking can be achieved; and

4.
Any exiting wildlife habitats are safeguarded.

Permission will not be granted for development in the undeveloped open countryside unless it is required to meet local infrastructure needs, or for dwellings supported by a proven agricultural or forestry need.



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.
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Appn Ref No:
Applicant:
Parish:

05/0049
Mr & Mrs D Hartley
Wetheral





Date of Receipt:
Agent:
Ward:

28/01/2005
Swarbrick Associates
Wetheral





Location:

Grid Reference:

L/A Field 2700, Broomfallen Road, Carlisle, CA4 8DG

344250 554010





Proposal:
Erection of timber stables for horses (revised application)

Planning Decision
Grant Permission 

1.
The development shall be begun not later than the expiration of 5 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.



2.
The stables shall be used only for private use for the stabling of horses and storage of associated equipment and feed and shall at no time be used for any commercial purposes including for livery, stabling, equestrian tuition or leisure rides.

Reason:
To preclude the possibility of the use of the premises for purposes inappropriate in the locality.



3.
This permission shall not be exercised by any person other than Mr & Mrs D Hartley.

Reason:
But for the special circumstances of the applicant permission would not be forthcoming and in order to safeguard the amenity of the character of the locality in accordance with the objectives of Policy 13 of the Cumbria and Lake District Joint Structure Plan for rural character and E8 of the Carlisle District Local Plan.



4.
Before the commencement of development details shall be submitted to and approved by the local planning authority detailing the proposed hedgerow and trees to be planted along the western boundary.

Reason:
To ensure that a satisfactory landscaping scheme is prepared in accordance with Policy E19 of the Carlisle District Local Plan.



5.
All planting, seeding or turfing comprised in the approved details of landscaping shall be carried out in the first planting and seeding seasons following the occupation of the building or the completion of the development, whichever is the sooner, 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 E9 of the Carlisle District Local Plan.



6.
The existing shelter shall be demolished and trace of its existence removed prior to the use of the stables hereby approved.

Reason:
The local planning authority wish to safeguard the character of the area in accordance with Policy E8 of the Carlisle District Local Plan.



Summary of Reasons for the Decision

In consideration of this revised proposal it is felt that the three main issues are:

a)
Whether the proposal would have a visual impact on the character and appearance of the surrounding countryside (Policy 13 of the Cumbria and Lake District Joint Structure Plan and Policies E8 and E19 of the Carlisle District Local Plan);

b)
Whether the proposal would have a detrimental effect on the amenity of neighbouring properties (Policy 13 of the Structure Plan and Policy L4 of the District Plan); and,

c)
The effect of the proposal on the public footpath and highway safety (Policy L5 of the Local Plan).

When assessing these issues the following points need to be kept in mind:

a)
Whether the proposal would have a visual impact on the character and appearance of the surrounding countryside.

In PPS7 "Sustainable Development in Rural Area" states that it is the Government's objective for "continued protection of the open countryside for the benefit of all".

Structure Plan Policy 13 and Policy E8 of the Local Plan reiterate that proposals need to be well related in use, siting, scale and design; does not harm the distinctive features of the landscape; and, sited to minimise the environmental impact.

The proposal, differs greatly from the application refused in May 2004 (04/0583) in that the scale of the stable has been reduced by 12 square metres; there are to be no solid enclosures or concrete hardstandings around of and in front of the stable; the strips of coniferous trees are to be removed from the centre of and field and the land reinstated to grazing; and, a hedgerow of indigenous species are to be planted along the boundary with Broomfallen Road.  It is, therefore, felt that this proposal when viewed from the south and west would be well screened against the existing and proposed hedgerows and the scale and design of the building would not be detrimental to the visual character of the area.

In conclusion, it is felt that the scale and siting of the building would not adversely affect the character of the open countryside 

b)
Whether the proposal would have a detrimental effect on the amenity of neighbouring properties.

Policy E8 of the Local Plan seeks to protect the residential amenity of neighbouring properties from development which would have an adverse effect upon them.

In relation to this matter the main concerns of the objectors appear to be: the scale of the proposal; the location; noise from horses hooves on concrete hardstanding; smells; and rodent/flea infestation.

These stables would be sited 11 metres from the existing field entrance along the northern boundary of the field with the nearest residential property being over 30 metres away.  The new stables would replace the existing field shelter which is unsuitable for the stabling of horses due to the waterlogged ground on which it stands.  An indigenous hedgerow would be planted to screen the stables from the west, whilst the stables, when viewed from the south, would be viewed against the backdrop of the existing hedgerows and residential properties. 

There would be no concrete hardstanding in front of the proposed stable whilst part of the manure heap would either be removed from site on a monthly basis or used as fertiliser for the field.  It is felt that this would help reduce the odour problem and also alleviate concerns over rat/flea infestation.

The applicants agent has written to say that the field would only be used for their own recreational use and that no commercial venture would be carried out on it.  A condition has been included on the decision notice to ensure that this occurs.

c)
The effect of the proposal on the public footpath and highway safety

Many residents have raised concerns over the issue of highway safety especially with regard to visibility and the new hedge.  The applicants intend to use an existing field access, off the public bridleway.  The Highways Authority have been consulted and responded that as long as the public bridleway remains unobstructed they have no objections to the proposal.



Relevant Development Plan Policies

Cumbria & Lake District Joint Structure Plan

Policy 13

In the areas not covered by Policies 11 and 12, development will normally be permitted which in its use, siting, scale and design is well related to existing developed areas of the countryside and does not harm distinctive features of local landscape significance.  In the undeveloped open countryside development will not normally be permitted except  when it is required to meet local infrastructure needs which cannot be located elsewhere, and provided it is sited to minimise environmental impacts and meets high standards of design.



Carlisle District Plan

Environment - Policy E8

Within the remainder of the rural area not covered by Policies E2-E6, proposals which are well related in use, siting, scale and design to existing settlements or other small clusters of buildings including farm buildings will be acceptable providing that:

1.
The proposal reflects the scale and character of the existing group of buildings or settlement; and 

2.
There is no adverse effect upon the amenity of neighbouring property, and the character and appearance of the area; and

3.
Satisfactory access and appropriate car parking can be achieved; and

4.
Any exiting wildlife habitats are safeguarded.

Permission will not be granted for development in the undeveloped open countryside unless it is required to meet local infrastructure needs, or for dwellings supported by a proven agricultural or forestry need.



Carlisle District Plan

Environment - Policy E19

In considering proposals for new development the City Council will where appropriate require the retention of existing trees, shrubs, hedges and other wildlife habitats, and the replacement of any environmental feature lost to development.    Landscaping schemes to be implemented by the applicant will be required as part of most planning applications.



Carlisle District Plan

Leisure - Proposal L4

Within the Plan area, outside Primary Leisure Areas, proposals for leisure development including sport and active recreation development will be acceptable provided that:

1.
The proposal does not have an adverse impact on the amenity of the surrounding area; and

2.
Appropriate car parking and access to the site can be achieved; and

3.
The proposed use is of an appropriate scale to the locality; and

4.
Where practicable, the proposal can be accessed by public transport; and

5.
The proposal makes a positive contribution to the development of tourism in the district; and/or

6.
If the proposal is within Carlisle, it brings a vacant or part vacant building into use or contributes to the development of a mixed use scheme.



Carlisle District Plan

Leisure - Proposal L5

The City council will seek to retain all existing bridleways, footpaths and rights of way and to establish new routes wherever possible.  New development should seek to maintain the existing rights of way network and provide replacement routes for any lost to new development.



Carlisle District Plan

Transport - Proposal T1

In considering applications for development, account will be taken of the availability of a choice of means of travel to and from the site.



Item no: 20







Appn Ref No:
Applicant:
Parish:

05/0068
 Orange PCS Ltd
Carlisle





Date of Receipt:
Agent:
Ward:

02/02/2005
Adams Holmes Associates
Belle Vue





Location:

Grid Reference:

CSL Ltd, Caxton Road, Carlisle, CA2 7NS

338000 556300





Proposal:
Erection of 20m lattice tower, accommodating 3no panel antenna and 2no 600mm dish antenna, along with 6no equipment cabinets sited at base of tower within a 2.1m high fenced enclosure measuring 6m by 6m.

Planning Decision
Grant Permission 

1.
The development shall be begun not later than the expiration of 5 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.



2.
The mast shall be painted in a colour which shall be agreed in writing by the local planning authority before any development takes place.

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



Summary of Reasons for the Decision

This application sought full planning consent for the erection of 20 metre high telecommunication mast and associated equipment compound on land to the rear of the site occupied by C.S.L. Ltd. located within Newtown Road Industrial Estate, Carlisle. The application site lies within a Primary Employment Area, as designated by Carlisle District Local Plan (CDLP). The nearest residential property to the proposed mast is positioned 285 metres to the south of the application site on Newtown Road. 

With regards to this application it is felt that the main issue to consider was the visual impact the mast will have upon the surrounding area, in particular Hadrian's Wall World Heritage Site located to the north of the site. 

In considering this application Policies 25 and 26 of the Cumbria and Lake District Joint Structure Plan are of relevance as well as Policies E27, E52 and EM2 of the Carlisle District Local Plan.  

It should note that, in accordance with Planning Policy Guidance Note 8 – Telecommunications (PPG8), the agent acting on behalf of Orange PCS has submitted evidence to show that they have investigated whether there are any other feasible options instead of the proposed site. In total the agents have considered seven alternative sites, all of which have proven unsuitable for different reasons ranging from technical, operational and structural matters to their potential visual impact. The possibility of sharing the adjacent mast, approved under application 04/1141, has been ruled out as the vertical separation distance required between different operator’s antenna’s would necessitate the erection a substantially stronger tower and invariably one of considerable bulk and prominence. It is felt that such a mast would have a significant adverse visual impact both on the occupants of nearby properties and the World Heritage Site. 

Although the mast proposed by this application may be visible from some private properties, it is not considered to be intrusive to residents, because of the distance that the mast is sited from the nearest residential properties but also because of its location within the industrial estate. Whilst there will undoubtedly be some impact, as a result of it being intrusive, it is not felt that there would be sufficient impact to warrant refusal of the application on that basis alone. With regards to its impact upon the World Heritage Site it will be noted that the mast would be viewed against the backdrop of the industrial building and, as such, its visual impact would be significantly lessened. Therefore, on balance it is considered that the proposed siting of this mast is considered to be the best possible option available.

In conclusion, it is considered that the mast in the proposed location is necessary for coverage in this area and the applicants have provided satisfactory evidence, which demonstrates that there is not a more suitable alternative available. In accordance with PPG8 it would be unreasonable to refuse the application on the basis of the perceived health risks. The siting of the mast is deemed to be acceptable in terms of its position and the proposed design. When viewed against the backdrop of the existing industrial units it is not considered that the proposal would have sufficient adverse impact upon the World Heritage Site to warrant refusal of the application. In addition to this due to the distance from the nearest residential property and its location within the industrial estate it is not felt that the proposal would be visually intrusive to the occupants of nearby residential properties. 



Relevant Development Plan Policies

Cumbria & Lake District Joint Structure Plan

Policy 25

The siting, appearance and landscaping of all new development and alterations should aim to enhance the quality of the existing environment.  It should be in keeping with the local character of the townscape or landscape, and be well integrated with the existing pattern of surrounding land uses and, where appropriate, be in keeping with the local vernacular tradition.  Normally development should make proper provision for access by disabled persons.



Cumbria & Lake District Joint Structure Plan

Policy 26

Development and other land use changes 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 or Ancient Monument will not normally be permitted.


Carlisle District Plan

Environment - Policy E27

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 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

Employment - Proposal EM2

Within Primary Employment Areas proposals for B1, B2  and B8 uses will be acceptable.  Permission will not be given for redevelopment or changes of use within such areas for other purposes.  Exceptions may be permitted where:

1.
The existing use of the site adversely affects or could adversely affect adjacent residential properties; or

2.
The proposed alternative use is essential for the redevelopment of the majority of the site for employment purposes; and

3.
The alternative development would be appropriate in terms of scale and design to the surrounding area, and the amenity of adjacent properties would not be prejudiced.



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.



Item no: 21







Appn Ref No:
Applicant:
Parish:

05/0091
 McDonalds Restaurants |Ltd
Carlisle





Date of Receipt:
Agent:
Ward:

09/02/2005
AEW  Architects Ltd
Belah





Location:

Grid Reference:

McDonald's Restaurant, Grearshill, Kingstown, Carlisle, CA3 0ET

339400 559457





Proposal:
Extension to front of building to increase restaurant floor area and extension to side to increase crew room floor area and new walled enclosure to rear to form storage area

Planning Decision
Grant Permission 

1.
The development shall be begun not later than the expiration of 5 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.



Summary of Reasons for the Decision

Policy EM2 of the Local Plan seeks to ensure the continued provision of land for employment purposes.  The use of this site is an exception within the context of the estate but nevertheless, the current proposal does not seek to change the use of the building and in this regard, it is not considered that there is any conflict with the criteria of this policy.

Policy 25 of the Structure Plan also seeks to ensure the development is appropriate in terms of quality to that of the surrounding area.  The scale and design of the proposed extensions are considered to be appropriate to the existing building and would not be disproportionate or obtrusive given the context of the character of the area.

Policy S15 of the Local Plan seeks to protect residential amenity.  This policy specifically relates to food and drink uses and allows for the provision of development within Use Class A3 (food and drink, including restaurants, public houses, wine bars and take aways) provided that the proposal does not involve disturbance to occupiers of residential properties.  Whilst the proposal would be able to accommodate an increase in the number of customers, it is not considered that this increase would be sufficient to result in an overall loss of amenity to the surrounding area or to the occupiers of nearby buildings.  



Relevant Development Plan Policies

Carlisle District Plan

Employment - Proposal EM2

Within Primary Employment Areas proposals for B1, B2  and B8 uses will be acceptable.  Permission will not be given for redevelopment or changes of use within such areas for other purposes.  Exceptions may be permitted where:

1.
The existing use of the site adversely affects or could adversely affect adjacent residential properties; or

2.
The proposed alternative use is essential for the redevelopment of the majority of the site for employment purposes; and

3.
The alternative development would be appropriate in terms of scale and design to the surrounding area, and the amenity of adjacent properties would not be prejudiced.



Carlisle District Plan 

Shopping - Proposal S15

Within the Plan area, proposals for uses within Use Class A3 (food and drink, including restaurants, public houses, wine bars and take aways) will be approved provided that:

1.
The proposal does not involve disturbance to occupiers of residential property; and

2.
The proposal does not involve unacceptable intrusion into open countryside; and 

3.
The proposal, whether new development or conversion complements surrounding development or the character of the existing building; and 

4.
Appropriate access and parking can be provided; and

5.
Within the City Centre Shopping Area opening hours are restricted to no later that 1.30 am.  Here and elsewhere in the Plan area opening hours will be imposed having regard to the surrounding uses, the character of the area and the possibility of disturbance to residential areas.



Carlisle District Plan

Transport - Proposal T7

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 detailed in Appendix 2;

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.



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.



Item no: 22







Appn Ref No:
Applicant:
Parish:

05/0092
 Spirit Group
Carlisle





Date of Receipt:
Agent:
Ward:

09/02/2005
DEA Partnership
St Aidans





Location:

Grid Reference:

The Beehive Public House, Warwick Road, Carlisle, CA1 1LH

341340 555878





Proposal:
Single storey extension to front and rear of existing building

Planning Decision
Grant Permission 

.
Prior to the commencement of development details of the height, position, design of and materials used in any external chimney or extraction vent shall first be submitted to and approved in writing by the local planning authority. The measures so approved shall be carried out before the first use commences and retained whilst the use subsists.

Reason:
In the interests of the occupiers of nearby residential properties in order to accord with Policy H17 of the adopted Local Plan.



1.
The development shall be begun not later than the expiration of 5 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.



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 the works harmonise as closely as possible with the existing building and to ensure compliance with Policy 25 of the Cumbria and Lake District Joint Structure Plan.



Summary of Reasons for the Decision

Full planning permission is sought for the erection of a front and rear extension to the Beehive Public House on Warwick Road. The public house is sited within a primary residential area although other commercial uses are in evidence.

The policies which are relevant to the determination of the application are:

Adopted Local Plan

H17 - Residential Amenity;

S15 - Food and Drink;

T1 - Choice of Means of Travel;

Deposit Local Plan

CP15 - Design;

CP16 - Residential Amenity; and 

T3 - Parking Guidelines.

The front extension would provide for additional seating areas within the public house and would remove approximately 53% of the current external seating area. The entrance to the public house would be moved approximately 4.5m to the side of the public house adjacent to the lane. The rear extension will provide for the reorganisation of the kitchen space and bottle store, also increased toilet provision. The works are proposed in materials to match the existing building and both elements are single storey.

The front terrace area is regularly used, particularly on days when Carlisle United (opposite) are playing from home or during the summer months. The provision of the front extension will remove approximately 53% of the area of the terrace and, it is considered, will therefore lessen the potential for noise from the external seating area as a greater number of people will be catered for within the building. Although some external seating will still be provided it will be limited. The rear extension is to allow for the enlargement of the kitchen, bottle storage and toilet area. It is therefore considered that no demonstrable harm would be caused by the extension of the public house in this manner and the application accords with the relevant criteria of Policy S15 and H17 of the adopted Local Plan and Policy CP16 of the Deposit Local Plan.

The site is on a regular bus route into the city on street car parking is also available in the vicinity. It is not considered that the extension of the customer area by approximately 36 square metres would lead to an unacceptable increase in the level of traffic in accordance with Policy T1 of the adopted Local Plan and T3 of the Deposit Local Plan.

The design is considered appropriate and in accordance with Policy CP15 of the Deposit Local Plan.



Relevant Development Plan Policies

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 Plan

Transport - Proposal T1

In considering applications for development, account will be taken of the availability of a choice of means of travel to and from the site.



Carlisle District Plan 

Shopping - Proposal S15

Within the Plan area, proposals for uses within Use Class A3 (food and drink, including restaurants, public houses, wine bars and take aways) will be approved provided that:

1.
The proposal does not involve disturbance to occupiers of residential property; and

2.
The proposal does not involve unacceptable intrusion into open countryside; and 

3.
The proposal, whether new development or conversion complements surrounding development or the character of the existing building; and 

4.
Appropriate access and parking can be provided; and

5.
Within the City Centre Shopping Area opening hours are restricted to no later that 1.30 am.  Here and elsewhere in the Plan area opening hours will be imposed having regard to the surrounding uses, the character of the area and the possibility of disturbance to residential areas.



Item no: 23







Appn Ref No:
Applicant:
Parish:

05/0093
 Robert Mitchell
Wetheral





Date of Receipt:
Agent:
Ward:

09/02/2005
Architects Plus (UK) Ltd
Wetheral





Location:

Grid Reference:

Land Adjacent Holme Farm, Cumwhinton, Carlisle

344870 552700





Proposal:
Erection of dwelling house with attached garage (plot 1) (variation of planning permission ref: 04/0737)

Planning Decision
Grant Permission 

1.
The development shall be begun not later than the expiration of 5 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.



2.
Details of the relative heights of the existing and proposed ground levels and the height of the proposed finished floor levels of the dwelling and garage/study/playroom shall be submitted to and approved in writing by the local planning authority before any site works commence.

Reason:
In order that the approved development overcomes any problems associated with the topography of the area and safeguards the amenities of neighbouring residents in accordance with policies 1, 2, 3, 13, 25, 26 and 40 of the Structure Plan, and, policies E35, E50, H5 and H16 of the Local Plan.



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, rooflights or dormers shall be inserted above the ground floor on the west elevation 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 Policy H05 of the Carlisle District Local Plan.



4.
Before the dwelling is occupied space for at least one garage and one parked car shall be provided together with vehicular access thereto in accordance with the approved plans.  The access and spaces for garage and parking shall be used for no other purpose without the prior approval of the local planning authority.

Reason:
To ensure that each dwelling is provided with parking and garage space in accordance with Policies H5 and T7 of the Local Plan.



5.
Any existing highway fence/wall boundary shall be reduced to a height not exceeding 1.0 metres above the carriageway level of the adjacent highway in accordance with details submitted to the local planning authority and which have subsequently been approved before the development is brought into use and shall not be raised to a height exceeding 1.0 metres thereafter.

Reason:
In the interests of highway safety in accordance with Policy H5 of the Local Plan.



6.
The access drive shall be surfaced in bituminous or cement bound materials, or otherwise bound and shall be constructed and completed before the development is brought into use.

Reason:
In the interests of highway safety in accordance with Policy H5 of the Local Plan.



7.
The dwelling shall not be occupied until the vehicular access and turning requirements have been constructed in accordance with the approved plan and has been brought into use.  The vehicular access turning provisions shall be retained and capable of use at all times thereafter and shall not be removed or altered without the prior consent of the local planning authority.

Reason:
To ensure a minimum standard of access provision when the development is brought into use in accordance with Policy H5 of the Local Plan.



8.
Details shall be submitted of the proposed hard surface finishes to all public and private external areas within the proposed scheme and approved by the local planning authority before any site works commence, and the approved scheme shall be fully implemented before any of the dwellings are occupied.

Reason:
To ensure that materials to be used are acceptable in accordance with policy H5 of the Local Plan.



9.
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 area in accordance with policy H5 of the Local Plan.



10.
Particulars of height and materials of all screen walls and boundary fences shall be submitted to and approved by the local planning authority prior to the commencement of the development hereby permitted.

Reason:
To ensure that the appearance of the area is not prejudiced by lack of satisfactory screening which is not carried out in a co-ordinated manner in accordance with Policy H5 of the Local Plan.



11.
No development shall take place until details of a landscaping scheme have been submitted to and approved by the local planning authority.

Reason:
To ensure that a satisfactory landscaping scheme is prepared in accordance with Policies E9 and H5 of the Local Plan.



12.
All works comprised in the approved details of landscaping shall be carried out in the first planting and seeding season following occupation of any dwelling hereby permitted or completion of the development, whichever is the sooner.

Reason:
To ensure that a satisfactory landscaping scheme is implemented in  accordance with Policies E9 and H5 of the Local Plan.



13.
Trees, hedges and plants shown in the landscaping scheme to be retained or planted which, during the development works or a period of five years thereafter, are removed without prior written consent from the local planning authority, or die, become diseased or are damaged, shall be replaced in the first available planting season with others of such species and size as the authority may specify.

Reason:
To ensure as far as possible that the landscaping scheme is fully effective in accordance with Policies E9 and H5 of the Local Plan. .



14.
The vehicle crossing over the footway, including the lowering of kerbs along the carriageway edge, shall be carried out in accordance with details submitted to and approved before the commencement of development.

Reason:
In the interests of highway safety in accordance with Policy H5 of the Local Plan.



15.
The dwelling hereby approved shall not be occupied until works for the disposal of foul and surface water drainage have been fully undertaken in accordance with details to be submitted to and approved in writing beforehand by the local planning authority.

Reason:
To ensure that adequate drainage facilities are available in accordance with policy E22 of the Carlisle District Local Plan.



Summary of Reasons for the Decision

In considering this application it is felt that the two principle issues are:

i)
The effect on the amenity of neighbouring residents with specific reference to policy 13 of the Structure Plan, and, policy H5 of the Local Plan; and, 

ii)
The effect of the proposal of the setting of a listed building and overall character of the area with particular reference to policies 1, 2, 3, 13, 25, 26 and 40 of the Structure Plan, policies E35, E50, H5 and H16 of the Local Plan, and, the adopted Supplementary Planning Guidance.

When considering i) it is apparent that the proposed plot 1 is generally at a lower level than the neighbouring property.  The applicant has also sought to graduate the various ridge heights of the proposed dwelling, and generally sought to minimise any potential problems associated with overlooking and losses in light.

In regard to ii) the design, scale and form are considered appropriate. 

On balance the proposal is considered acceptable. 



Relevant Development Plan Policies

Cumbria & Lake District Joint Structure Plan

Policy 1

New development will be provided, mainly in the towns, to meet the social and economic needs of the County's population, but in a manner which, through appropriate location, scale, design or use, does not diminish the quality of the environment within the County or beyond, or for future generations.



Cumbria & Lake District Joint Structure Plan

Policy 2

The County's scenic beauty, natural resources and the quality of its built environment will be protected from inappropriate development, especially those areas and features of international or national conservation importance where harmful development will not be permitted.



Cumbria & Lake District Joint Structure Plan

Policy  3

The diversification of the rural economy and the maintenance of the vitality of rural life will be assisted through a favourable response to developments which provide local benefits and are sensitive to the local environment.



Cumbria & Lake District Joint Plan

Policy 24

The erection of buildings or the raising of land, will not normally be permitted where there would be a direct risk from erosion or flooding, or be likely to increase the risk of flooding elsewhere.



Cumbria & Lake District Joint Structure Plan

Policy 25

The siting, appearance and landscaping of all new development and alterations should aim to enhance the quality of the existing environment.  It should be in keeping with the local character of the townscape or landscape, and be well integrated with the existing pattern of surrounding land uses and, where appropriate, be in keeping with the local vernacular tradition.  Normally development should make proper provision for access by disabled persons.



Cumbria & Lake District Joint Structure Plan

Policy 26

Development and other land use changes 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 or Ancient Monument will not normally be permitted.


Cumbria & Lake District Joint Structure Plan

Policy 30

Land  will be made available outside the National Parks for the following scale of housing development between 1991-2006.




Dwellings

Allerdale


about 5000

Barrow


about 2500

Carlisle


about 6000

Copeland


about 4000

Eden


about 4000

South Lakeland

about 6000



Cumbria & Lake District Joint Structure Plan

Policy 31

Sufficient  housing land should be provided to ensure that, at any one  time, there exists at least a five year's supply of readily available land capable of accommodating building at a rate which will keep the supply of dwellings in line with the housing requirement for each District as set out in Policy 30.



Cumbria & Lake District Joint Structure Plan

Policy 40

In rural settlements outside the National Parks and AONBs, housing development will normally be permitted, especially where it would help to sustain the existing local community, and provided it is in sympathy with the scale and character of the existing settlement.  Outside rural settlements, new dwellings will normally only be permitted for those engaged in agriculture where such a dwelling is essential for the working of the farm.



Carlisle District Plan

Environment - Policy E9

Landscaping schemes will be required for development permitted on the periphery of settlements in order to fully integrate the development with its settlement and the surrounding countryside.



Carlisle District Plan

Environment - Policy E20

Development which would result in the raising of the floor of the floodplain, or which would have an adverse impact on the water environment due to additional surface water run off, or adversely affect river defences will not be permitted unless appropriate alleviation or mitigation measures are included.  This applies to the floodplains of the River Eden, Caldew, Petteril, Esk, Irthing and Lyne and their tributaries which are all subject to periodic flooding.



Carlisle District Plan

Environment - Policy E22

New development will only be permitted if foul sewers and sewage treatment works of adequate capacity and design are available or will be provided in time to serve the development.  Within unsewered areas, development which requires the use of septic tanks or other waste water management systems will only be permitted if ground conditions are satisfactory and the plot of land is of sufficient size to provide an adequate subsoil drainage system.



Carlisle District Plan

Environment - Policy E35

Proposals for new development which adversely affect a listed building or its setting will not be permitted.  The City Council will seek to encourage any new development to be sympathetic in scale, character and materials.



Carlisle District Plan

Environment - Policy E50

The loss to built development of significant public and private open spaces within settlements will not be permitted.



Carlisle District Plan

Housing - Proposal H5

Within the following settlements, large scale residential development will not be permitted.  Proposals for small scale residential development will normally be acceptable providing 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.

Aglionby, Baldwinholme, Banks, Barclose, Beaumont, Blackford, Blackwell, Boltonfellend, Boustead Hill, Broadwath, Brisco, Brunstock, Burgh-by-Sands, Burnrigg, Cardewlees, Cargo, Carleton, Castle Carrock, Cotehill, Cumdivock, Cummersdale, Cumrew, Cumwhinton, Cumwhitton, Durdar, Easton, Farlam, Faugh, Fenton, Gaitsgill, Gilsland, Great Corby, Great Orton, Grinsdale, Hallbankgate, Harker, Hayton, Hayton Townhead, Heads Nook, Hornsby, Boughton, How Mill, Irthington, Kirkcambeck, Kirkandrews-on-Eden, Knells, Lanercost, Laversdale, Linstock, Little Orton, Low Crosby, Longburgh, Low Row, Lyneholmeford, Midgeholme, Milton, Moat, Monkhill, Moorhouse, Newby East, Newtown, Raughtonhead, Rockcliffe, Rickerby, Scaleby, Scotby, Smithfield, Stainton, Stockdalewath, Talkin, Tarraby, Thurstonfield, Tindale, Todhills, Walton, Warwick-on-Eden, Warwick Bridge (including Little Corby & Corby Hill), Westlinton, Wetheral, Wetheral Pasture.



Carlisle District Plan

Housing - Proposal H16

High standards of design in new housing sites and dwellings will be required.  Matters to be considered include:  The layout of roads and buildings; footpaths and cycleways; the retention of existing trees and hedgerows; planning out crime; the provision of public open space;the relationship to adjacent development.



Carlisle District Plan

Transport - Proposal T1

In considering applications for development, account will be taken of the availability of a choice of means of travel to and from the site.



Item no: 24







Appn Ref No:
Applicant:
Parish:

05/0127
 Mr N Nelson
Dalston





Date of Receipt:
Agent:
Ward:

16/02/2005

Dalston





Location:

Grid Reference:

26 Sowerby Wood, Dalston, Carlisle, CA5 7LD

337114 552046





Proposal:
Two storey extension to provide living room, snooker room with 2no. bedrooms and bathroom above (revised application)

Planning Decision
Grant Permission 

1.
The development shall be begun not later than the expiration of 5 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.



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 the works harmonise as closely as possible with the existing building and to ensure compliance with Policy 25 of the Cumbria and Lake District Joint Structure Plan.



Summary of Reasons for the Decision

In consideration of this application Policies H14 of the Local Plan is relevant.  This policy requires that extensions are of good design and are of an acceptable scale.  The building is a former land settlement property that has been unaltered with the exception of a single storey flat roof extension to the north elevation.  The overall resulting floor space of the building would measure 205.33 square metres compared to 92.97 square metres as contained within the existing building, which is an overall increase of 220%.  The scale is significant but is greatly reduced from the scheme that was refused and is nonetheless considered to be appropriate to this detached dwelling which is situated within a reasonable garden area. Improvements have also taken place with regard to the design and the fenestration of the building.

This Policy also seeks to protect the amenity of adjacent properties from proposals which adversely affect them, through inappropriate scale, design or unreasonable overlooking.  Policy 25 of the Structure Plan and Policy H16 of the Local Plan seek to ensure the development is appropriate in terms of quality to that of the surrounding area.  The proposals which are being presented for consideration are substantial in scale and design but would not be disproportionate or obtrusive.  

The planning policies also seek to protect the amenity of adjacent properties from proposals which adversely affect them, through inappropriate scale, design or unreasonable overlooking.  The nearest and only residential property is located 26 metres to the west of the application site and in this respect, it is not considered that the development adversely affects the amenities of adjacent properties by poor design, unreasonable overlooking or unreasonable loss of daylight or sunlight.  The proposal is not considered to be of an unacceptable scale or visually intrusive by virtue of the fact that the property is detached and situated within a reasonable curtilage. 



Relevant Development Plan Policies

Cumbria & Lake District Joint Structure Plan

Policy 25

The siting, appearance and landscaping of all new development and alterations should aim to enhance the quality of the existing environment.  It should be in keeping with the local character of the townscape or landscape, and be well integrated with the existing pattern of surrounding land uses and, where appropriate, be in keeping with the local vernacular tradition.  Normally development should make proper provision for access by disabled persons.



Carlisle District Plan

Housing - Proposal H14

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.



Carlisle District Plan

Housing - Proposal H16

High standards of design in new housing sites and dwellings will be required.  Matters to be considered include:  The layout of roads and buildings; footpaths and cycleways; the retention of existing trees and hedgerows; planning out crime; the provision of public open space;the relationship to adjacent development.



Item no: 25







Appn Ref No:
Applicant:
Parish:

05/0146
 Mr & Mrs Fox
Beaumont





Date of Receipt:
Agent:
Ward:

22/02/2005

Burgh





Location:

Grid Reference:

154 Moorhouse Road, Carlisle, CA2 7QR

336959 556195





Proposal:
Two storey extension to provide porch, garage, W.C. and  utility, with 1no. en-suite  bedroom  above

Planning Decision
Grant Permission 

1.
The development shall be begun not later than the expiration of 5 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.



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 the works harmonise as closely as possible with the existing building and to ensure compliance with Policy 25 of the Cumbria and Lake District Joint Structure Plan.



Summary of Reasons for the Decision

In considering this application it is felt that the two main issues are:

a)
The impact of the proposal on the amenities of neighbouring residents (Policy 25 of the Cumbria and Lake District Joint Structure Plan, and, Policy H14 of the Carlisle District Local Plan;  and, 

b)
Whether the proposal is appropriate to the dwelling (Policies 25 of the Structure Plan, and, Policy H14 of the Local Plan; 

When assessing these issues it is felt that the following points need to be kept in mind:

a)
The impact of the proposal on the amenities of neighbouring residents. 

In relation to this matter, it should be noted from the outset that Ministerial advice contained in Annex C of PPG1 "General Policy and Principles" emphasises that the planning legislation should not normally be used to secure objectives achievable under other legislation.  For example, dust nuisance from building operations is controlled under Environmental Health legislation by the Clean Air Act and the Environmental Protection Act 1990 whilst any "Rights to Light" are mainly subject to the provisions of the Prescription Act of 1832.  Whilst, any damage caused by building work to a neighbouring property would be a civil matter. 

At a general level, paragraph 64 of PPG1 also identifies that the planning system does not exist to protect the private interests of one person against the activities of another, although private interests may coincide with the public interest in some cases. PPG1 continues "it can be difficult to distinguish between public and private interests, but this may be necessary on occasion.  The basic question is not whether owners and occupiers of neighbouring properties would experience financial or other loss from a particular development, but whether the proposal would unacceptably affect amenities and the existing use of land and building which ought to be protected in the public interest.  Good neighbourliness and fairness are among the yardsticks against which development proposals can be measured, for example, it might be material to consider the question of 'overlooking' or loss of privacy experienced by a particular resident". 

In effect, there is no reason why the loss of amenity suffered by occupiers of a single dwelling (which may be a step in the degradation of a residential area) cannot be considered as a material planning consideration.  

In line with the foregoing, Policy H14 of the Local Plan seeks to protect the amenity of adjacent properties from proposals which adversely affect them, through inappropriate scale, design or unreasonable overlooking.

When assessing the current proposal on this basis it is evident that the proposed extension would come forward of the building line by 1.5 metres then continue back along the entire width of the house and protrude 2.9 metres.  The distance from the shared boundary would only be 0.1 metres.  It is felt, however, that no loss of amenity by overlooking would occur as there would be no windows or doors in the eastern elevation and that there would still approximately 6 metres between the two properties.

In overall terms it is considered that the proposal does not adversely affect the amenities of adjacent properties by poor design, unreasonable overlooking or unreasonable loss of daylight or sunlight and is considered to be appropriate to this semi-detached dwelling.

b)
Whether the proposal is appropriate to the dwelling.

Policy 25 of the Structure Plan and Policy H14 of the Local Plan require that extensions are of good design, aim to enhance the quality of the existing environment and are of an acceptable scale. 

In such a context it is felt that the proposal is modest in size, complements the design of the existing dwelling, and will use materials to match the existing property.

Other Matters

In considering this application the local planning authority are aware of the underlying objectives of Policy H15 of the Local Plan.  In the light of the nature of the proposal and control under Part M of the Building Regulations it was, nevertheless, not felt to be a determining consideration.



Relevant Development Plan Policies

Cumbria & Lake District Joint Structure Plan

Policy 25

The siting, appearance and landscaping of all new development and alterations should aim to enhance the quality of the existing environment.  It should be in keeping with the local character of the townscape or landscape, and be well integrated with the existing pattern of surrounding land uses and, where appropriate, be in keeping with the local vernacular tradition.  Normally development should make proper provision for access by disabled persons.



Carlisle District Plan

Housing - Proposal H14

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.



Carlisle District Plan

Housing - Proposal H15

Within the Plan area, where there is evidence of need, developers will be encouraged to meet the needs of disabled people.  In these instances dwellings should be readily accessible for disabled people and be capable of adaptation to meet the needs of any future disabled resident.

Item no: 26







Appn Ref No:
Applicant:
Parish:

05/0171
 A P & J Brown & Co Ltd
Carlisle





Date of Receipt:
Agent:
Ward:

01/03/2005
Johnston & Wright
Castle





Location:

Grid Reference:

The Emperors Palace, 86 Warwick Road, Carlisle, CA1 1DZ

340598 555832





Proposal:
Conversion and extension of former restaurant to 7no. flats and associated car parking

Planning Decision
Members resolved to give authority to the Head of Planning Services to issue approval for the proposal subject to no objections being received from neighbours and attachment of appropriate planning conditions relating to (1) the requirements of consultees and (2) the use of matching materials.

Item no: 27







Appn Ref No:
Applicant:
Parish:

04/0422
 Mr J G McCrorie
Carlisle





Date of Receipt:
Agent:
Ward:

26/03/2004

Botcherby





Location:

Grid Reference:

Land to rear of 32 Geltsdale Avenue, Carlisle, CA1 2RL

342711 555211





Proposal:
Change of use of garage to domestic dwelling

Planning Decision
Decision:
Refuse  Permission
Date:
22/06/2004

Decision of:
Planning Inspectorate

Decision Type:
Appeal Allowed with Conditions
Date:
01/03/2005

Item no: 28







Appn Ref No:
Applicant:
Parish:

04/0519
 Mr J D Steel
Carlisle





Date of Receipt:
Agent:
Ward:

14/04/2004

Castle





Location:

Grid Reference:

35-37 Lonsdale Street, Carlisle, CA1 1BJ

340399 555907





Proposal:
Removal of 2no. chimney breasts (LBC)

Planning Decision
Decision:
Refuse  Permission
Date:
24/05/2004

Decision of:
Planning Inspectorate

Decision Type:
Appeal Dismissed
Date:
17/02/2005

Item no: 29







Appn Ref No:
Applicant:
Parish:

04/0607
 Barrie M Scougal
Carlisle





Date of Receipt:
Agent:
Ward:

29/04/2004

Castle





Location:

Grid Reference:

The Glasshouse, Devonshire Street, Carlisle, CA3 8LG

340186 555763





Proposal:
Erection of internally illuminated signage

Planning Decision
Decision:
Refuse  Permission
Date:
04/06/2004

Decision of:
Planning Inspectorate

Decision Type:
Appeal Dismissed
Date:
01/03/2005

Item no: 30







Appn Ref No:
Applicant:
Parish:

04/0611
 Barrie M Scougal
Carlisle





Date of Receipt:
Agent:
Ward:

30/04/2004

Castle





Location:

Grid Reference:

The Glasshouse, Devonshire Street, Carlisle, Cumbria, CA3 8QG

340186 555763





Proposal:
Erection of internally illuminated wall mounted signs (LBC)

Planning Decision
Decision:
Refuse  Permission
Date:
07/06/2004

Decision of:
Planning Inspectorate

Decision Type:
Appeal Dismissed
Date:
01/03/2005

Item no: 31







Appn Ref No:
Applicant:
Parish:

04/0973
 Messrs W m Dotchin
Brampton





Date of Receipt:
Agent:
Ward:

12/07/2004
Jaba Architect Ltd
Brampton





Location:

Grid Reference:

Cumcatch Farm, Brampton, CA8 2QR

354753 561200





Proposal:
Conversion of redundant farm buildings to provide 6no. residential units (LBC)

Planning Decision
Grant Permission 

1.
The works shall be begun not later than the expiration of 5 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

Due to the listed status of the outbuildings and the farmhouse, the criteria of Policy 26 of the Structure Plan and Policies E34 and E35 of the Local Plan require that applications for alterations 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.  Furthermore, the development proposals would not adversely affect the setting of the listed building.  



Relevant Development Plan Policies

Cumbria & Lake District Joint Structure Plan

Policy 26

Development and other land use changes 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 or Ancient Monument will not normally be permitted.


Carlisle District Plan

Environment - Policy E34

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 adversely affect the listed building will not be permitted.



Item no: 32







Appn Ref No:
Applicant:
Parish:

04/0974
 Messrs W M Dotchin
Brampton





Date of Receipt:
Agent:
Ward:

12/07/2004
Jaba Architect Ltd
Brampton





Location:

Grid Reference:

Cumcatch Farm, Brampton, CA8 2QR

354753 561200





Proposal:
Demolition of portal frame and lean-to sheds, conversion of redundant farm buildings to provide 6 no. residential units.

Planning Decision
Grant Permission 

1.
The development shall be begun not later than the expiration of 5 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.



2.
Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 1995 (or any Order revoking and re-enacting that Order) there shall be no enlargement or external alterations to the dwelling units to be formed in accordance with this permission, within the meaning of Schedule 2 Part (1) of these Orders, without the written approval of the local planning authority.

Reason:
To ensure that the character and attractive appearance of the building(s) is not harmed by inappropriate alterations and/ or extensions.



3.
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 dwellings 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 building and its setting.



4.
No development approved by this permission shall be commenced until a scheme for the disposal of foul and surface waters has been approved in writing by the Local Planning Authority.  Such a scheme shall be constructed and completed in accordance with the approved plans. 

Reason:
To ensure a satisfactory means of surface water disposal and in 

                     accord with Structure Plan and Policy E22 of the Carlisle District 

Local Plan.



5.
Details shall be submitted of the proposed hard surface finishes to all public and private external areas within the proposed scheme and approved by the local planning authority before any site works commence, and the approved scheme shall be fully implemented before any of the dwellings are occupied.

Reason:
To ensure that materials to be used are acceptable and in compliance with the objectives of Policy 25 of the Cumbria and Lake District Joint Structure Plan.



6.
Notwithstanding the details shown on the approved drawings, particulars of height and materials of all screen walls and boundary fences shall be submitted to and approved by the local planning authority prior to the commencement of the development hereby permitted.

Reason:
To ensure that the appearance of the area is not prejudiced by lack of satisfactory screening which is not carried out in a co-ordinated manner and to ensure compliance with Policy H16 of the Carlisle District Local Plan.



7.
The parking area shall be constructed in accordance with the approved plans and shall not be used except for the parking of vehicles in connection with the development hereby approved.

Reason:
To ensure adequate access is available for each occupier in accord with Policy T7 of the Carlisle District Local Plan.



8.
Notwithstanding any description of materials in the application no development shall be commenced until samples or full details of materials to be used externally on the building(s) have been submitted to and approved by the local planning authority.  Such details shall include the type, colour and texture of the materials.

Reason:
To ensure that materials to be used are acceptable and in accord with Policy 25 of the Cumbria and Lake District Joint Structure Plan and Policy E35 of the Carlisle District Local Plan.



9.
All new external stonework shall be carried out in natural stone which shall, in type and in the manner in which it is laid, match that of the existing building to the satisfaction of the local planning authority.

Reason:
To ensure the works harmonise as closely as possible with the existing building in accordance with Policy 25 of the Cumbria and Lake District Joint Structure Plan and Policies H14 and H16 of the Carlisle District Local Plan.



10.
Details of all new windows and doors, in the form, of quarter or full-size drawings including sections, shall be submitted for prior approval by or on behalf of the local planning authority before any development takes place.  Such details shall include the materials, frames and the size and opening arrangements of the window.

Reason:
To ensure the works harmonise as closely as possible with the existing building in accordance with Policy 25 of the Cumbria and Lake District Joint Structure Plan and Policies H12 and H16 of the Carlisle District Local Plan.



11.
No development shall commence within the site indicated until the applicant, or their agents or successors in title, has secured the implementation of a programme of archaeological work in accordance with a written scheme of investigation which has been submitted by the applicant and approved in writing by the local planning authority.

Reason:
To afford reasonable opportunity for a record to be made of buildings of architectural and historic interest prior to their alteration as part of the proposed development in accordance with Policy E30 of the Carlisle District Local Plan.



12.
All habitable finished ground floor levels shall be set at +112.25 AOD.

Reason:
To reduce the risk of danger to the intended occupants of the buildings from potential flooding.



Summary of Reasons for the Decision

Following the adoption of the Interim Housing Policy Statement and the Moratorium Housing Development in the Rural Area, there is a clear presumption against residential development, whether by conversion or new build.  In fact, the moratorium does not apply to this application because it was submitted before the 16th July and the buildings are curtilage listed but the Interim Housing Policy statement makes it clear that in a location such as this outside a recognised settlement with a service role, a proposal for residential development would not normally be acceptable.

In consideration of this application Policy 25 of the Structure Plan seeks to ensure the development is appropriate in terms of quality to that of the surrounding area.  The scale and design of the proposed development is considered to be appropriate to these buildings and their setting.  

Policy H12 requires that proposals for the reuse of buildings for residential use are of permanent construction; require that the building can be converted without extensions or major alterations which would destroy its character; the details of the proposed conversion respect the building's character; and that adequate access and appropriate car parking can be achieved.  The proposal seeks to convert the existing buildings utilising the existing openings which reflect the traditional character of the buildings.  

Policy T7 requires that there are adequate access and vehicle provision for the proposed development.  Car parking has provided for each unit in the form of garaging, parking spaces and covered parking facilities.  Furthermore, no objection has been received from the Highway Authority. 

Due to the listed status of the outbuildings and the farmhouse, the criteria of Policy 26 of the Structure Plan and Policies E34 and E35 of the Local Plan require that applications for alterations 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.  Furthermore, the development proposals would not adversely affect the setting of the listed building.  



Relevant Development Plan Policies

Cumbria & Lake District Joint Structure Plan

Policy 13

In the areas not covered by Policies 11 and 12, development will normally be permitted which in its use, siting, scale and design is well related to existing developed areas of the countryside and does not harm distinctive features of local landscape significance.  In the undeveloped open countryside development will not normally be permitted except  when it is required to meet local infrastructure needs which cannot be located elsewhere, and provided it is sited to minimise environmental impacts and meets high standards of design.



Cumbria & Lake District Joint Structure Plan

Policy 25

The siting, appearance and landscaping of all new development and alterations should aim to enhance the quality of the existing environment.  It should be in keeping with the local character of the townscape or landscape, and be well integrated with the existing pattern of surrounding land uses and, where appropriate, be in keeping with the local vernacular tradition.  Normally development should make proper provision for access by disabled persons.



Cumbria & Lake District Joint Structure Plan

Policy 26

Development and other land use changes 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 or Ancient Monument will not normally be permitted.


Carlisle District Plan

Environment - Policy E8

Within the remainder of the rural area not covered by Policies E2-E6, proposals which are well related in use, siting, scale and design to existing settlements or other small clusters of buildings including farm buildings will be acceptable providing that:

1.
The proposal reflects the scale and character of the existing group of buildings or settlement; and 

2.
There is no adverse effect upon the amenity of neighbouring property, and the character and appearance of the area; and

3.
Satisfactory access and appropriate car parking can be achieved; and

4.
Any exiting wildlife habitats are safeguarded.

Permission will not be granted for development in the undeveloped open countryside unless it is required to meet local infrastructure needs, or for dwellings supported by a proven agricultural or forestry need.



Carlisle District Plan

Environment - Policy E22

New development will only be permitted if foul sewers and sewage treatment works of adequate capacity and design are available or will be provided in time to serve the development.  Within unsewered areas, development which requires the use of septic tanks or other waste water management systems will only be permitted if ground conditions are satisfactory and the plot of land is of sufficient size to provide an adequate subsoil drainage system.



Carlisle District Plan

Environment - Policy E9

Landscaping schemes will be required for development permitted on the periphery of settlements in order to fully integrate the development with its settlement and the surrounding countryside.



Carlisle District Plan

Housing - Proposal H12

Proposals for the conversion of non residential property to provide residential accommodation in locations where planning permission for new build residential development would not be granted will not be approved unless:

1.
The building is of permanent construction; and

2.
The building can be converted without extensions or major alterations which would destroy its character; and

3.
The details of the proposed conversion respect the building's character; and

4
Adequate access and appropriate car parking can be achieved.

Where appropriate, in order to retain the character and fabric of historic farm buildings, development rights originally permitted by Class A of Part One of Schedule Two to the Town and Country Planning General Development Order (1988 as amended) may be withdrawn by a condition attached to a planning consent.

The conversion of recently constructed or very remote rural buildings will not be permitted.



Carlisle District Plan

Environment - Policy E34

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 adversely affect the listed building will not be permitted.



Carlisle District Plan

Environment - Policy E35

Proposals for new development which adversely affect a listed building or its setting will not be permitted.  The City Council will seek to encourage any new development to be sympathetic in scale, character and materials.



Carlisle District Plan

Transport - Proposal T7

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 detailed in Appendix 2;

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.



Carlisle District Plan

Housing - Proposal H16

High standards of design in new housing sites and dwellings will be required.  Matters to be considered include:  The layout of roads and buildings; footpaths and cycleways; the retention of existing trees and hedgerows; planning out crime; the provision of public open space;the relationship to adjacent development.



Carlisle District Plan

Environment - Policy E30

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 before planning applications are determined.  Planning permission will not be granted without adequate assessment of the archaeological implications.



Item no: 33







Appn Ref No:
Applicant:
Parish:

04/1115
Mr & Mrs Storr
Irthington





Date of Receipt:
Agent:
Ward:

05/08/2004
D Parr
Stanwix Rural





Location:

Grid Reference:

L/A barns, Mireside Farm, Laversdale, Carlisle, CA6 4PJ

347500 562250





Proposal:
Conversion, alteration and extension of redundant farm buildings to form 3no. self catering holiday units

Planning Decision
Grant Permission 

1.
The development shall be begun not later than the expiration of 5 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.



2.
No development shall commence until visibility splays providing clear visibility of 45m X 2.4m X 45 metres measured down the centre of the exit road and the nearside channel line of the trunk road have been provided at the junction of the access road with the county highway.  Notwithstanding the provision of the Town and Country Planning (General Permitted Development) Order 1995 (or any Order revoking and re-enacting that Order) relating to permitted development, no structure, vehicle or object of any kind shall be erected, parked or placed and no trees, bushes or other plants shall be planted or be permitted to grow within the visibility splay which obstruct the visibility splays.

Reason:
In the interests of highway safety and to support Local Transport Plan Policies S3 and LD7.



3.
The access shall be a minimum width of 4.8m and incorporate 6m radii to either side.

Reason:
In the interests oh highway safety and to support Local Transport Plan Policies S3 and LD7.



4.
Details of proposed crossings of the highway verge and/or footway shall be submitted to the Local Planning Authority for approval.  The development shall not be commenced until details have been approved and the crossings constructed.

Reason:
To ensure a suitable standard of crossing for pedestrian safety and support Local Transport Plan Policies S4,S3,LS10.



5.
The surfacing of the access road shall extend for at least 10m inside the site, as measured from the highway boundary prior to the buildings being occupied and shall be carried out in accordance with details of construction which shall be submitted to the local planning authority.

Reason:
In the interests of highway safety and to support Local Transport Plan Policies S3,S$,LD11,LD9,LD7.



6.
Before the occupation of the holiday units the whole of the access area bounded by the carriageway edge, entrance gates and the splays shall be constructed and drained in accordance with details approved beforehand by the local planning authority.

Reason:
To ensure a minimum standard of access provision when the development is brought into use and support Local Transport Plan Policies S3,LD7,LD11,P10.



7.
No development approved by this permission shall be commenced until a desk study has been undertaken and agreed in writing by the Local Planning Authority to investigate and produce an assessment of the risk of the potential for on-site contamination. If the desk study identifies potential contamination a detailed site investigation should be carried out to establish the degree and nature of the contamination and the potential to pollute the environment or cause harm to human health.  If remediation measures are necessary they shall be implemented in accordance with the assessment and to the satisfaction of the Local Planning Authority.

Reason:
To ensure a safe form of development that poses no unacceptable risk of pollution and to comply with the following Development Plan Policies: Policy 23- Cumbria & Lake District Joint Structure Plan and Policy E24- Carlisle District Local Plan.



8.
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. 

Reason:
To ensure a satisfactory means of surface water disposal and in accord with Policy 24 of the Cumbria and Lake District Joint Structure Plan and Policy E22 of the Carlisle District Local Plan.



9.
The external walls of the extensions to  units 1 and 2 shall be of red sandstone to match the existing .

Reason:
To ensure that materials to be used are acceptable and in accord with Policy 25 of the Cumbria and Lake District Joint Structure Plan .


9.
Samples of the materials to be used in the construction of the external walls of Unit 3 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 in accordance with Policy SP25 of the Cumbria and Lake District Local Plan



10.
Full details of the proposed hedging defining the boundaries of the site shall be submitted to and approved by the local planning authority prior to the occupation of the dwelling hereby permitted.  All works comprised in the approved details of hedge planting shall be carried out in the first planting  season following the occupation of the  holiday homes.

Reason:
To ensure that the appearance of the area is enhanced by the proper landscaping of the site in accord with Policy E19 of the Carlisle District Local Plan.



11.
This permission relates solely to the formation of three holiday accommodation units which shall be used solely for short term holiday letting for not more than 21 days at anytime.  The units shall subsequently not be sold, let or otherwise be allowed to be occupied as permanent accommodation.

Reason:
To preclude the possibility of the use of the premises for permanent residential purposes which would contrary to the Policy H6 of the Carlisle District Local Plan



Summary of Reasons for the Decision

The proposal meets the safeguarding criteria of Carlisle Airport and accords with the objectives of Policies EM11 and EM15,of the Carlisle District Local Plan and Policy 25 of the Cumbria and Lake District Joint Structure Plan.



Relevant Development Plan Policies

Carlisle District Plan

Environment - Policy E19

In considering proposals for new development the City Council will where appropriate require the retention of existing trees, shrubs, hedges and other wildlife habitats, and the replacement of any environmental feature lost to development.    Landscaping schemes to be implemented by the applicant will be required as part of most planning applications.



Carlisle District Plan

Housing - Proposal H6

Within the remainder of the Plan area, outside areas covered by Proposal H1 and Policies H2-H5, permission will not be given for dwellings, except where applications are supported by a proven agricultural or forestry need.



Carlisle District Plan

Employment - Proposal EM11

Within the rural area proposals for the reuse and adaptation of buildings (of permanent construction) for commercial, industrial or recreational uses will be acceptable subject to the following criteria:

1.
The form, bulk and general design of the buildings are in keeping with the surroundings;

2.
Adequate access and appropriate parking arrangements are made;

3.
Any increased traffic generated by the proposal can be accommodated by existing highway network;

4.
There is no unacceptable adverse effect on the amenity of adjacent property or the surrounding landscape.



Carlisle District Plan

Employment - Proposal EM15

Proposals for small scale tourism related development will be acceptable providing that:

1.
There is no unacceptable adverse impact on the landscape; and

2.
Adequate access and appropriate car parking can be achieved; and

3.
If the proposal is within the rural area it is well related to an established settlement or group of buildings or involves the conversion of an existing building, or would form an important element of a farm diversification scheme.



Cumbria & Lake District Joint Structure Plan

Policy 25

The siting, appearance and landscaping of all new development and alterations should aim to enhance the quality of the existing environment.  It should be in keeping with the local character of the townscape or landscape, and be well integrated with the existing pattern of surrounding land uses and, where appropriate, be in keeping with the local vernacular tradition.  Normally development should make proper provision for access by disabled persons.



Cumbria & Lake District Joint Structure Plan

Policy 23

Proposals for the development of potentially unstable or contaminated land will normally not be considered without a satisfactory site investigation and appropriate measures to remedy any identified hazards.



Carlisle District Plan

Environment - Policy E24

Proposals for development which in the opinion of both the City Council and the Environment Agency would pose an unacceptable risk to the quality of groundwater, surface or coastal water will not be acceptable.



Carlisle District Plan

Environment - Policy E22

New development will only be permitted if foul sewers and sewage treatment works of adequate capacity and design are available or will be provided in time to serve the development.  Within unsewered areas, development which requires the use of septic tanks or other waste water management systems will only be permitted if ground conditions are satisfactory and the plot of land is of sufficient size to provide an adequate subsoil drainage system.



Cumbria & Lake District Joint Structure Plan

Policy 22

Development and other land use changes will not be permitted which results in the discharge of inadequately treated sewage or effluents which have a damaging impact on the water quality of water courses, groundwater, lakes or sea.



Carlisle District Plan

Environment - Policy E31

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.



Item no: 34







Appn Ref No:
Applicant:
Parish:

04/1303
 Mr & Mrs Foster
Wetheral





Date of Receipt:
Agent:
Ward:

24/09/2004
J Johnson
Wetheral





Location:

Grid Reference:

Knott Hill Farm, Armathwaite, Carlisle, CA4 9SY

348615 550296





Proposal:
Demolition and renovation of redundant farm buildings  to provide 2no. holiday cottages

Planning Decision
Grant Permission 

1.
The development shall be begun not later than the expiration of 5 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.



2.
This permission relates solely to the development of 2no. holiday units which should be used solely for short term holiday letting for not more than 21 days at anytime.  These properties shall subsequently not be sold, let or otherwise be allowed to be occupied as permanent accommodation.

Reason:
The site is within an area, where to preserve the character of the countryside it is the policy of the local planning authority not to permit additional residential development and to ensure compliance with Policy EM15 of the Carlisle District Local Plan.



3.
The site manager/ owner shall keep a register to monitor the occupation of the 2no. holiday units hereby approved.  Any such register shall be available for inspection by the Local Planning Authority at any time when so requested and shall contain details of those persons occupying the holiday units, their name, normal permanent address and the period of occupation of the holiday units by them.

Reason:
To ensure that the holiday units are not occupied as permanent residential accommodation and to ensure that the development complies with Policy H6 of the Carlisle District Local Plan.



4.
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 25 of the Cumbria and Lake District Structure Plan.



5.
Details shall be submitted of the proposed hard surface finishes to all public and private external areas within the proposed scheme and approved by the Local Planning Authority before any site works commence, and the approved scheme shall be implemented in accordance with a phasing scheme for the conversion works hereby approved.

Reason:
To ensure that materials to be used are acceptable and in compliance with the objectives of Policy 25 of the Cumbria and Lake District Joint Structure Plan.



6.
No development approved by this permission shall be commenced until a scheme for the conveyance of foul drainage to a private treatment plant has been submitted to and approved in writing by the Local Planning Authority.  No part of the development shall be brought into use until such treatment plant has been constructed and completed in accordance with the approved plans.

Reason:
To prevent pollution of the water environment and in accordance with the objectives of Policy E22 of the Carlisle District Local Plan.



7.
Trees and shrubs shall be planted in accordance with a scheme to be agreed with the local planning authority before building work commences and the trees and shrubs shall be retained and maintained to the satisfaction of the local planning authority; the scheme shall include a detailed survey of any existing trees and shrubs on the site and shall indicate plant species and those trees and shrubs to be retained.

Reason:
To ensure that a satisfactory landscaping scheme in prepared.



8.
All planting, seeding or turfing comprised in the approved details of landscaping shall be carried out in the first planting and seeding seasons following the occupation of the building or the completion of the development, whichever is the sooner, 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 E9 of the Carlisle District Local Plan.



9.
Particulars of height and materials of all screen walls and boundary fences shall be submitted to and approved by the local planning authority prior to the commencement of the development hereby permitted.

Reason:
To ensure that the appearance of the area is not prejudiced by lack of satisfactory screening which is not carried out in a co-ordinated manner and to ensure compliance with Policy H16 of the Carlisle District Local Plan.



10.
The rooflights shall be installed in such a manner that the finished profile is flush with the plane of the roof slope.

Reason:
In order to ensure a satisfactory form of development and in accordance with the objectives of Policy H16 of the Carlisle District Local Plan.



11.
There shall be no interference with the public's right of way over Public Footpath No. 138054.

Reason:
In order to prevent any obstruction to a public right of way in accord with Policy L5 of the Carlisle District Local Plan.



12.
All new external stonework shall be carried out in natural stone which shall, in type and in the manner in which it is laid, match that of the existing building to the satisfaction of the local planning authority.

Reason:
To ensure the works harmonise as closely as possible with the existing building in accordance with Policy 25 of the Cumbria and Lake District Joint Structure Plan.



Summary of Reasons for the Decision

The site is located in open countryside and is unrelated to any settlement.  There are no specific landscape policies designated on the site as detailed in the Proposals Map of the Local Plan and as such, Policy 13 of the Structure Plan and Policy E8 of the Local Plan are applicable.  The proposed development would be sited adjacent to an existing group of buildings and in this regard, it is not considered that the development would be visually intrusive nor would it adversely affect the character of the countryside.

In consideration of this application Policy 25 of the Structure Plan and Policy EM11 of the Local Plan are also relevant.  There are opportunities for re-using or adapting existing rural buildings for recreational uses, such as holiday accommodation, subject to consideration against a number of criteria which are considered to be met by this proposal.

Policy H16 of the Local Plan also seeks to ensure high standards of development.  Concern has been raised in the correspondence received regarding the proposed density of the development and the physical layout of some of the buildings.  The existing buildings have very few openings and is it therefore necessary to form new openings.  However, the scale and position of the openings are considered to be acceptable and the scale of the replacement building is appropriate to the character of the site.

Policy EM11 also seeks to protect the amenity of adjacent properties from proposals which adversely affect them, through inappropriate scale, design or unreasonable overlooking.  The adjacent cottage to the dwellinghouse fronts onto the vehicular access with the curtilage being to the rear of the property.  The proposed development is considered to be of sufficient distance away from the cottage, coupled with the fact that the development would be at an obscure angle and therefore, it is not considered that the development adversely affects the amenities of adjacent properties by poor design, unreasonable overlooking or unreasonable loss of daylight or sunlight.  The proposal is not considered to be visually intrusive.  

Policy T7 of the Local Plan requires that adequate access arrangements and sufficient car parking are provided as part of any development proposal.  An element of parking provision would be retained for the applicant's own use along and for the occupier of the adjacent cottage.  The holiday accommodation would also have dedicated parking provision comprising of approximately four spaces.

Policy E22 of the Local Plan requires that new development proposals will be permitted if sewage treatment works of adequate capacity and design are available.  The applicant has indicated that the proposed accommodation would connect into the existing foul drainage system for the dwellinghouse which consist of a septic tank and soakaway.  



Relevant Development Plan Policies

Cumbria & Lake District Joint Structure Plan

Policy 13

In the areas not covered by Policies 11 and 12, development will normally be permitted which in its use, siting, scale and design is well related to existing developed areas of the countryside and does not harm distinctive features of local landscape significance.  In the undeveloped open countryside development will not normally be permitted except  when it is required to meet local infrastructure needs which cannot be located elsewhere, and provided it is sited to minimise environmental impacts and meets high standards of design.



Cumbria & Lake District Joint Structure Plan

Policy 25

The siting, appearance and landscaping of all new development and alterations should aim to enhance the quality of the existing environment.  It should be in keeping with the local character of the townscape or landscape, and be well integrated with the existing pattern of surrounding land uses and, where appropriate, be in keeping with the local vernacular tradition.  Normally development should make proper provision for access by disabled persons.



Cumbria & Lake District Joint Structure Plan

Policy 38

In rural areas, the development or conversion of premises for small scale employment uses will normally be permitted, except where there is a damaging impact on the local environment or in the case of new development where the proposal is in the undeveloped open countryside. 



Carlisle District Plan

Environment - Policy E8

Within the remainder of the rural area not covered by Policies E2-E6, proposals which are well related in use, siting, scale and design to existing settlements or other small clusters of buildings including farm buildings will be acceptable providing that:

1.
The proposal reflects the scale and character of the existing group of buildings or settlement; and 

2.
There is no adverse effect upon the amenity of neighbouring property, and the character and appearance of the area; and

3.
Satisfactory access and appropriate car parking can be achieved; and

4.
Any exiting wildlife habitats are safeguarded.

Permission will not be granted for development in the undeveloped open countryside unless it is required to meet local infrastructure needs, or for dwellings supported by a proven agricultural or forestry need.



Carlisle District Plan

Housing - Proposal H16

High standards of design in new housing sites and dwellings will be required.  Matters to be considered include:  The layout of roads and buildings; footpaths and cycleways; the retention of existing trees and hedgerows; planning out crime; the provision of public open space;the relationship to adjacent development.



Carlisle District Plan

Employment - Proposal EM15

Proposals for small scale tourism related development will be acceptable providing that:

1.
There is no unacceptable adverse impact on the landscape; and

2.
Adequate access and appropriate car parking can be achieved; and

3.
If the proposal is within the rural area it is well related to an established settlement or group of buildings or involves the conversion of an existing building, or would form an important element of a farm diversification scheme.



Carlisle District Plan

Environment - Policy E22

New development will only be permitted if foul sewers and sewage treatment works of adequate capacity and design are available or will be provided in time to serve the development.  Within unsewered areas, development which requires the use of septic tanks or other waste water management systems will only be permitted if ground conditions are satisfactory and the plot of land is of sufficient size to provide an adequate subsoil drainage system.



Carlisle District Plan

Leisure - Proposal L5

The City council will seek to retain all existing bridleways, footpaths and rights of way and to establish new routes wherever possible.  New development should seek to maintain the existing rights of way network and provide replacement routes for any lost to new development.



Carlisle District Plan

Environment - Policy E19

In considering proposals for new development the City Council will where appropriate require the retention of existing trees, shrubs, hedges and other wildlife habitats, and the replacement of any environmental feature lost to development.    Landscaping schemes to be implemented by the applicant will be required as part of most planning applications.



Item no: 35







Appn Ref No:
Applicant:
Parish:

04/1347
 Eden Golf Centre Ltd
Stanwix Rural





Date of Receipt:
Agent:
Ward:

07/10/2004
Taylor & Hardy
Stanwix Rural





Location:

Grid Reference:

L/A to the North East of Eden Golf Course, Newby Grange, Carlisle, CA6 4RA

345600 558600





Proposal:
Operations to form a 9 hole extension to the existing golf course

Planning Decision
Grant Permission 

1.
The development shall be begun not later than the expiration of 5 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.



2.
No development shall take place until details of a landscaping scheme have been submitted to and approved by the local planning authority. The submitted details shall include all mounding and planting including particulars of proposed heights and planting densities.

Reason:
To ensure that a satisfactory landscaping scheme is prepared in accord with Policy E9 an E19 of the Carlisle District Local Plan.



3.
All planting, seeding or turfing comprised in the approved details of landscaping shall be carried out in the first planting and seeding seasons following the occupation of the building or the completion of the development, whichever is the sooner, 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 E9 of the Carlisle District Local Plan.



4.
Before development commences, full details of all proposals for ponds ,

watercourses and mounding shall be submitted  for approval by the applicant. 

The approved proposals shall then be completed before the development is 

brought into use. The proposals shall ensure that the overall level within the 

site remains the same and that the total volume of all mounding is at least 

compensated by an equivalent volume of ponds or watercourses

Reason:
To ensure that proposals for ponds and watercourses enhance the site and accord with Policies E9 and E19 of the Carlisle District Local Plan and to ensure that the development does not exacerbate the risk of flooding at other locations within the functional floodplain of the River Eden.



Summary of Reasons for the Decision

The amended proposal comprising the extension to the golf course is on land currently in intensive agricultural use. As such, the proposal is not considered to have likely adverse impact on the local landscape character or wildlife. As an extension to an existing golf course, the proposal  is not likely to generate significant additional volumes of traffic on the local highway network.  The proposal is considered to accord with Policy E8 of the Carlisle District Local Plan.

Relevant Development Plan Policies

Carlisle District Plan

Environment - Policy E8

Within the remainder of the rural area not covered by Policies E2-E6, proposals which are well related in use, siting, scale and design to existing settlements or other small clusters of buildings including farm buildings will be acceptable providing that:

1.
The proposal reflects the scale and character of the existing group of buildings or settlement; and 

2.
There is no adverse effect upon the amenity of neighbouring property, and the character and appearance of the area; and

3.
Satisfactory access and appropriate car parking can be achieved; and

4.
Any exiting wildlife habitats are safeguarded.

Permission will not be granted for development in the undeveloped open countryside unless it is required to meet local infrastructure needs, or for dwellings supported by a proven agricultural or forestry need.



Carlisle District Plan

Environment - Policy E27

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 Plan

Environment - Policy E20

Development which would result in the raising of the floor of the floodplain, or which would have an adverse impact on the water environment due to additional surface water run off, or adversely affect river defences will not be permitted unless appropriate alleviation or mitigation measures are included.  This applies to the floodplains of the River Eden, Caldew, Petteril, Esk, Irthing and Lyne and their tributaries which are all subject to periodic flooding.



Carlisle District Plan

Environment - Policy E9

Landscaping schemes will be required for development permitted on the periphery of settlements in order to fully integrate the development with its settlement and the surrounding countryside.



Carlisle District Plan

Environment - Policy E19

In considering proposals for new development the City Council will where appropriate require the retention of existing trees, shrubs, hedges and other wildlife habitats, and the replacement of any environmental feature lost to development.    Landscaping schemes to be implemented by the applicant will be required as part of most planning applications.



Item no: 36







Appn Ref No:
Applicant:
Parish:

04/1358
 Mr & Mrs G Stewart
Carlisle





Date of Receipt:
Agent:
Ward:

08/10/2004
R H Turnbull
Stanwix Urban





Location:

Grid Reference:

1 Eden Mount, Stanwix, Carlisle, CA3 9LZ

339963 556875





Proposal:
Subdivision of dwelling to form two dwellings, provision of a new doorway, stairway, first floor bathroom and erection of a conservatory (LBC)

Planning Decision
Grant Permission 

1.
The works shall be begun not later than the expiration of 5 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.



2.
The materials and finishes to be used in the construction of the proposed works 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 a satisfactory external appearance for the completed works in accordance with Policies 25 and 26 of the Cumbria and Lake District Joint Structure Plan and Policies E34 and E43 of the Carlisle District Local Plan.



3.
This consent relates to the application as revised by the amended plans reference 181/4, Revision B, received on 5 January 2005, 181/5 as endorsed by the applicant on 21 February 2005 and received on 22 February 2005, and 181/6, Revision B, received on 5 January 2005 as endorsed by the applicant on 17 February 2005.  The development shall not be carried out other than in accordance with the application as so amended.

Reason:
To define the consent and to ensure that the detail of the new entrance is in character with the listed building in accordance with Policy E34 of the Carlisle District Local Plan.



Summary of Reasons for the Decision

The application seeks listed building consent for the subdivision of the existing property, which is a listed building in a conservation area, into two dwellings.  There are no objections to the application from the Council's Conservation Officer, nor from the County Archaeologist, and Cumbria Highways require only the widening of an existing access.  Appropriate on site car parking facilities are to be provided to accord with Policies T7 and H18 of the Carlisle District Local Plan.



Relevant Development Plan Policies

Cumbria & Lake District Joint Structure Plan

Policy 1

New development will be provided, mainly in the towns, to meet the social and economic needs of the County's population, but in a manner which, through appropriate location, scale, design or use, does not diminish the quality of the environment within the County or beyond, or for future generations.



Cumbria & Lake District Joint Structure Plan

Policy 2

The County's scenic beauty, natural resources and the quality of its built environment will be protected from inappropriate development, especially those areas and features of international or national conservation importance where harmful development will not be permitted.



Cumbria & Lake District Joint Structure Plan

Policy 25

The siting, appearance and landscaping of all new development and alterations should aim to enhance the quality of the existing environment.  It should be in keeping with the local character of the townscape or landscape, and be well integrated with the existing pattern of surrounding land uses and, where appropriate, be in keeping with the local vernacular tradition.  Normally development should make proper provision for access by disabled persons.



Carlisle District Plan

Environment - Policy E26

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 adverse 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 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.



Carlisle District Plan

Environment - Policy E34

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 adversely affect the listed building will not be permitted.



Carlisle District Plan

Environment - Policy E43

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 that 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.



Carlisle District Plan

Transport - Proposal T1

In considering applications for development, account will be taken of the availability of a choice of means of travel to and from the site.



Carlisle District Plan

Transport - Proposal T7

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 detailed in Appendix 2;

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.



Carlisle District Plan

Housing - Proposal H2

Within the Primary Residential Areas defined on the inset maps for Carlisle, Brampton, Longtown and Dalston, 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.  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.



Carlisle District Plan

Housing - Proposal H14

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.



Carlisle District Plan

Housing - Proposal H18

Proposals for the subdivision of houses into smaller units, or for change of use to a house in multiple occupation will be acceptable provided that:

1.
There is no loss of amenity to surrounding residential properties; and

2.
Appropriate access and car parking provision can be achieved; and

3.
The proposal does not result in the creation of substandard units; and

4.
Adequate internal and external space is provided.



Item no: 37







Appn Ref No:
Applicant:
Parish:

04/1359
 Mr & Mrs G Stewart
Carlisle





Date of Receipt:
Agent:
Ward:

08/10/2004
R H Turnbull
Stanwix Urban





Location:

Grid Reference:

1 Eden Mount, Stanwix, Carlisle

339958 556872





Proposal:
Subdivision of dwelling to form 2no. dwellings

Planning Decision
Grant Permission 

1.
The development shall be begun not later than the expiration of 5 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.



2.
The materials and finishes to be used in the construction of the proposed development 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 a satisfactory external appearance for the completed development in accordance with Policies 25 and 26 of the Cumbria and Lake District Joint Structure Plan and Policies E 34 and E43 of the Carlisle District Local Plan.



3.
This permission relates to the application as revised by the amended plans reference 181/4, Revision B, received on 5 January 2005, 181/5 as endorsed by the applicant on 21 February 2005 and received on 22 February 2005, and 181/6, Revision B, received on 5 January 2005 as endorsed by the applicant on 17 February 2005.  The development shall not be carried out other than in accordance with the application as so amended.

Reason:
To define the permission and to ensure that the detail of the new entrance is in character with the listed building in accordance with Policy E34 of the Carlisle District Local Plan.



4.
Before the proposed development is occupied, the garaging and car parking facilities shown on the approved drawings shall be made available and the existing access onto St George's Crescent increased in width to 4.0m.  Once provided, the accesses and car parking facilities shall be retained at all times in connection with the development hereby approved.

Reason:
To ensure that each dwelling is provided with appropriate parking facilities in accordance with Policies T7 and H18 of the Carlisle District Local Plan.



Summary of Reasons for the Decision

The application seeks permission for the subdivision of the existing property, which is a listed building in a conservation area, into two dwellings.  There are no objections to the application from the Council's Conservation Officer, nor from the County Archaeologist, and Cumbria Highways require only the widening of an existing access.  Appropriate on site car parking facilities are to be provided to accord with Policies T7 and H18 of the Carlisle District Local Plan.



Relevant Development Plan Policies

Cumbria & Lake District Joint Structure Plan

Policy 2

The County's scenic beauty, natural resources and the quality of its built environment will be protected from inappropriate development, especially those areas and features of international or national conservation importance where harmful development will not be permitted.



Cumbria & Lake District Joint Structure Plan

Policy 1

New development will be provided, mainly in the towns, to meet the social and economic needs of the County's population, but in a manner which, through appropriate location, scale, design or use, does not diminish the quality of the environment within the County or beyond, or for future generations.



Cumbria & Lake District Joint Structure Plan

Policy 25

The siting, appearance and landscaping of all new development and alterations should aim to enhance the quality of the existing environment.  It should be in keeping with the local character of the townscape or landscape, and be well integrated with the existing pattern of surrounding land uses and, where appropriate, be in keeping with the local vernacular tradition.  Normally development should make proper provision for access by disabled persons.



Cumbria & Lake District Joint Structure Plan

Policy 26

Development and other land use changes 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 or Ancient Monument will not normally be permitted.



Carlisle District Plan

Environment - Policy E26

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 adverse 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 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.



Carlisle District Plan

Environment - Policy E34

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 adversely affect the listed building will not be permitted.



Carlisle District Plan

Environment - Policy E43

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 that 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.



Carlisle District Plan

Transport - Proposal T1

In considering applications for development, account will be taken of the availability of a choice of means of travel to and from the site.



Carlisle District Plan

Transport - Proposal T7

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 detailed in Appendix 2;

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.



Carlisle District Plan

Housing - Proposal H2

Within the Primary Residential Areas defined on the inset maps for Carlisle, Brampton, Longtown and Dalston, 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.  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.



Carlisle District Plan

Housing - Proposal H14

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.



Carlisle District Plan

Housing - Proposal H18

Proposals for the subdivision of houses into smaller units, or for change of use to a house in multiple occupation will be acceptable provided that:

1.
There is no loss of amenity to surrounding residential properties; and

2.
Appropriate access and car parking provision can be achieved; and

3.
The proposal does not result in the creation of substandard units; and

4.
Adequate internal and external space is provided.



Item no: 38







Appn Ref No:
Applicant:
Parish:

04/1372
 Burgh by Sands Sports & Recreation Ass
Burgh-by-Sands





Date of Receipt:
Agent:
Ward:

12/10/2004
David R Stubbs
Burgh





Location:

Grid Reference:

Land on the West side of Bank Cottage, Burgh-by-Sands, Carlisle

332355 558964





Proposal:
Change of use of agricultural land to village green

Planning Decision
Grant Permission 

1.
The development shall be begun not later than the expiration of 5 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.



2.
Notwithstanding the provisions of either Section 55 of the Town and Country Planning Act 1990 or the Town and Country Planning (General Permitted Development) Order 1995 (as amended) or an Act/Order revoking, re-enacting and/or amending the aforementioned Act/Order no ground disturbance; planting (other than the sowing of grass); alterations (including the undertaking of drainage works, erection of any means of enclosure, formation/laying of paths and facilities ancillary to the approved use); or, siting/erection of structures in, on, over, or under the site shall take place without the prior written permission of the local planning authority.

Reason:
In order to safeguard the existing archaeology, character of the area, and, the amenities of the neighbouring residents in accordance with Policies 2, 11 and 26 of the Cumbria and Lake District Joint Structure Plan, and, Policies E3, E26, E43, L4, and, H17 of the Carlisle District Local Plan.



3.
Before the commencement of development details showing any proposed means of pedestrian and disabled access facilities onto the public highway shall be submitted to and approved in writing by the Local Planning Authority.

Reason:
In the interests of highway safety and ensure effective access onto the village green in accordance with Policy L4 and Policy L20 of the Carlisle District Local Plan.



Summary of Reasons for the Decision

In relation to this application it is considered that the main issues revolve around whether the benefits outweigh any potential harm in terms of: a) the character of the AONB and Conservation Area; b) any archaeology ; c) the amenity of neighbouring residents; and, d) surface water drainage.

At this stage what is for consideration by Members is just the use as an area of public open space.  The applicants are happy that any subsequent provision of facilities is controlled and subject to future applications.  This would set out to ensure that the aforementioned issues a) to d) are safeguarded. 



Relevant Development Plan Policies

Cumbria & Lake District Joint Structure Plan

Policy 2

The County's scenic beauty, natural resources and the quality of its built environment will be protected from inappropriate development, especially those areas and features of international or national conservation importance where harmful development will not be permitted.



Cumbria & Lake District Joint Structure Plan

Policy  3

The diversification of the rural economy and the maintenance of the vitality of rural life will be assisted through a favourable response to developments which provide local benefits and are sensitive to the local environment.



Cumbria & Lake District Joint Structure Plan

Policy 11

Development and other land use changes detrimental to the present characteristics and qualities of the landscape of the National Parks, AONBs and the Heritage Coast will not normally be permitted.  Particular regard will be paid to the protection and enhancement of undeveloped open countryside and coast, the lakes and other sensitive locations, and in addition in National Parks the character of land identified on Section 3 Conservation Maps.  Development required to meet local infrastructure needs which cannot be located elsewhere, will normally be permitted provided it is sited to minimise environmental impacts and meets high standards of design.


Cumbria & Lake District Joint Plan

Policy 24

The erection of buildings or the raising of land, will not normally be permitted where there would be a direct risk from erosion or flooding, or be likely to increase the risk of flooding elsewhere.



Cumbria & Lake District Joint Structure Plan

Policy 26

Development and other land use changes 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 or Ancient Monument will not normally be permitted.


Cumbria & Lake District Joint Structure Plan

Policy 27

Areas of public and private open space or other amenity land which contribute to the quality of the built environment will normally be protected from development.



Carlisle District Plan

Environment - Policy E3

Within and adjacent to the North Pennines and Solway Coast Areas of Outstanding Natural Beauty, permission will not be given for development which would be unacceptably detrimental to the present character and quality of the landscape.  Development proposals should seek to conserve or enhance the present character and quality of the landscape through appropriate siting, design, materials and landscaping.  Large scale development will only be permitted where there is proven national need and lack of an alternative site.



Carlisle District Plan

Environment - Policy E20

Development which would result in the raising of the floor of the floodplain, or which would have an adverse impact on the water environment due to additional surface water run off, or adversely affect river defences will not be permitted unless appropriate alleviation or mitigation measures are included.  This applies to the floodplains of the River Eden, Caldew, Petteril, Esk, Irthing and Lyne and their tributaries which are all subject to periodic flooding.



Carlisle District Plan

Environment - Policy E26

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 adverse 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 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.



Carlisle District Plan

Environment - Policy E28

Development will not be permitted where there is an unacceptable adverse effect on scheduled and other nationally important ancient monuments and their settings.



Carlisle District Plan

Environment - Policy E43

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 that 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.



Carlisle District Plan

Environment - Policy E50

The loss to built development of significant public and private open spaces within settlements will not be permitted.



Carlisle District Plan

Leisure - Proposal L4

Within the Plan area, outside Primary Leisure Areas, proposals for leisure development including sport and active recreation development will be acceptable provided that:

1.
The proposal does not have an adverse impact on the amenity of the surrounding area; and

2.
Appropriate car parking and access to the site can be achieved; and

3.
The proposed use is of an appropriate scale to the locality; and

4.
Where practicable, the proposal can be accessed by public transport; and

5.
The proposal makes a positive contribution to the development of tourism in the district; and/or

6.
If the proposal is within Carlisle, it brings a vacant or part vacant building into use or contributes to the development of a mixed use scheme.



Carlisle District Plan

Leisure - Proposal L7

Within the Plan area, the lines of disused railways which have potential for future recreation use will be safeguarded from development which would prejudice that future use.



Carlisle District Plan

Leisure - Proposal L20

Proposals for the development of leisure, recreation and community facilities should seek to take account of the needs of the disabled for parking, access to and from the building and circulation within the building.



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.



Item no: 39







Appn Ref No:
Applicant:
Parish:

04/1570
 McDonalds Restaurants Ltd
Carlisle





Date of Receipt:
Agent:
Ward:

03/12/2004
Hepher Dixon
Belah





Location:

Grid Reference:

McDonald's Restaurant, Grearshill Road, Kingstown, Carlisle, CA3 0ET

339400 559457





Proposal:
Variation of condition 4 attached to planning consent 97/0203 to allow the premises to trade from 0630 until 2300 hours seven days a week.

Planning Decision
Grant Permission 

1.
The development shall be begun not later than the expiration of 5 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.



2.
The premises shall not be open for trading except between the hours of 0630 and 2300 hours on any day.

Reason:
To prevent disturbance to nearby residential occupiers and in accord with Policy S15 of the Carlisle District Local Plan.



3.
The proposed vehicular access, and the intended service vehicle lay-bye, shall be sealed, outside those times when the premises are open for business or receiving deliveries respectively, by the erection of lockable bollards which preclude access by motor vehicles.

Reason:
To prevent encroachment within the site when it is unattended or unsupervised in the interests of the amenity of the area in accordance with the objectives of Policies S15 and H17 of the Carlisle District Local Plan.



4.
Fencing and landscaping shall be maintained at all times along the frontage of the site to Parkhouse Road and at no time shall any form of pedestrian or vehicular access be formed or allowed to be used from that frontage.

Reason:
In the interests of highway safety.



Relevant Development Plan Policies

Carlisle District Plan

Employment - Proposal EM2

Within Primary Employment Areas proposals for B1, B2  and B8 uses will be acceptable.  Permission will not be given for redevelopment or changes of use within such areas for other purposes.  Exceptions may be permitted where:

1.
The existing use of the site adversely affects or could adversely affect adjacent residential properties; or

2.
The proposed alternative use is essential for the redevelopment of the majority of the site for employment purposes; and

3.
The alternative development would be appropriate in terms of scale and design to the surrounding area, and the amenity of adjacent properties would not be prejudiced.



Carlisle District Plan 

Shopping - Proposal S15

Within the Plan area, proposals for uses within Use Class A3 (food and drink, including restaurants, public houses, wine bars and take aways) will be approved provided that:

1.
The proposal does not involve disturbance to occupiers of residential property; and

2.
The proposal does not involve unacceptable intrusion into open countryside; and 

3.
The proposal, whether new development or conversion complements surrounding development or the character of the existing building; and 

4.
Appropriate access and parking can be provided; and

5.
Within the City Centre Shopping Area opening hours are restricted to no later that 1.30 am.  Here and elsewhere in the Plan area opening hours will be imposed having regard to the surrounding uses, the character of the area and the possibility of disturbance to residential areas.



Carlisle District Plan

Transport - Proposal T1

In considering applications for development, account will be taken of the availability of a choice of means of travel to and from the site.



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.



Item no: 40







Appn Ref No:
Applicant:
Parish:

05/0020
 Persimmon Homes (Lancs) Ltd
Carlisle





Date of Receipt:
Agent:
Ward:

20/01/2005

Denton Holme





Location:

Grid Reference:

Land at junction of Dalston Road and Talbot Road (97 - 99 Dalston Road), Carlisle, CA2 5PL

339218 551440





Proposal:
Demolition of 109 Dalston Road and erection of replacement dwelling together with the substitution of house types on plots 1-6 comprising 3 storey 4no. bedroom dwellinghouses

Planning Decision
Grant Permission 

1.
The development shall be begun not later than the expiration of 5 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.



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 25 of the Cumbria and Lake District Structure Plan.



3.
Details shall be submitted of the proposed hard surface finishes to all public and private external areas within the proposed scheme and approved by the Local Planning Authority before any site works commence, and the approved scheme shall be implemented in accordance with a phasing scheme for the conversion works hereby approved.

Reason:
To ensure that materials to be used are acceptable and in compliance with the objectives of Policy 25 of the Cumbria and Lake District Joint Structure Plan.



4.
Particulars of height and materials of all screen walls and boundary fences shall be submitted to and approved by the local planning authority prior to the commencement of the development hereby permitted.

Reason:
To ensure that the appearance of the area is not prejudiced by lack of satisfactory screening which is not carried out in a co-ordinated manner and to ensure compliance with Policy H16 of the Carlisle District Local Plan.



5.
The bricks in the eastern boundary wall of the site shall be reused to construct the replacement western and northern boundary walls of the site.

Reason:
To contribute towards maintaining the character, integrity and unity of the streetscene and in accordance with the objectives of Policy 25 of the Cumbria and Lake District Joint Structure Plan and Policy H16 of the Carlisle District Local Plan.



6.
No dwelling shall be occupied until its drainage system is connected to a public sewer.

Reason:
To ensure that adequate drainage facilities are available in accordance with the objectives of Policy E22 of the Carlisle District Local Plan.



7.
No development shall take place until details of a landscaping scheme have been submitted to and approved by the local planning authority.

Reason:
To ensure that a satisfactory landscaping scheme is prepared in accord with Policy E9 an E19 of the Carlisle District Local Plan.



8.
All works comprised in the approved details of landscaping shall be carried out in the first planting and seeding season following occupation of the first dwelling or completion of the development, whichever is the sooner.
Reason:
To ensure that a satisfactory landscaping scheme is implemented in accordance with Policy E19 of the Carlisle District Local Plan.



9.
Details of the relative heights of the existing and proposed ground levels and the height of the proposed finished floor levels of the *[buildings/dwellings and garages] shall be submitted to and approved in writing by the local planning authority before any site works commence.

Reason:
In order that the approved development overcomes any problems associated with the topography of the area, that it satisfies the requirements of the Environment Agency in relation to flood risk and that it meets the objectives of Policies *[insert relevant Policy e.g. Policy E3 for AONB development, E20 if Floodplain, E34 if Listed Building and H16 for new housing] of the Carlisle District Local Plan.



10.
Details of all measures to be taken by the applicant/developer to prevent surface water discharging onto the highway shall be submitted to the local planning authority for approval prior to the development being completed and shall be maintained operational thereafter.

Reason:
In the interests of highway safety and to minimise potential hazards.



Summary of Reasons for the Decision

In consideration of this application Policy 25 of the Structure Plan and Policy H2 are relevant.  These Policies seeks to ensure that the development is appropriate in terms of quality to that of the surrounding area.  Policy H16 of the Local Plan also seeks to ensure high standards of development.  The proposal remains largely unaltered from the scheme that was approved earlier this year.  There are changes to the fenestration and to the external appearance of the properties but these are considered to be minimal and are nevertheless acceptable in design terms.

Policy H17 also seeks to protect the amenity of adjacent properties from proposals which adversely affect them, through inappropriate scale, design or unreasonable overlooking.  The replacement house types are of an appropriate scale and design.  It is not considered that the development adversely affects the amenities of adjacent properties by poor design, unreasonable overlooking or unreasonable loss of daylight or sunlight.  The proposal is not considered to be visually intrusive.  

The principle of residential development has already been established on the site of plots 1 to 6 through the granting of earlier planning consents.  The proposed house types accords with the relevant local plan policy criteria and PPG3.  The proposal also involves the replacement of a one-for-one dwelling on the site of 109 Dalston Road.  Although the proposed dwelling is of a larger scale than the existing, the scale and design would not be obtrusive given the context of the character of the area.     



Relevant Development Plan Policies

Cumbria & Lake District Joint Structure Plan

Policy 25

The siting, appearance and landscaping of all new development and alterations should aim to enhance the quality of the existing environment.  It should be in keeping with the local character of the townscape or landscape, and be well integrated with the existing pattern of surrounding land uses and, where appropriate, be in keeping with the local vernacular tradition.  Normally development should make proper provision for access by disabled persons.



Carlisle District Plan

Housing - Proposal H2

Within the Primary Residential Areas defined on the inset maps for Carlisle, Brampton, Longtown and Dalston, 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.  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.



Carlisle District Plan

Housing - Proposal H15

Within the Plan area, where there is evidence of need, developers will be encouraged to meet the needs of disabled people.  In these instances dwellings should be readily accessible for disabled people and be capable of adaptation to meet the needs of any future disabled resident.



Carlisle District Plan

Housing - Proposal H16

High standards of design in new housing sites and dwellings will be required.  Matters to be considered include:  The layout of roads and buildings; footpaths and cycleways; the retention of existing trees and hedgerows; planning out crime; the provision of public open space; the relationship to adjacent development.



Carlisle District Plan

Transport - Proposal T7

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 detailed in Appendix 2;

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.



Carlisle District Plan

Environment - Policy E19

In considering proposals for new development the City Council will where appropriate require the retention of existing trees, shrubs, hedges and other wildlife habitats, and the replacement of any environmental feature lost to development.    Landscaping schemes to be implemented by the applicant will be required as part of most planning applications.



Carlisle District Plan

Environment - Policy E22

New development will only be permitted if foul sewers and sewage treatment works of adequate capacity and design are available or will be provided in time to serve the development.  Within unsewered areas, development which requires the use of septic tanks or other waste water management systems will only be permitted if ground conditions are satisfactory and the plot of land is of sufficient size to provide an adequate subsoil drainage system.



