Chapter 4

Economic and Commercial Growth

POLICY EC1 

Regeneration


Within the plan period the City Council will encourage proposals which seek to regenerate the economic and environmental capital of the district.  Proposals for regeneration will be judged against other policies of this Local Plan to ensure that there are no adverse affects on locally important features particularly nature conservation or built heritage interest.

Regeneration has been an important dimension to Carlisle sustaining its current sub-regional role with major schemes, such as The Lanes Shopping Centre and Kingmoor Park Regional Investment Site.  Previous schemes have included housing renewal schemes in parts of Carlisle.

Recent schemes have focussed on heritage with Heritage Economic Regeneration Schemes in the City Centre and Longtown.  In addition the Market Town Initiative project at Longtown and surrounding parishes has focussed on regenerating the rural economy, post Foot and Mouth which had a major impact on local people.  This is being supported through some proposals in the Local Plan.

The City Council has a number of schemes currently underway which will come into operation during the plan period.  The redevelopment of Raffles after clearance of over 500 houses is just underway with the first new housing development to start shortly, the “Raffles Vision” having prepared (outwith the Council) in partnership with the community also includes community, leisure and health/well-being improvements for the area.  The Sure Start programme in Carlisle South is an initial phase of future activity for regeneration within the wards of Botcherby, Currock, Harraby and Upperby.  An overall scheme will be developed during the plan period.

POLICY EC2 

Primary Employment Areas

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.

The use of the former RAF14MU outlying sites at Harker, Heathlands and Rockcliffe will be restricted to the existing use rights of the sites and buildings. The sites are designated as Primary Employment Areas.


In the Sandysike/Whitesyke areas proposals for the redevelopment and

extension to existing industrial and warehousing premises will be acceptable provided:

1. 
the proposal does not have an adverse impact on the landscape; and

2. 
the proposal does not involve the loss of existing tree cover; and

3. 
where appropriate, opportunities are taken to reinforce existing landscaping; and

4. 
adequate access and appropriate parking are provided.

Land with planning permission and land allocated for employment use, together with existing employment areas in the principal settlements of Carlisle, Brampton and Longtown are identified as Primary Employment Areas. In these areas employment related uses predominate. New development and extensions to existing premises and changes of use of existing premises to employment related uses will be appropriate.

The Council considers, in line with Draft Structure Plan Policies EM10 and EM11, that these sites should be retained as Primary Employment Areas to ensure maximum contribution of available land to meet development needs and to help meet the objectives of the sustainable strategy of the plan.

There may, however, be occasions where an exception to this policy will be appropriate. The older industrial areas of Carlisle include parts of Denton Holme and areas to the south east of the City Centre where there is a tightly knit pattern of development, often with housing and industry in close proximity. These areas contribute to the range of industrial premises and sites in the City.

However, firms in these areas may occupy sites and premises which are not suited to modern day requirements and offer little opportunity for expansion. There may be conflict between housing and industrial uses. If businesses currently occupying sites which are poorly related to residential areas relocate or close and the premises or sites become vacant, proposals for residential development will be considered, along with the feasibility of their continued use or redevelopment for employment purposes.  Some residential allocations have been made in this plan on land that was previously used for employment purposes.

There may be instances where established employment sites become vacant and the redevelopment costs of such sites are prohibitive for employment sites, either through contamination or demolition costs. In these circumstances the availability of Derelict Land Grant should be investigated. If grant aid is not available there may be opportunities for the development of a mixed-use scheme, where other uses may be able to finance the redevelopment of the majority of the site for employment use.  If the alternative proposed use is retail, this will only be acceptable if the site is in a location where retail development would be acceptable under other policies of the plan. Such areas may include sites immediately adjacent to the City Centre Shopping Area.  Alternative uses will be considered in the context of Draft Structure Plan Policy EM11, the site’s location and surrounding land uses.

Throughout Primary Employment Areas and on sites allocated under Proposal EC22, uses in Use Class A2 will be acceptable in principle, together with other employment uses. These include light industrial uses, research and development facilities and some offices.

Within the plan area, to ensure adequate separation of hazardous installations and housing or other incompatible uses, the City Council will take into account the advice of the Health and Safety Executive concerning off-site risks to the public arising from any proposed development which would introduce one or more hazardous substances.

Within the plan area there are a number of notifiable installations. Whilst these are subject to stringent controls under existing health and safety legislation it is considered prudent to control the kinds of development in the immediate vicinity of these installations. In determining whether or not to grant planning consent on land in the vicinity of such installations, the City Council will take account of advice from the Health and Safety Executive about risks to the proposed development from the hazardous installation.

The future use of Harker, Heathlands and Rockcliffe former RAF 14MU sites has been considered within the framework of an overall sustainable development patterns for Carlisle.  It is considered that it is more sustainable to maintain existing development uses than to change to alternative land uses.

This policy acknowledges the existing use rights of these outlying sites and buildings at the former RAF 14MU (sites 2, 3 and 6).  Development within the existing use rights of the sites and buildings (some B1, B2 but mostly B8) will be acceptable, although where this involves an increase in vehicular movement from these sites, the impact on the surrounding rural road network will be carefully considered.

The Sandysike and Whitesyke areas are located some three kilometres south of Longtown with access to the former from the A7 trunk road and the latter from the A6071 Longtown-Brampton road. Much of both of the areas are now forestry plantations, but interspersed among these are a number of storage sheds erected by the RAF during the Second World War. Since the War, these sheds have been used for a variety of storage uses. Initially, these uses were subject to temporary planning permissions, but in the last few years the City Council has followed a policy of granting permanent permission and where appropriate, approving extensions subject to improvements being carried out.

POLICY EC3

Mixed Commercial Areas

Within Mixed Commercial Areas, proposals for B1 (Business), B2 (General

Industrial), B8 (Warehousing) and A2 (Financial and Professional) uses will be acceptable provided that:

1. 
the relationship of the site to the highway network is satisfactory; and

2. 
access to the site is satisfactory; and

3. 
appropriate parking provision can be provided; and

4. 
the scale of development is appropriate in relation to the site and the amenity of adjacent uses is not prejudiced.

A1 (Retail) uses will only be acceptable on Mixed Commercial Areas that are within 300m of the City Centre Shopping Area subject to the above criteria and other policies of this Local Plan.


In Mixed Commercial Areas no one land use predominates. Industry, offices, service trades, retail and residential uses are all present. Some of these areas contain small sites suitable for development, or redundant or dated buildings suitable for redevelopment schemes which may provide opportunities for small businesses to become established, or expand.

PPG4: Industrial and Commercial Development and Small Firms states that positive policies are needed to provide for the needs of small businesses. The City Council considers that the continued development and growth of new and small businesses in Carlisle and the major settlements is an important part of the maintenance of a broad based local economy, providing a wide range of jobs and job opportunities. New and small businesses normally require cheaper premises, often with flexible space which can be easily adapted for their particular needs.  Demand for small industrial premises is relatively strong. The Enterprise Centre on James Street has been running at high occupancy levels.

There will be a presumption in favour of new industrial and commercial development and changes of use in Mixed Commercial Areas and proposals for such development will be considered in relation to the criteria stated above. New retail development will only be considered within Mixed Commercial Areas if they are within 300m of the City Centre Shopping Area (in accordance with PPG6) and in accordance with other policies of this plan.  It is the intention of Policy EC3 to safeguard the Mixed Commercial Areas against inappropriate developments in terms of scale, nature of activity, effect on amenity of adjacent uses and traffic considerations.

POLICY EC4

Office Development

Within the Primary Office Area proposals for office development will be acceptable providing that:

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

2.
appropriate access and vehicle parking can be achieved.

This policy relates to uses in A2 (Financial and Professional Services) and B1 (Business) Use Classes of the 1987 Use Classes Order. The Primary Office Area includes the principal areas of offices in the City Centre, which is the most important office centre in the district. Containment of office uses in the Primary Office Area prevents the conversion of valuable housing stock around the periphery of the City Centre to office use.




POLICY EC5

City Centre Shopping Area

Within the City Centre Shopping Area, proposals for the redevelopment, refurbishment or adaptation of existing shop premises will be permitted provided that:

1. 
proposals within the City Centre Conservation Area are complementary to enhance, or do not adversely affect the townscape of the area; and

2. 
proposals within the City Centre Conservation Area do not increase traffic generation; and

3. 
elsewhere proposals will complement and reflect the surrounding townscape; and

4. 
where appropriate, opportunities for residential use and environmental improvements are linked to the scheme; and

5. 
satisfactory access for service vehicles can be provided, should the scale of the proposal require such provision.

It is important to maintain the vitality and viability of the City Centre as a sub regional shopping area, serving not only the district but its larger catchment area. The City Centre Shopping Area contains all the important shopping streets and areas in the City Centre. All the major stores are included together with the streets with continuous shopping frontages and sites where shopping development is acceptable in principle.

The policy recognises the importance of shopping to Carlisle, confirms it as a major City Centre activity and encourages appropriate development.  The concentration of shopping development in the City Centre, particularly for comparison goods shopping, will help to provide a full-range of shops helping to maintain the City Centre and Carlisle’s subregional position.

The majority of the City Centre Shopping Area lies within the City Centre Conservation Area. Conservation area status reflects the quality of the built environment and it is this quality that helps to make the City Centre such an attractive area to be in. The need to ensure that any redevelopment schemes respect the quality of the area presents potential developers with an important challenge.

Within the City Centre Conservation Area there is little scope for major retail development. The conservation area contains all the major stores, with the exception of those in the Lanes and there are few opportunities for redevelopment schemes. Some potential may exist for refurbishment and limited redevelopment of the area centred on Blackfriars Street and Tesco. Scope may also exist for small schemes such as Carlyle’s Court and the Market Hall which have been completed over the past few years. All these schemes complement the character of the conservation area and similar schemes will be acceptable.

These new development schemes, which all have high standards of detail and finish, illustrate how new development and enhancement schemes can improve the appearance of an area. Increased prosperity will encourage the continuous maintenance of buildings helping to create an attractive environment for both the people of Carlisle and visitors.


Although shopping development is encouraged in the City Centre Shopping Area, shopping proposals will be subject to highway and conservation considerations. Proposals leading to an unacceptable increase in traffic are contrary to advice contained in PPG 13 and proposals for traffic reduction within the City Centre. The provision of additional car parking as part of development schemes is unlikely to be required within this area. As an alternative to parking provision, commuted payments may be required depending upon the scale and location of the proposed development.  Improvements to the environment, access and servicing will be implemented as opportunities arise, particularly when considering redevelopment proposals.

POLICY EC6

Large Stores and Retail Warehouses

Other than sites allocated within this plan, proposals will not be permitted for large stores and retail warehouses with large adjacent customer car parks, where there is an essential requirement to transfer bulky customer loads from store to car, except where sites:

1. 
are within or edge of City Centre and are widely accessible by public transport; and

2. 
are of a scale which will not seriously affect the viability, vitality or regeneration of the City Centre; and

3. 
are situated where additional traffic can be satisfactorily accommodated within the surrounding road network; and

4. 
will not harm the visual character of the area or the amenities of adjoining land uses; and

5. 
will not have an unacceptable effect on overall travel patterns.

Carlisle has been the subject of considerable and continuing pressure for off-centre shopping development since 1985, for both superstores and retail warehouses. During this time three superstores ASDA, Morrisons and Tesco have been built and have extended their premises, as well as two retail warehouse parks at St Nicholas Gate and Greymoorhill, together with a number of individual large stores.  Outline permission has been granted for a (40,000 sq ft) supermarket on the edge of the City Centre at Viaduct Estate Road and development of retail warehouse units is currently underway at Charlotte Street.

For the purposes of this policy large stores and retail warehouses are usually those where the gross floor space is over 2500 square metres (26,913 square feet) and where there is a requirement for ease of transfer of goods from store to car. In certain circumstances, where stores smaller than 2500 square metres are being proposed but have similar requirements, such stores will also be considered within this policy.

It is anticipated that there will be a continuing pressure for retail development. It is considered that any such application should be judged against the above criteria, although it is recognised that mixed commercial areas, which are often located close to the City Centre, are more likely to offer suitable retail locations than similarly located areas subject to other policies.

It is unlikely that there will be opportunities for large stores within the City Centre, but opportunities may arise through redevelopment of sites adjacent to the City Centre where similar retail units have been permitted in the past. These sites are usually accessible by foot from the centre and should be served by a variety of means of transport.

It is considered that this policy is consistent with PPG6: Town Centres and Retail Developments and PPG13: Transport in that it seeks to concentrate retail development close to or within the City Centre, or other existing retail areas and so prevent the sporadic siting of comparison goods shopping units along road corridors. 

In the event of stores ceasing to trade, proposals for alternative uses will be judged against other policies of the plan and adjacent uses.

POLICY EC7

Primary Shopping Frontages

Within the City Centre Shopping Area, Primary Shopping Frontages are defined on the Proposals Map.  Proposals other than for A1 retail use within these frontages will be restricted to no more than 25% of the frontage and no more than 2 continuous frontages in order to retail vitality and viability of the City Centre Shopping Area. 

In the City Centre Shopping Area, (other than the primary shopping frontages), uses in Business Use (B1) and Financial and Professional Services (A2) Use Classes will be acceptable provided that:

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

2. 
the proposal does not adversely affect the amenity of adjacent properties.

In the main shopping areas of the City centre, A1 retail uses dominate the ground floor of the core area.  It is important to retain the vitality and viability of the City Centre by ensuring A1 uses continue to dominate.  Offices are a significant secondary land use. Office accommodation in the City Centre is normally small in scale and contributes to the range of office accommodation available. This policy provides for the establishment and extension of office uses within these areas, at both street frontage and upper floor levels subject to the criteria stated. In particular, the City Council will wish to ensure that proposals for uses in the Business Use Class are appropriate to shopping frontages and that a satisfactory street frontage is maintained.

POLICY EC8

Neighbourhood Facilities 

Proposals for neighbourhood supermarkets within or adjacent to the larger neighbourhood centres, identified on the Proposals Map, will be acceptable providing that:

1. 
it is well related to existing local shopping provision; and

2. 
it does not adversely affect the amenity of any adjacent residential areas; and

3. 
appropriate access, parking and security arrangements can be achieved; and

4. 
appropriate landscaping is an integral part of the scheme.

Neighbourhood supermarkets can provide a useful service for local people, providing opportunities for those without cars to benefit from discounted food stores and being close to residential areas, help to reduce demand to travel by private car.


Recent inquiries and applications have been on a variety of sites or buildings within existing residential and industrial areas, often unrelated to existing local shopping provision. It is desirable that such sites remain in their current or identified use as they provide useful inner city locations for both new housing and employment, helping to reduce both the demand for peripheral sites and the need to travel.

This policy guides future development to suitable locations within, or adjacent to the larger neighbourhood centres in Carlisle and is consistent with advice in both PPG 6: Town Centres and Retail Developments, paragraph 28 and PPG 13: Transport, paragraph 35 which encourage local convenience shopping to be within existing local centres.

POLICY EC9

Shopfronts


Well designed and appropriate shopfronts whether original or reproduction should be retained wherever practicable and if necessary restored when the opportunity arises.  New shop fronts should relate in scale, proportions, materials and decorative treatment to the relevant facade of the building and where appropriate, to adjacent buildings and/or shopfronts.

There are a number of fine shopfronts in the plan area, particularly in the City Centre, Botchergate, Brampton, Longtown and Dalston.  Special care is needed when dealing with proposals which might detract from the character of the building. The traditional features of such shopfronts should be retained whenever alterations are being carried out.

Proposals which introduce inappropriate standardised corporate styles, inappropriate modern materials or which involve the linking of two or more buildings with a common fascia will be resisted.

Supplementary Planning Guidance on this matter has been produced by the City Council in order to promote improvements in shopfronts and associated advertisements.

POLICY EC10

Re-use of Upper Floors

The City Council will encourage the active re-use of upper floors in accordance with existing ground floor uses or for alternative use where this is compatible with the primary use.

Proposals for the residential use of upper floors over shops will be encouraged and permitted provided that:

1. 
where appropriate, access and car parking provision can be achieved; and

2. 
the proposal does not result in the creation of substandard units; and

3. 
adequate internal and external space is provided.

Proposals which would prejudice the active use of vacant and underused buildings will be refused.

There are a number of vacant buildings and upper floors in the plan area, particularly in the City Centre, Botchergate, Longtown and Brampton, which could be brought into active use. These spaces should be used to reduce pressure for development elsewhere and to revitalise and conserve buildings which have architectural, historical and/or townscape merit. They can also provide conveniently located residential accommodation.

There is an increasing need for accommodation in the privately rented sector, particularly for single person accommodation and such conversions can provide an important source of small low cost accommodation. Schemes also provide income for the landlord, utilise vacant space, provide security for the shopkeeper and help to bring a variety of different uses to areas that can be quiet and unused outside business hours.

The City Council will support proposals for the use and improvement of the upper floors of existing shops provided that the residential units created are to an acceptable standard and appropriate external space can be provided. The requirement for parking provision for these schemes will be viewed flexibly. Not all premises will have available space.

The removal of access to upper floors or carrying out of other works which would reduce the possibility of their being brought into beneficial use will not be permitted.

POLICY EC11

Food and Drink

Within the plan area, proposals for uses within Use Class A3 (food and drink, including restaurants, public houses, wine bars and takeaways) 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 than 1.30a.m. 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.

Use Class A3 includes restaurants, public houses, wine bars and takeaways. All these attract significant numbers of customers and are open during the evenings. As such, they have the potential not only to introduce variety of activity into town centres, but also to cause significant disturbance to occupants of surrounding residential property. Any proposals which involves unreasonable disturbance will be opposed. Certain developments such as public houses or restaurants require adequate access and car parking arrangements and these will be required in appropriate developments.

Such facilities are normally located in the centre of Carlisle, Brampton and Longtown, neighbourhood or village centres, in residential areas or in the open countryside. Where the proposal relates to the conversion of an existing building it will be acceptable, provided the proposal meets the above criteria, other policies of the plan and provided there is no adverse effect on the character of the building. 

In the case of restaurants and takeaways, restrictions on opening hours will be imposed. Within the City Centre Shopping Area the opening hours will be limited too not later than 1.30 a.m. Within this area and elsewhere within the plan area actual opening times will depend upon the character of the surrounding area, other neighbouring uses and the likely disturbance to the occupiers of residential property.

POLICY EC12

Rural Diversification

Development proposals to diversify and expand upon the range of economic activities undertaken in rural areas will be encouraged where the proposal re-uses or adapts existing buildings (of permanent construction) for commercial, industrial or recreational uses. Any new building required as part of a diversification scheme must be well related to an existing group of buildings to minimise its impact, blending satisfactorily into the landscape through the use of suitable materials, design and siting.  

Proposals should:

1. be complementary to or compatible with the agricultural operations in the rural area; and

2. be compatible with the character and scale of the operation and its landscape setting; and

3. not lead to an increase in traffic levels beyond the capacity of the surrounding local highway network; and

4. be capable of providing adequate access and parking arrangements.

Conversion of premises (of permanent construction) to live/work units will be acceptable providing that they maintain the character of the original building and be in the region of 60% residential to 40% employment use.  Permission for later conversion of the employment part will not be acceptable unless replacement employment use is provided in adjacent premises.

Changes in agriculture over recent decades have resulted in a decline in farm-related jobs and an increase in the stock of land and buildings that are no longer required for agricultural purposes. There are often opportunities for reusing or adapting these existing rural buildings for commercial, industrial or recreational uses such as guesthouses, farm shops, rural workshops or other small business premises, helping the countryside to diversify, flourish and sustain itself. The City Council recognises the important and changing role of agriculture and the need for new employment in the rural area. 

The concept of Live/Work units provide for small-scale employment uses to help sustain the rural economy.  They will be viewed favourably as a means of providing employment and/or diversifying existing rural businesses combined with ancillary living accommodation for occupation, only by those associated with the enterprise either as employees or employees and their dependants.


The use of surplus rural buildings for the provision of tourist holiday accommodation can help to retain the buildings in the countryside whilst helping to boost the rural economy. Conversion of rural buildings to holiday accommodation can, when skilfully undertaken, involve minimal alteration and therefore have little impact on the surrounding countryside. Nevertheless schemes must be sensitive to their environments and measures must be taken to mitigate any potential environmental impacts. Developments of this kind must not however be seen as a means of providing housing in the rural area and measures will be taken to ensure that controls are put in place to restrict occupancy on schemes of this nature. 

Traditional, redundant and underused buildings may provide habitats for wildlife such as bats or barn owls. For those species protected by the Wildlife and Countryside Act 1981, the City Council will seek to ensure a survey is carried out and suitable precautions taken for the protection of the species and their habitat before permission will be granted. 

POLICY EC13A
Sustaining Rural Facilities and Services

Outside of the key service centres of Brampton and Longtown, the change of use of a local shop, public house, post office, doctor’s surgery, dental surgery, school, bank, church/chapel, village hall or other facility considered important to the community will only be permitted where it can be demonstrated that:

1. Its current use is no longer viable; and

2. There is adequate alternative provision in the locality to serve the local community; and

3. All options for their continuance have been fully explored.

Proposals for the development of or extension to village services and facilities, including proposals which will assist in their retention, will be permitted provided that: 

1. the scale and design does not adversely affect the local built environment or landscape; and 

2. it does not have an adverse impact upon residential amenity; and

3. appropriate parking and servicing arrangements can be made.

Carlisle City Council will seek the retention of shops and services in rural areas in accordance with sustainability objectives.  The value of such facilities to the local community is a material consideration when considering applications that would result in a loss of the resource.

Shops and facilities in rural villages continue to provide an important facility within the rural areas delivering a valuable service and social focus for the local community, particularly for those without access to private transport.  However, one of the major challenges facing small rural settlements is their ability to retain local services and facilities which are essential for maintaining villages as sustainable communities. 

It is not always possible to prevent closure of shops etc when it is uneconomic for their use to continue. Therefore, proposals involving the loss of local services will only be permitted where the Council is satisfied that the existing use is no longer viable and there is no market for the business as a going concern. In circumstances where permission is granted, the Council will seek to retain the shop front to enable the reinstatement of a shop in the premises if the future opportunity should arise.




POLICY EC13B
Farm Shops

Proposals for the establishment of, or extension to, farm shops outside existing settlements will be permitted provided that:

1. the enterprise would not undermine the viability and vitality of existing nearby village shops/facilities; and

2. the range of goods sold are restricted to ensure the operation remains as a farm shop which is agricultural in character; and

3. the retail use has to be in association with an established agricultural holding; and

4. the scale, design and landscaping of new or converted facilities does not detract from the visual amenity of their surroundings; and

5. such facilities are capable of being developed within the curtilage of an existing group of buildings.

Farm shops can provide opportunities to diversify and support existing agricultural holdings in the rural area and help meet a need for local produce in a sustainable way. It is, however, necessary to safeguard existing rural shops and services. Proposals will be considered acceptable where it can be demonstrated that no adverse impact will be generated as a result of a farm shop scheme and provided it meets the requirements set out within the policy. 

Other policies of this plan will apply such as the need to ensure that highway safety is not compromised and adequate access can be provided.
POLICY EC14

Caravan Sites

Within the plan area, proposals for the development of caravan sites will be acceptable provided that:

1. 
the siting and scale of the proposal does not have an unacceptable adverse effect on the character of the local landscape; and

2. 
the site is adequately landscaped; and

3. 
the site is contained within existing landscape features; and

4. 
adequate access and appropriate car parking can be provided.

In addition, the Council will consider the need to impose seasonal restrictions through the use of planning conditions to safeguard the environment and landscape through the winter months.

There are fourteen existing licensed caravan sites in the plan area. The majority of these provide facilities for touring caravans. Most of the sites are used for short stays by those travelling along the M6 corridor and are therefore a valuable tourist facility.

Proposals for both static and touring caravan sites will be judged against the above criteria. It is important that the impact of such sites on the local landscape is minimised. Therefore, in certain circumstances, seasonal restrictions will be applied by the use of planning conditions to prevent adverse impact on the landscape during the winter months when the effectiveness of screening by trees and hedges is reduced. The scale, siting and proposed landscaping of the proposal will be particularly important in determining its acceptability.

In addition to the need to obtain planning permission, caravan site operators must obtain a site licence. The site licence covers such matters as the number and standard of spacing of the caravans and hygiene. The City Council’s Environmental Protection Services Business Unit issues site licences.

POLICY EC15

Tourism Development

Proposals for tourism related development will be permitted provided that:

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

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

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

4.  if the proposal is within the rural area it is well related to an established settlement or groups of buildings or would form an important element of a farm diversification scheme.

Tourism development will be considered favourably where it will assist in the economic and physical regeneration of an area and be of benefit to the local community.

The tourist industry is of major importance both at a national and local level generating economic prosperity and employment. Carlisle City Council recognises the value of tourism and actively seeks to promote it. However it must be recognised that to ensure sustainability, care must be taken to protect the broader fabric upon which the tourist industry depends such as our heritage, culture and natural landscape. Therefore, proposals will generally be most acceptable where they have the least environmental impact and maximum economic benefit. Guidance in RPG13 Policy EC9 highlights the need for local plans to encourage the growth of and investment in tourism within the north west. 

POLICY EC16

Advertisements
Proposals for advertisements in Carlisle, Brampton and Longtown will be permitted providing that they are not detrimental to visual amenity and do not prejudice public safety.  All of the following criteria will be used to assess suitability:

1.
Size;

2.
Location;

3.
Illumination;

4.
Design;

5.
Materials;

6.
Means of fixture; and

7.
Impact upon the street scene/local environment.

The Town and Country Planning (Control of Advertisements) Regulations 1992 set out the framework for the control of advertisements. The City Council can only control adverts in the interests of amenity and public safety (especially in relation to traffic including pedestrians). Applications to display advertisements will therefore be assessed according to their location and siting, dominance in the street scene and where appropriate, illumination. The City Council has produced Supplementary Planning Guidance on advertisements within conservation areas.

POLICY EC17

Areas of Special Control of Advertisements

Within the Area of Special Control, which coincides with the plan area, (excluding Carlisle, Brampton and Longtown) proposals for advertisements will be permitted providing:

1. 
they comply with Regulation 19 of the Advertisement Regulations; and

2.
they respect the high environmental value of the plan area; and

3. 
where appropriate they complement and enhance significant areas of townscape importance.

Much of the plan area (everywhere excluding Carlisle, Longtown and Brampton) falls within an area of special advertisement control under the Town and Country Planning (Control of Advertisements) Regulations 1992. Regulation 19 of the advert regulations sets out the range and type of adverts that can be displayed in an area of special control. Within this area the range and type of advertisements which may be displayed without express consent is more restricted and greater controls will be exercised over the design and materials used to respect the high environmental quality and unspoilt character of the area.

In particular, the use of traditional materials should be considered and where lighting is appropriate or necessary it should be external, subdued and concentrated directly on the sign or advertisement rather than lighting a wider area.

The plan area also includes a number of conservation areas. It is considered that any advertisements in such locations should respect the character of the buildings and the immediate surroundings.

POLICY EC18

Telecommunications

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

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

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

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

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

5. evidence is submitted that all possible measures to reduce environmental and public health impacts has been pursued. 

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

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

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

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

Modern telecommunications systems are an essential and beneficial element in the economy and the life of the community.  New technology is spreading rapidly to meet demand for better communications for businesses, homes and public services.  Telecommunications may have wider environmental benefits in reducing the need to travel, by enabling people to work from home and the Council recognises that telecommunications development may need specific locations to work effectively.  Government guidance on telecommunications in contained in PPG 8.  

Mobile telecommunication systems operators currently enjoy wide ranging permitted development rights.  This means that many types of mast and base stations fall outside the scope of full planning control.  However, a determination from the LPA of whether prior approval will be required for the siting and design of masts and other equipment under 15 metres in height is necessary in most cases.  Governing bodies must be consulted on all proposals to site masts on or near schools and colleges.

There is a need to balance the requirements of the telecommunications industry with the protection of the environment.  For this reason the LPA will require technical information on how any free standing proposal for network telecommunications is linked to the specific network and justification for why the siting of the development is essential in terms of network coverage.  It has been a longstanding Government policy objective to encourage telecommunication operators to share masts and sites as a means of reducing overall mast numbers.  Therefore applicants for all masts should also be able to demonstrate that they have explored the possibility of mast sharing, or locating their mast on an existing building or structure.    

The number and siting of TV satellite dishes in residential areas can have a major visual impact.  Dishes under 90cm in diameter generally do not require permission.  However, for those that do, the Council will seek a location on the building which minimises visual intrusion.  In conservation areas, the Council will generally require dishes to be hidden from any public viewpoint.   

POLICY EC19

Overhead Power Lines

When considering consultations for proposals for overhead power lines the Council will wish to be satisfied that more suitable alternative sites, routes or systems are not available. In addition, the Council will seek to oppose the siting of overhead power lines of 132kv, or over and high powered electrical installations where they are proposed within or adjoining:

1. 
the Solway Coast and North Pennines Areas of Outstanding Natural Beauty;

2. 
landscapes of county importance;

3. 
areas of nature conservation interest;

4. 
conservation areas, or in the vicinity of listed buildings or scheduled ancient monuments;

5. 
existing or proposed residential development;

6. 
the Hadrian’s Wall Military Zone World Heritage Site and Buffer Zone.


A position statement published by the Countryside Commission (CCP 454) encourages electricity companies to consider ways of reducing the environmental impact of overhead power lines and associated pylons, particularly in areas of high landscape quality.  Additional work undertaken by the UK Centre for Economic and Environmental Development on behalf of Friends of the Lake District considered the Cumbrian context of overhead power lines and measures to reduce their impact.  This policy seeks to support the implementation of the research findings to reduce the impact of overhead power lines. 

Overhead power lines are controlled by the Electricity Act 1989 and are subject to consent from the Secretary of State for Energy. However, the City Council is consulted on such applications to allow any objections to be stated. When considering such applications the City Council will seek the least visually intrusive route and discourage overhead lines within or adjacent to sensitive areas, such as Hadrian’s Wall Military Zone World Heritage Site, AONBs or conservation areas.

POLICY EC20

Carlisle Airport

Proposals for development at Carlisle Airport will be supported where they are related to airport activities and in scale with the existing infrastructure and minimise any adverse impact on the surrounding environment.  Proposals for larger scale redevelopment to facilitate an improved commercial operation will have to take into account the impact of development on uses outside the perimeter of the airport including nature conservation interests, Hadrian’s Wall World Heritage Site, the existing highway network and road safety.  A strategic employment site has been allocated in Proposal EC22.

A draft development brief was prepared in 1999 to look at the future requirements for airport and related development.  Since the preparation of the brief the airport has transferred ownership from the City Council.  In addition, the Department of Transport have undertaken a national consultation on the future of air transportation.  This was followed by the publication of the Aviation White Paper which states about Carlisle Airport:

“ 8.24 Although Carlisle is not currently a significant commercial airport, it has had commercial services in the past and plans have been put forward to invest in the airport with a view to providing new commercial flights serving Cumbria and the southern parts of Dumfries and Galloway and the Scottish Borders……Services from Carlisle Airport would assist economic growth in the areas within its potential catchment and in particular would improve access for high spending in bound tourists to the Lake District and the South West of Scotland…”

To enable a co-ordinated approach for planning and investment, a Masterplan is currently being prepared which examines the options for airport related development to facilitate commercial operations.




POLICY EC21

Carlisle Racecourse


Proposals for development at Carlisle Racecourse will be favourable considered where they enhance the existing sporting, economic, recreation and tourism function of the racecourse.  Proposals for redevelopment will be judged against their impact on the surrounding environment, highways and road safety and other policies of this plan.  Enabling development may be considered where this would improve the existing operation of the racecourse.

Carlisle Racecourse is situated to the south of Carlisle at Blackwell.  In recent years the grandstand has been redeveloped to provide a more suitable venue for racegoers and provide additional facilities.  The racecourse is experiencing operational difficulties at race meetings with potential conflict between vehicular traffic and race competitors.  In order to resolve this conflict some form of enabling development is required to provide improved facilities and a safer environment for all users of the racecourse.

The racecourse is an important economic asset for the City and as such the Council will support its operational role through this policy.

PROPOSAL EC22
Employment Land Allocations 

SEE SEPARATE PAPER FOR EMPLOYMENT LAND ALLOCATIONS
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