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:

	09/0512
	 Sainsburys Stores Limited
	Carlisle

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	25/06/2009 13:00:41
	HOW Planning LLP
	Castle

	
	
	

	Location:
	
	Grid Reference:

	L/A Junction of Bridge Street and Bridge Lane, Carlisle CA2 5TA
	
	339431 556022

	
	
	

	Proposal:
	Erection Of A Class A1 Foodstore Comprising 8,886 Sq.m. Gross External Area (5,514 Sq.m. Net Sales) Floorspace, A Petrol Filling Station Of 132 Sq.m. Gross External Floorspace (70 Sq.m. Net Sales), Ancillary Development And Car Parking At Land At The Junction Of Bridge Street And Bridge Lane, Carlisle.


Members resolved to give authority to the Assistant Director (Economic Development) to issue approval for the proposal subject to: 

a)
the completion of an “Assessment of Likely Significant Effect”;

b)
clearance by GONW following the referral of the application as a "Departure"; and 

c)
the satisfactory completion of a S106 agreement to secure the financial contributions referred to in the Committee Report; together with the implementation of the training schemes/initiatives outlined in the supporting Regeneration Statement; the submission of a trolley management plan and the arrangements for testing and potential provision of a biomass boiler.

	Item no: 02
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	10/0508
	 Riverside Carlisle
	Carlisle

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	31/05/2010 08:01:19
	Story Group
	Belah

	
	
	

	Location:
	
	Grid Reference:

	Land between Stainton Road and track to Kingsmoor Depot, Etterby Road, Carlisle
	
	338645 557064

	
	
	

	Proposal:
	New Housing Development For 30no. Affordable Homes


Members resolved to defer, without prejudice consideration of the proposal in order to explore the safety and practicality of the proposed dwellings on plots 1-3 and 25-30 having their own vehicular accesses onto Etterby Road, and to await a further report on the application at the next meeting of the Committee.

	Item no: 03
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	10/0429
	 Dobbies Garden Centre PLC/Linton Tweeds Ltd
	Dalston

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	10/05/2010 11:51:27
	GVA Grimley
	Dalston

	
	
	

	Location:
	
	Grid Reference:

	Westwood Garden Centre and surrounding land, Orton Grange, Carlisle, CA5 6LB
	
	335325 551573

	
	
	

	Proposal:
	Garden Centre Retail Development Incorporating Restaurant/Cafe And Farm Foodhall, With Ancillary Works Including Car Parking, Access, Outdoor Display/Demonstration Areas, Farmyard Pens Area, Allotments And Landscaping (Revised Application)


Members resolved to give authority to the Assistant Director (Economic Development) to issue approval for the proposal subject to: 

i) clearance by GONW following the referral of the application as a "Departure”; and

ii) the completion of a deed of variation to the original s106 agreement to secure a financial contribution of £6,125 to enable the continued monitoring of the travel plan for a five year period. 

	Item no: 04
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	10/0467
	 Walton Parish Council
	Walton

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	20/05/2010
	TSF Developments Ltd
	Irthing

	
	
	

	Location:
	
	Grid Reference:

	Walton Play Area, Walton Village Hall, Walton, Brampton, CA8 2DJ
	
	352106 564483

	
	
	

	Proposal:
	Refurbishment Of Parish Play Area (Revised Application)


Grant Permission 

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

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



	2.
	The approved documents for this planning permission comprise:

1.
the submitted planning application form;

2.
the Existing Location Plan [Drawing 001];

3. 
the Proposed Location Plan [Drawing 002];

4.
the Proposed Play Equipment Plan [Drawing 003];

5.
the Proposed Security Fence Plan [Drawing 004];

6.
the Proposed Demolition Plan [Drawing 005];

7.
the Tree Survey Schedule [Received 26th May 2010];

8.
the Design and Access Statement [Received 29th May 2010];

9.
the Play Area Details [Received 20th May 2010];

10.
the Accompanying Letter From TSF Developments Ltd [dated 19th May 2010];

11.
the Notice of Decision; and

12.
any such variation as may subsequently be approved in writing by the Local Planning Authority.

Reason:
For the avoidance of doubt.



	3.
	Before any development is commenced on the site, including site works of any description, the tree protection fencing shown on Drawing Numbers 004 and 005 shall be erected around the area of proposed site works.  Within the areas fenced off no fires should be lit, the existing ground level shall be neither raised nor lowered, and no materials, temporary buildings or surplus soil of any kind shall be placed or stored thereon. The fence shall thereafter be retained at all times during construction works on the site. 

Reason:
In order to ensure that adequate protection is afforded to all trees/hedges to be retained on site in support of Policies CP3 and CP5 of the Carlisle District Local Plan 2001-2016.




Summary of Reasons for the Decision

Introduction

5.1
This application seeks approval for the refurbishment of Walton Play Area which is situated in the centre of Walton Village on the western side of the road leading from Walton to Walton Moss. The play area is located on Walton Village Green which is delineated by large mature trees along the eastern boundary. Walton Village Hall/Reading Room is situated to the north of the application site together with a single storey residential property "Green Acres" to the north-west and a two storey property "Orchard House" to the west. Furthermore there is a single storey property located to the south-west "Walton Cottage" and a two storey property "Friars Garth" situated to the south of the application site. 

Background
5.2
Members granted planning permission at the Planning Committee Meeting on the 29th January 2010 (under planning application reference 09/1047) for the refurbishment of Walton area. Since that application was approved it has transpired that the plans submitted were inaccurate as the red line on the submitted site location plan did not include all of the approved play equipment. Furthermore the exact positioning of the play equipment on the site location plan was also found to be inaccurate. Therefore, a new planning application has been submitted to rectify this situation. Members should be aware that there is no change in the design, scale or number of items of play equipment; however, the revised plans have resulted in the proposed play equipment being located nearer to Walton Village Hall/Reading Room and further away from the property located to the south of the application site "Friars Garth" than originally anticipated. Further information has also been submitted within this application illustrating the location of tree protection barriers during construction works.

5.3
Members are reminded that the existing play area consists of four swings, a slide and a roundabout located on rubber surfacing. The existing play equipment is not enclosed and is situated sporadically across the easternmost part of the village green. The submitted Design and Access Statement accompanying the planning application indicates that an independent safety inspection of Walton Play Area was carried out in May 2008 and the resulting report highlighted that every piece of equipment is in need of some remedial work to prevent further deterioration or it becoming dangerous. The safety inspection also identified that the safety surfacing beneath the play equipment is badly aged and beyond repair in many places. The Design and Access Statement indicates that the play area was a high priority task highlighted in the Parish Plan documented in 2007 and that the design specification for the refurbishment of the play area has arisen directly from feedback received during public consultation meetings with parishioners.

Assessment
5.4
As part of the proposal, the existing play equipment and surfacing will be removed and replaced with 7 pieces of play equipment.  The play equipment will be located towards the easternmost part of the village green in a similar location to the existing play equipment. The proposed play equipment will consist of a horse springer, speed gyro, cradle seat swings, gyro spiral, vivacity multi-play, pod swing and flat seat swings. The maximum height of this equipment will be 3.4 metres which is 0.25 metres higher than the existing play equipment.  Each individual piece of play equipment will be situated on a grass mat. There will be two picnic tables located towards the east of the proposed refurbished play area. To the south of the play equipment there will be 0.5 metre high log stockading to create a low trail for children to play on. The play area will not be enclosed.

5.5
The relevant planning policies against which the application is required to be assessed are Policies CP3, CP5, CP6, LE7 and LC3 of the Carlisle District Local Plan 2001-2016.

5.6
The proposal raises the following planning issues:

1.
Whether The Principle Is Acceptable

5.7
The principle of a play area situated on Walton Village Green has already been established. Policy LC3 of the Carlisle District Local Plan 2001-2016 seeks to ensure that permission will not be granted for development that would result in the loss of amenity open spaces within settlements. The proposed refurbished play area will be situated in a similar position to the existing play area and the play equipment approved under application 09/1047. The proposal will retain the majority of Walton Village Green and its open character. There have been no significant policy changes or physical changes (other than moving the play equipment further towards Walton Village Hall/Reading Room) since application 09/1047 was approved that would preclude this application being granted. It is therefore considered that the principle of the proposal is acceptable.

2.
The Visual Impact Of The Proposal On The Surrounding Area; and

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

5.8
The principle of the scale, design and type of play equipment has already been established by the previous approval. Members are reminded that this application has resulted in the play equipment being further away from Friars Garth than originally anticipated. The Play equipment will be no closer to "Orchard House" than that which was originally approved under application 09/1047; however, the equipment would be slightly closer to "Greenacres".

5.9
Members are, however, reminded that the proposed play equipment will be "off-set" from all of the principle elevations of the properties situated to the north-west, west and south-west of the application site: "Green Acres", "Orchard House" and "Walton Cottage" respectively. As such it is considered that the proposal will not adversely affect occupiers of these properties on the basis of loss of light, over dominance or overlooking.

5.10
The existing play equipment is situated 10.1 metres from the boundary of the property located to the south of the application site ("Friars Garth") and 10 metres from Walton Village Hall/Reading Room. The proposed refurbished play area will be located further away from Walton Village Hall/Reading Room than the existing play equipment. The nearest piece of equipment of the refurbished play area, the vertical log stockading, will be located a distance varying from 13.9 -19.1 metres from "Friars Garth". The nearest piece of play equipment after the log stockading will be situated 22.8 metres from the boundary of "Friars Garth". In such circumstances it is considered that the proposed refurbished play area will be located no closer to "Friars Garth" than the existing play area with the majority of the equipment located further away than existing. Accordingly, it is not considered that the proposal will significantly harm the living conditions of occupiers of neighbouring properties sufficient to suggest refusal of the planning application on the grounds of loss of light, over dominance, overlooking or noise. It is acknowledged that the refurbished play area will indeed have more play equipment than existing; however, it is not considered that the use of the play area will be significantly intensified to warrant refusal of the application on grounds of increase noise levels/loss of privacy. 

5.11
The proposed refurbishment will significantly improve the existing play area. The submitted Design and Access Statement indicates that in order for children of Walton Village to attend a social club, sporting facility or another play area the children must travel 3 miles to Brampton or 10 miles to Carlisle which usually requires a vehicle. The proposed refurbishment of the play area will therefore provide a more sustainable option to villagers.

4.
Trees

5.12
As stated above there are large mature lime trees surrounding the application site. Further information has been submitted indicating tree protection barriers during construction works. The Council's Landscape Architect/Tree Officer has been consulted on the proposal and has raised no objections. As such it is considered that the proposal will not have an adverse impact on trees surrounding the application site.

5.
Impact Of The Proposal On Hadrian's Wall Buffer Zone

5.13
Policy LE7 of the Local Plan seeks to protect the World Heritage Site Buffer Zone from developments which would have an adverse impact on its character or setting. No adverse comments have been received during the consultation period from relevant statutory consultees as such it is considered that there would be no adverse impact upon Hadrian's Wall World Heritage Site.


6.
Anti-social Behaviour

5.14
Objectors have alleged that the proposed play equipment will result in anti-social behaviour. The Cumbria Constabulary Architectural Liaison Officer (ALO) has been consulted on the proposal. The ALO has raised no objection to the proposal and has indicated that the Parish Council, with the support of the local community should be mindful of possible misuse and any unacceptable behaviour must be promptly challenged.  The ALO has made additional recommendations which are included within the decision notice as an advisory note. As the ALO has raised no objection to the proposal it is therefore not considered justifiable to refuse the application on the grounds of potential anti-social behaviour.


7. Other Matters

5.15
Objectors have indicated that recently the Walton Mothers and Toddlers group has been terminated and therefore there is no requirement for a refurbished play area. Members are reminded that the Council has to deal with what is proposed. 

Conclusion

5.16
In conclusion, the proposed development is of a scale and design that is appropriate to the existing play area and the surrounding area. It is not considered that the occupiers of neighbouring properties would be adversely affected by the development. On this basis approval is recommended.

Relevant Development Plan Policies

	Carlisle District Local Plan 2001 - 2016

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

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

1
the location of existing trees and hedges;

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

3
an assessment of the condition of each tree;

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

5
existing and proposed changes in ground level.

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

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

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



	Carlisle District Local Plan 2001 - 2016

Core Development Policies - Policy CP5 - Design 

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

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

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

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

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

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

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

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

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

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



	Carlisle District Local Plan 2001 - 2016

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

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

2
is of an unacceptable scale; and/or

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

4
is visually intrusive.



	Carlisle District Local Plan 2001 - 2016

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

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

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

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

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



	Carlisle District Local Plan 2001 - 2016

Leisure & Community Uses - Policy LC3 - Amenity Open Space

Permission will not be granted for development that would result in the loss of amenity open spaces within settlements.




	Item no: 05
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	10/0462
	 Michael Harrison
	Carlisle

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	18/05/2010
	
	Harraby

	
	
	

	Location:
	
	Grid Reference:

	Garage block between 14 and 16, Highwood Crescent, Carlisle
	
	342168 553768

	
	
	

	Proposal:
	Heightening Of Roof On Garage Block


Grant Permission 

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

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



	2.
	The approved documents for this Planning Permission comprise:

1.
the submitted planning application form;

2.
Sandtex Masonry Paint Colour Chart date stamped 30th June 2010;

3.
Steadmans AS200XT Plastisol roof coatings brochure date stamped 30th June 2010;

4.
Site Location Plan (1:1250 scale);

5.
Block Plan (1:500 scale);

6.
Existing Plan and Front View (Revised);

7.
Existing Rear and Side Views (Revised);

8.
Proposed Front and Plan View (Revised);

9.
Proposed Rear and Side Views (Revised);

10.
the Notice of Decision; and

11.
any such variation as may subsequently be approved in writing by the Local Planning Authority.

Reason:
For the avoidance of doubt.



	3.
	The materials (and finishes) to be used in the construction of the proposed development shall be in accordance with the details submitted by the applicant on 18th June 2010, unless otherwise agreed in writing by the local planning authority.

Reason:
To ensure a satisfactory external appearance for the completed development.



	4.
	The proposed garage premises hereby permitted shall not be used except for private and domestic purposes including but not exclusively the garaging of motor cars, motor cycles, and touring caravan and for hobby activities. No trade or business shall be carried out therein or there from. 

Reason:
To preclude the possibility of the use of the premises for purposes inappropriate in the locality in accordance with the objectives of Policies CP5, CP6 and H2 of the Carlisle District Local Plan 2001-2016.




Summary of Reasons for the Decision

The application site is one of two blocks of lock-up garages with associated hardstanding located on the south side of Highwood Crescent in Harraby.  Access to the garages is via a lane which runs between 14 and 16 Highwood Crescent.  Located at the base of a slight incline, the site's boundaries consist of a combination of wood fences, hedges and trees ranging in height from approximately 1.8 metres to 11 metres with the garage block itself forming part of the northern boundary.  The premises are identified in the Carlisle District Local Plan 2001-2016 as being within a Primary Residential Area. 

The existing garage block, subject of this application, is constructed from facing bricks and blocks with an 'asbestos' roof, the front of which has been painted red.  The block originally consisted of 5no. garages; however, it has subsequently been internally subdivided into two with an overall external length of 13 metres by 5 metres wide.  The mono-pitch roof slopes from south [front elevation] to north [rear elevation] to a maximum height of 3 metres (north elevation).  Access is provided into the premises via 3no. timber doors. 

The proposal seeks permission to raise the roof of the garage block by 1 metre together with the rebuilding and alteration of the front [southern elevation] to incorporate 2no. windows, 1no. roller shutter door and 1no. two leaf door.  The proposed walling materials are 'Sandtex Brick Red' painted blockwork with the mono-pitch roof being finished in 'Steadmans Goosewing Grey' plastisol coated metal sheeting.  The internal layout would remain as existing. 

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

The proposal raises the following planning issues:

1.
The Principle Of Development

Available records indicate that the site has had planning permission for its use as 10no. lock-up garages since in May 1958 [planning reference 22835].  At the time of the site visit together with subsequent conversations with the applicant it is apparent that the garage block, subject of this application, has been altered to reduce the number of garages to two.  Although the number of individual garages has reduced the use remains intrinsically the same as what would be expected for lock-up garages used for domestic purposes i.e. storage and running repairs of the occupier's personal motor vehicles together with domestic storage. 

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

In accordance with standard procedures a site notice has been displayed together with the direct notification sent to the occupiers of neighbouring properties.  In response, letters and e-mails of objection from the occupiers of four neighbouring properties have been received.  Copies are reproduced in the Schedule of Third Party Representations and are summarised in Section 3 above.

The main objections appear to centre on the current and potential use of the application site.  Several of the objectors highlight issues of existing noise nuisance and increased activity at the garages, alleging that the premises may be being used as a commercial repair garage.  Given their concerns regarding the possible use of the premises for commercial purposes and the resulting noise implications, the Case Officer has written to the applicant setting out the basis on which the application will be assessed i.e. that of a domestic garage for the storage and repair of the applicant's own vehicles together with ancillary domestic storage and hobby use.  The applicant was invited to indicate to the contrary if this was not what the application sought. No response has been received from him. As Members know there is a clear distinction in planning terms between the use of premises for "purposes incidental to the enjoyment of a dwelling house" as opposed to use for commercial purposes. Since the applicant appears content that the Council deals with this application as being for the "incidental enjoyment of the dwelling house" it is appropriate to assess the planning merits of the proposals on that basis alone.  

The Officer's Site Visit has also revealed no evidence that the garages were being used as anything other than as a domestic garage i.e. storage of his own vehicles and for the applicant's domestic storage.  Likewise, In respect of adverse noise nuisance being emitted from the premises the City Council's Environmental Health Section has checked its records and can find no reports of any noise complaints being registered or investigated. 

An objector has also expressed concerns over the possible impact on the development on light into her kitchen.  The objection has been noted; however, it is not considered that the proposal would exacerbate the current situation to an unacceptable level and to warrant refusal, due to a combination of factors.  Firstly, the orientation of the proposal in relation to the neighbour's bungalow; secondly, the garage block is 9 metres away from the nearest part of that property [its corner]; and finally, at present there are large conifer trees approximately 11 metres in height which have more of an impact than would arise from the heightening of the garage block by 1 metre. 

Currently there are no planning restrictions on the use of the garages; however, to protect the living conditions of the occupiers of neighbouring properties it is recommended that a condition is attached to the decision notice ensuring that the garages are for the storage/repair of vehicles registered to the applicant only and for his domestic storage and hobbies.  Furthermore, an additional condition is suggested ensuring that the garages should only be used for private and domestic use and shall at no time be used for any commercial or business purpose whatsoever.

The Case Officer had previously suggested to the applicant that a time restriction might be appropriate to overcome possible noise nuisance.  This has since been considered to be unreasonable as other garage blocks throughout the City in similar locations do not carry such limitations.  It should however be noted that noise nuisance is subject to Environmental Health Legislation.    

3.
The Impact Of The Proposal On The Character Of The Area

The proposal seeks to raise the roof of an existing garage block from 3 metres to 4 metres on the northern [rear] elevation; however, due to the slope of the mono-pitch roof the southern [front] elevation this would increase from 2.3 metres to 3.5 metres.  The applicant has outlined that the additional height is necessary in order to accommodate his touring caravan.  In mitigation, any impact from the increased height would be lessened due to the existing boundary treatments and the distance of the garage block in relation to the nearest residential properties [9 metres from 14 Highwood Crescent and 21 metres from 383 London Road]. 

Since the application was submitted the applicant has subsequently provided details of the proposed materials.  Namely, 'Sandtex Brick Red' painted blockwork with the mono-pitch roof being finished in 'Steadmans Goosewing Grey' plastisol coated metal sheeting.  These materials are considered to be appropriate and would not have a detrimental impact on the character of the area.  

4.
Whether The Proposal Would Have A Detrimental Impact On Existing Trees

Immediately adjacent to and overhanging the existing garage block are some conifer trees.  The views of the City Council's Landscape Officer/Tree Officer have been sought.  He has verbally confirmed that the trees are not worthy of a Preservation Order.  It should also be noted that under Civil Law the applicant can trim and lop any branches that overhang his property.  

5.
Other Matters 

The application form states that the existing roofing material is 'corrugated asbestos sheeting' with several objectors raising concerns about its disposal.  The applicant has since employed a company to ascertain the exact roofing material who has confirmed that the material is actually 'Big 6 fibre cement sheeting'. 

Concerns have been raised in respect of the strength of the foundations and the stability of the building.  This is not a material planning matter but is subject to Building Regulation Legislation.

Objectors have also raised issues in respect of possible covenants on the land.  Their objections have been noted; however, these issues relate to Civil Law and not planning legislation. 

In overall terms, the principle of the proposed development is acceptable. The scale, siting and design of the proposal is acceptable in relation to the site and the surrounding properties. The living conditions of neighbouring properties would not be compromised through unreasonable loss of light, overlooking or overdominance.  In all aspects the proposal is compliant with the objectives of the adopted Local Plan policies.

Relevant Development Plan Policies

	Carlisle District Local Plan 2001 - 2016

Core Development Policies - Policy CP5 - Design 

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

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

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

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

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

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

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

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

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

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



	Carlisle District Local Plan 2001 - 2016

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

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

2
is of an unacceptable scale; and/or

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

4
is visually intrusive.



	Carlisle District Local Plan 2001 - 2016

Housing - Policy H2 - Primary Residential Areas

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

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

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

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

4
satisfactory access and appropriate parking arrangements can be achieved.

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

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

1
satisfactory housing conditions can be achieved; and

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

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

4
satisfactory access can be provided; and

5
appropriate parking arrangements can be made.




	Item no: 06
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	08/1089
	 Egertons  Recovery Ltd
	Carlisle

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	24/10/2008
	Taylor & Hardy
	Belle Vue

	
	
	

	Location:
	
	Grid Reference:

	Caxton Road, Newtown Industrial Estate, Carlisle CA2 7HS
	
	338054 556147

	
	
	

	Proposal:
	Change Of Use Of Depot To Recovery And Storage Of Vehicles Involved In Accidents And Erection Of Palisade Fencing (Retrospective/Revised Application)


Grant Permission 

	1.
	The approved documents for this planning consent comprise:
 
1.      The Planning Application Form received 24th October 2008;
2.      The Planning Statement received 3rd November 2008;
3.      The site location plan received 24th October 2008;
4.      The site layout plan received 22nd June 2008;
5.      Technical details of the Klargester By Pass Separator 27th November 2008;

6.      Noise report produced by QEM Systems Ltd received 14th June 2010; 

7.
The Notice of Decision; and 

8.
Any such variation as may subsequently be approved in writing by the Local Planning Authority.

 
Reason:        To define the permission.


	2.
	The premises shall be used for as a vehicle recovery and storage depot and for no other purpose.

Reason:
To preclude the possibility of the use of the premises for purposes inappropriate in the locality in accordance with Policies CP6 and EC1 of the Carlisle District Local Plan 2001-2016.



	3.
	Recovery vehicles associated with the use hereby approved shall only use the vehicular entrance to the north of the site. 

Reason:
To prevent disturbance to nearby residential occupiers and in accordance with Policy CP6 of the Carlisle District Local Plan 2001-2016.



	4.
	Between 6 p.m. to 8 a.m. Monday to Friday, and at all times on Saturdays or Sundays any recovered vehicle shall only be unloaded within the building identified on the site layout plan received 22nd June 2010 with its doors closed, as outlined in the applicant's supporting statement received 3rd November 2008. 

Reason:
To prevent disturbance to nearby residential occupiers and in accordance with Policy CP6 of the Carlisle District Local Plan 2001-2016.



	5.
	The cameras hereby approved shall at all times be fitted with privacy blockers to prevent the neighbouring residential properties, including their domestic gardens, from being overlooked. 

Reason:
To ensure that the privacy of neighbouring residential properties is safeguarded in accordance with Policy CP6 of the Carlisle District Local Plan 2001-2016.



	6.
	Within two months from the date of this permission the proposed acoustic/visual barrier (including the associated surface water drain to the south side of the barrier) shall be constructed and completed in accordance with the approved scheme. The landscaping scheme shall be implemented in the next available planting season, in accordance with the details contained on the site layout plan received 22nd June 2010, unless otherwise agreed, in writing, by the Local Planning Authority. Any plants which die or are removed within the first five years following the implementation of the landscaping scheme shall be replaced during the next planting season. 

Reason:
To ensure that the site is adequately screened and to ensure compliance with Policies CP5 and CP6 of the Carlisle District Local Plan 2001-2016.



	7.
	Within two months from the date of this permission the vehicle storage area shall be concreted and drained in accordance with the details contained on the site layout plan received 22nd June 2010, unless otherwise agreed, in writing, by the Local Planning Authority. 

Reason:
To ensure that the installation of a suitable surface water drainage system and to ensure compliance with Policies CP11 and CP12 of the Carlisle District Local Plan 2001-2016.



	8.
	No vehicle with a height exceeding 2.5 metres above the adjacent ground level of the site shall be stored within the hatched area illustrated on the site layout plan received 22nd June 2010.

Reason:
To ensure that the proposed development is undertaken in a manner which safeguards the visual amenities of the area and to ensure compliance with Policies CP5 and CP6 of the Carlisle District Local Plan 2001-2016.



	9.
	Any forklift truck to be used on the site shall comply with the details of the rough terrain forklift contained within Appendix A of the Noise Report produced by QEM Systems Ld received 14th June 2010. No other forklift truck shall be used on the site until details of the forklift truck have been submitted to and approved, in writing, by the Local Planning Authority. These details shall include an engineering solution that demonstrates that the forks of the truck shall not result in unacceptable levels of noise disturbance. 

Reason:
To prevent disturbance to nearby residential occupiers and in accordance with Policy CP6 of the Carlisle District Local Plan 2001-2016.



	10.
	The audible reversing alarm of forklift truck that is used on the premises shall be removed and replaced with a visual warning light. 

Reason:
To prevent disturbance to nearby residential occupiers and in accordance with Policy CP6 of the Carlisle District Local Plan 2001-2016.



	11.
	The audible warning alarms on recovery vehicles shall not be used when in operation on the premises. 

Reason:
To prevent disturbance to nearby residential occupiers and in accordance with Policy CP6 of the Carlisle District Local Plan 2001-2016.




Summary of Reasons for the Decision

This revised application seeks retrospective approval for the change of use of a depot situated within Caxton Road Industrial Estate to enable it to be used as a vehicle recovery centre. The site is operated by Egertons Recovery Limited, a company that operates 24 hours a day, 7 days a week. The premises are situated at the south eastern extent of the Industrial Estate in close proximity to residential properties. The site is identified on the Urban Area Inset Map that accompanies the Carlisle District Local Plan as lying within a Primary Employment Area. 
 

Permission is sought to use the site for the storage and recovery of damaged vehicles. These comprise vehicles that have been involved in accidents or crimes, including stolen vehicles. There is no set period during which vehicles are retained since this is largely influenced by the time that it takes insurance companies to reach a settlement or for any accidents/incidents to go through any court processes. 
 
The site comprises a general office and staff facilities building, a police "scene of crime" garage, staff/visitor parking facilities and an open vehicle storage area. Along the southern, western and northern boundary of the site a 2.4 metre high, galvanised steel fence has been erected. Within the site compound two CCTV cameras have been installed for security purposes. The cameras, which are positioned at the eastern and western side of the building, measure 4 and 3 metres in height respectively. They incorporate privacy blockers which restrict visibility to the site itself and do not overlook the neighbouring residential properties. 
 
It is proposed to install an 85 metre long visual and acoustic barrier to the southern extent of the site, parallel with the rear boundary of the properties on Newtown Road (St. Barnabas Church Hall – No.192 Newtown Road). The barrier comprises a 1.5 metre high landscaped bund on top of which would be a 1.2 metre high close boarded timber fence. The bund is to be planted with 24 trees and approximately 425 shrubs at a density of 3 per square metre. To the southern side of the bund a surface water drain would be installed to prevent water discharging from the bund into the gardens of the properties on Newtown Road. 
 
On the area where vehicles are to be stored, any existing unsurfaced areas of yard are to be concreted and any cracked or damaged concrete will be repaired with all joints sealed. Around the periphery of the hardstanding “Aco 305 drainage kerbs” will be installed and surface water from this area will outfall into a new interceptor. The interceptor is designed to separate any oil, petrol or other contaminants prior to surface water being discharged into the adopted sewer.  
 
The site would be staffed from 8 a.m. to 8 p.m., with the site office open from 9 a.m. to 5 p.m. Monday to Friday and from 9 a.m. to 12 a.m. on Saturdays. The recovery vehicles themselves are available on 24 hour call-out. 
 
The site layout plan illustrates that recovered non-commercial vehicles will be stored to the south of the site, adjacent to the boundary with those properties on Newtown Road, with commercial vehicles stored further to the north. The site layout plan also identifies an area, which measures 10 metres in depth, within which no vehicles with a height exceeding 2.5 metres would be stored. The purpose of the height restriction is to ensure that vehicles parked within close proximity to the boundary could not be seen above the proposed visual/acoustic barrier.  
 
The relevant planning policies against which the application is required to be assessed are Policies CP5, CP6, CP11, CP12, CP17 and EC1 of the Carlisle District Local Plan 2001-2016.
 
The proposals raise the following planning issues:
 
1.    Whether The Use Of The Site Is Appropriate In This Locality. 
 
The site is allocated in the Carlisle District Local Plan as a Primary Employment Area. In such area uses falling into Use Classes Order B1, B2 and B8 will be acceptable. The proposed use falls within use class B8 and, therefore, the principle of accommodating a use of this nature on an employment site is acceptable, subject to compliance with the relevant policies contained in the Carlisle District Local Plan. 
 
2.    The Impact Of The Proposal On The Living Conditions Of Neighbouring Residents.
  
The principal issue that this application raised relates to the potential impact that the 24 hour operation would have upon the living conditions of local residents, as a result of noise generated. This issued formed one of the three reasons for refusal in respect of an earlier scheme by Egertons Ltd. 

The Council’s Environmental Protection Officer (EPO) undertook a noise survey of the activities on the site, which highlighted that the main sources of noise were recovery vehicle engine noise, forklift truck movements, clattering forks of the forklift truck and occasional hammering. Whilst, noise from these sources was audible, the EPO advised that during the monitoring period a statutory nuisance was not substantiated.  
In order to assess the potential impact upon the local residents the City Council has undertaken noise monitoring within some of the objectors properties. Egertons were asked to provide statistical data regarding the movements of recovery vehicles during the respective periods in order to clarify whether any noise recorded correspond with Egertons activities.  

In summary, on the basis of the monitoring that was carried out, the noise generated from night time activities did not appear to be causing a problem. That said, the EPO has advised that noise levels from day time activities are likely to give rise to complaints, but that the levels recorded did not exceed the recommended levels identified by the World Health Organisation and did not constitute a statutory nuisance. Prior to determining the application the EPO recommended that the applicants submit a noise impact assessment to determine suitable and effective noise mitigation measures in order to avoid prospective complaints [this has since been provided by the applicant]. 

The applicant’s noise report, which was undertaken by QEM Systems Ltd, includes several measures, which go beyond those outlined in the applicant’s original supporting statement. The recommended mitigation measures include: 

i. Increasing the length of the acoustic barrier along the full length of the southern boundary of the application site [this has been incorporated on the revised site layout plan]; 

ii. The acoustic barrier could comprise either a 1.5m high bund with a 1.2m high acoustic fence on top or a 2.7 metre high acoustic fence [this application proposes the former]; 

iii. All recovery vehicles are required to use the northern gate, as opposed to the gate in the south east corner; 

iv. Reducing the noise generated by the forks of the forklift truck. An engineering solution is recommended or the replacement of the vehicle with a rough terrain forklift; and 

v. The audible reversing alarm to the forklift truck is removed and replaced with a visual warning light. 

The Council’s EPO has confirmed that the measures suggested by the noise consultant are acceptable provided that they are enforced through the imposition of appropriately worded planning conditions.  

  
Although potential impact of the 24 hour operation upon the living conditions of neighbouring residents formed the principal reason for refusal it is the Council’s view that there is no evidence to suggest that the use of the site causes sufficient disturbance to warrant refusal of the application, albeit this is subject to the imposition of the attached conditions to enforce the mitigation measures proposed. 
 
3.    The Visual Impact Of The development Upon The Surrounding Area. 
 
Prior to Egertons operating from the site a number of trees and hedges along the southern perimeter, adjacent to the rear boundaries of 180-192 Newtown Road, were removed in order to erect the palisade fencing. This has increased the visibility of the site to neighbouring residents. It is acknowledged that the site is within an industrial estate and that is would be unreasonable of any resident not to expect to see the visual paraphernalia associated with an industrial premises; however, the resultant adverse visual impact caused by the site's exposure was such that the Council also refused the earlier application on this basis. 
 
In order to overcome this concern the applicant proposes to erect an acoustic/visual barrier which would provide a 2.7 metre high solid screen. Once the planting, which includes 24 trees and 425 shrubs, becomes established, it would screen the development further still. Within the area immediately beyond the visual barrier no vehicle with a height exceeding 2.5 metres would be stored. A condition is attached to this effect. It is the Council’s opinion that these measures satisfactorily address this previous reason for refusal. 
  
4.    Whether The Site Is Adequately Served By A Surface Water Drainage System.
 
By the nature of the proposed use, vehicles stored on the site can be damaged. As such, it is possible that contaminants, such as brake fluid, petrol or oil will leak from the damaged vehicles. To address this, those areas where vehicles are to be stored will be surfaced in concrete and surface water will drain into an interceptor. The Environment Agency has confirmed that this arrangement is acceptable.  The installation of this drainage system, which is required through the imposition of a planning condition, addresses the previous reasons for refusal on these grounds.  
  
5.    Whether The Site Will Increase The Risk Of Criminal Activity Or Result In An Increased Perception Of The Fear Of Crime And Disorder.
 
Local residents have voiced concern that the site may attract criminal activity, particularly in relation to vehicles that have been seized by the Police and recovered to this site for secure storage. Cumbria Constabulary’s Architectural Liaison Officer has investigated these concerns to establish whether this claim can be substantiated. In doing so he has investigated criminal activity at other similar establishments in Cumbria. The evidence does not suggest that this would be the case and in the time that Egertons have operated from the site there has only been two suspicious incidents reported. In respect of this particular issue, it could be argued that the use of the site would be at no greater risk of crime than if it were used for the storage of electrical equipment or other similar uses that are commonly found on industrial estates. 
  
6.    Highway Matters.
 
One of the key issues voiced by local residents relates to their concerns that neither Caxton Road nor Newtown Road is suitable for the large recovery vehicles associated with the business.  Their concerns are noted, but in respect of this point it is important to remember that these roads serve an industrial estate and, therefore, it is not unreasonable to expect large vehicles associated with the industrial premises to use these roads. Furthermore, the Highway Authority has not objected to the development, stating that the vehicular use of the existing access is unlikely to have a significant material affect on existing highway conditions. 
 
7.    Whether The Residents Concerns Regarding Localised Flooding Can Be Substantiated. 
 
Local residents have voiced concern that the operators have increased the size of the hardcore areas within the site, which due to the site levels being higher than neighbouring gardens, has exacerbated surface water drainage problems that they experience. Similarly, it is alleged that the removal of trees and hedges along parts of the southern boundary has worsened the problem.

 
It is difficult to substantiate these claims, as the extent of the former hardcore areas is not known nor is the full extent of the localised flooding. It is not unreasonable to assume that the removal of mature planting could have contributed to the problem; however, the surface water drainage to be installed to the vehicle storage area and to the south of the bund, together with the new planting, will capture water and, hence, prevent any surface water discharging from the site to the properties on Newtown Road. The Council’s Drainage Engineer has confirmed that this arrangement is acceptable. 
  
7.    Other Matters.
 
Local residents have voiced concern regarding the health and safety practises of Egertons Recovery in the day-to-day operation, both within the site and upon the public highway. Whilst the concerns of the local residents are noted it would not be justifiable to refuse the application on this basis. If Egertons are in breach of health and safety regulations within the site, that is a matter for the Health and Safety Executive to address, not the planning system. With regards to the way that Egertons conduct themselves whilst on the public highway it is a matter for Cumbria Constabulary or the Highway Authority to address. 
   
In summary, for the reasons identified it is the Council’s view that the applicant has satisfactorily addressed the three previous reasons for refusal. In all aspects the proposal is now compliant with the relevant policies contained in the Local Plan, but only subject to the imposition of those conditions that have been attached to this Decision Notice.   
 

Relevant Development Plan Policies

	Carlisle District Local Plan 2001 - 2016

Core Development Policies - Policy CP5 - Design 

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

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

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

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

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

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

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

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

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

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



	Carlisle District Local Plan 2001 - 2016

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

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

2
is of an unacceptable scale; and/or

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

4
is visually intrusive.



	Carlisle District Local Plan 2001 - 2016

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

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



	Carlisle District Local Plan 2001 - 2016

Core Development Policies - Policy CP12 - Foul And Surface Water Sewerage And Sewage Treatment

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



	Carlisle District Local Plan 2001 - 2016

Core Development Policies - Policy CP17 - Planning Out Crime

The design of all new development must contribute to creating a safe and secure environment, integrating measures for security and crime prevention and minimising the opportunity for crime.

The following points should be applied to all development proposals:

1
Security measures should be an integral part of the design

2
Developments should be laid out and buildings positioned to maximise natural surveillance with the intention of creating a sense of neighbourhood and deterring criminal and anti-social activity

3
Public and private spaces should have clearly defined boundaries.

4
Footpaths and cycleways should be designed to maximise their use and prevent opportunities for concealment, unauthorised access or provide a choice of escape routes.

5
Landscaping schemes be designed to ensure that they do not create secluded areas, opportunities for climbing or reduce natural surveillance.

6
Lighting should deter criminal and antisocial activity whilst minimising light pollution. CCTV may be considered necessary in certain circumstances.

Developers should, at the earliest stage possible, consult Architectural Liaison Officer to advise on measures to be incorporated for designing out crime.



	Carlisle District Local Plan 2001 - 2016

Economic & Commercial Growth - Policy EC1 - Primary Employment Areas

Within Primary Employment Areas proposals for B1, B2 and B8 uses will be acceptable. Permission will only be given for redevelopment or changes of use within such areas for other purposes where:

1
the existing use of the site adversely affects or could adversely affect adjacent residential properties or the local environment; or

2
the proposed alternative use provides for needed community building or public amenity space; or

3
the proposed alternative use is essential for the redevelopment of the majority of the site for employment purposes; and

4
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.

Proposals for public sales floorspace, as opposed to trade counters, will not be permitted within employment units unless there is clear evidence that the use is an integral but ancillary part of the operation.  Planning conditions, including a restriction on the hours of operation, may be used to ensure the use remains ancillary to the prime use of the unit

Employment uses have now become established at the former RAF14MU outlying sites at Harker, Heathlands and Rockcliffe. 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.




	Item no: 07
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	10/0233
	 Mrs Judith Towill
	Burgh-by-Sands

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	10/03/2010
	Taylor & Hardy
	Burgh

	
	
	

	Location:
	
	Grid Reference:

	Land Adjacent Moorhouse Hall, Moorhouse, Carlisle, Cumbria, CA5 6HA
	
	333135 556719

	
	
	

	Proposal:
	Erection Of 1No. Detached Dwelling


Members resolved to defer consideration of the proposal due to a member of the public raising a concern that some information had not been made available to members, as tree and bat surveys and two letters from the agent (Taylor and Hardy) were missing from the committee schedule. It was explained that this information was not generally published in the schedule, however, the committee also resolved to undertake a site visit to the property and to await a further report on the application at a future meeting of the Committee.

	Item no: 08
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	10/0425
	 Two Castles Housing Association
	Brampton

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	06/05/2010 16:00:54
	HMH Architects
	Brampton

	
	
	

	Location:
	
	Grid Reference:

	Land to the south of Gelt Rise, Brampton, Cumbria
	
	352860 560705

	
	
	

	Proposal:
	Erection Of 17no. Dwellings Together With Associated Parking, Landscaping And Formation Of New Access Road.


Members resolved to give authority to the Head of Planning and Housing Services to issue approval for the proposal subject to the completion of a Section 106 Agreement to secure the provision of the units as affordable properties, in perpetuity and to secure a financial contribution towards the provision and the maintenance of children's play space in the locality.  

	Item no: 09
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	09/0170
	 Kingmoor Park Properties Ltd
	Kingmoor

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	06/03/2009
	How Planning
	Stanwix Rural

	
	
	

	Location:
	
	Grid Reference:

	Brunthill, Kingmoor Park, Carlisle CA6 4SJ
	
	338109 559796

	
	
	

	Proposal:
	Proposed B1, B2 and B8 Development With Associated Infrastructure And Minor Relocation Of Previously Consented Hotel (Application Reference 07/0015) And Pub/Restaurant (Application Reference 05/0531) (Outline Application)


Members resolved to give authority to the Assistant Director [Economic Development] to issue Outline Planning Permission for the proposal subject to;

1.  the revised text to Condition 20;

2.  the imposition of a further condition [to be Condition 22] that limits the hours of construction activity; and 

3. to the completion of the Assessment of Likely Significant Effects under the Habitats Regulations and to it concluding that there are no likely significant effects.

In the event that the ALSE recommends further conditions to deal with Nature Conservation matters, Officers are authorised to impose those conditions. Should the ALSE identify likely significant effects, Officers are instructed to report the application back to the Committee for further consideration and determination in the light of the information available concerning these effects.

	Item no: 10
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	10/0525
	Mr Brown
	Dalston

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	03/06/2010 13:00:31
	Gray Associates Limited
	Dalston

	
	
	

	Location:
	
	Grid Reference:

	18A Carlisle Road, Dalston, Carlisle, CA5 7NG
	
	337039 550537

	
	
	

	Proposal:
	Two Storey Side Extension To Provide Garage On Ground Floor With En-Suite Bedroom Above


Grant Permission 

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

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



	2.
	The approved documents for this Planning Permission comprise:

1.
the submitted planning application form;

2.
Drawing Number P1;

3.      Drawing Number P2;

4.      Drawing Number P3;

5.      Drawing Number P4;

6.      Drawing Number P5;

7.
the Notice of Decision; and

8.
any such variation as may subsequently be approved in writing by the Local Planning Authority.

Reason:
For the avoidance of doubt.



	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 building 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 Policies CP5 and H11 of the Carlisle District Local Plan 2001-2016.



	4.
	Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 1995, (or any Order revoking and re-enacting that Order), no additional windows shall be inserted above the ground floor on the south 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 Policies CP5 and H11 of the Carlisle District Local Plan 2001-2016.




Summary of Reasons for the Decision

This is a Householder Application for the erection of a two storey side extension at 18A Carlisle Road, Dalston. Number 18A Carlisle Road is a two storey brick built semi-detached dwelling with a hipped roof of plain tiles and a detached garage to the rear. 
Background
The proposed hip-roofed extension, which is 6.5 metres long by 3.2 metres wide, is set back 2.5 metres from the front of the existing building and the ridge (7 metres) is 0.7 metres lower than the ridge of the existing building.  The ground floor of the extension comprises a garage and the upper floor an ensuite bedroom.

The external materials are to be red clay brick and plain concrete grey tiles to match the existing

There are no windows in the gable of the proposed extension but the upper floor has front and rear facing windows. The gable of number 19 Carlisle Road, which is separated from the existing gable of number 18A Carlisle Road by  driveways and a 1 metre high boundary fence, contains a side door, three ground floor and two upper floor windows.

Number 18A Carlisle Road lies within the settlement boundary of Dalston as defined in the Carlisle District Local Plan.

Assessment

Section 38(6) of the  Planning and Compulsory Purchase Act 2004, requires that an application for planning permission shall be determined in accordance with the provisions of the Development Plan unless material considerations (including  Government Policy as expressed through Planning Policy Guidance notes, Planning Policy Statements and representations) indicate otherwise.  The Development Plan comprises the Carlisle District Local Plan 2001-2016 (adopted 9th September 2008), extended policies of the Joint Cumbria and Lake District Structure Plan 2001-2016 (adopted April 2006)  and the North West of England Plan Regional Spatial Strategy to 2021.

In consideration of this application Policies CP5 and H11 of the Carlisle District Local Plan 2001-2016 are relevant. The relevant aspects of these policies seek to ensure that  proposals for extensions to dwellinghouses: are of an appropriate scale and do not dominate the original dwelling; in design terms are appropriate to the original dwelling and its setting; do not adversely affect the living conditions of adjacent property by reason of poor design, unreasonable overlooking  and/or unreasonable loss of daylight and sunlight; and achieve satisfactory access and parking.

1. Considering The Development Plan Objectives

It is considered that the two storey hipped side extension, which has a footprint of 20 square metres, is of an appropriate scale, does not dominate the original dwelling and is of a design appropriate to the dwelling and its setting as it is: (1) set back from the front building line; (2) has a lower ridge height; and (3) is constructed of materials to match the the existing building, .

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

As the rear garden is approximately 25 metres long, it is considered that the living conditions of the occupants of the dwelling to the rear (14 Caldew Drive) are not significantly affected.

It has become the custom and practice in dealing with planning applications to seek to achieve a minimum distance of 12 metres between a gable end and a primary facing window (the draft Supplementary Planning Document addresses a similar objective).  In this location the distance between existing gables is only 5.5 metres and this will be reduced  to 2.2 metres throughout the length of the extension.  However, there are no primary facing windows on the gable of number 19 Carlisle Road.  The three ground floor windows serve the hall, a toilet (opaque glazing) and a secondary window to the kitchen - the primary window being rear facing - while the two windows on the upper floor serve the landing and a bathroom.  There are no windows in the gable of the proposed extension.

In view of the foregoing, and the fact that (1) the side extension (a) does not extend along the whole gable and (b) lies to the north of number 19 Carlisle Road and (2) the roof is hipped, it is considered that the proposed development will not adversely affect the living conditions of the occupiers of the adjacent property by reason of poor design, unreasonable overlooking and/or unreasonable loss of daylight and sunlight.  To maintain the privacy of the occupant of number 19 Carlisle Road, a condition is recommended to be attached to any consent that is granted, precluding the installation of additional windows in the gable of the extension without the Council's approval.

3. Impact Of The Proposal On Highway Safety

Cumbria County Council as Highways Authority has been consulted and has no objections to the proposal.  It is therefore considered that the proposal would not have an adverse impact on highway safety.  

Conclusion

On balance it  is considered that the proposed development accords with the provisions of the Development Plan and, as there are no material considerations which indicate that it should be determined to the contrary, it will be determined in accordance with the Development Plan and is recommended for approval subject to appropriate conditions.

Relevant Development Plan Policies

	Carlisle District Local Plan 2001 - 2016

Housing - Policy H11 - Extensions To Existing Residential Premises

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



	Carlisle District Local Plan 2001 - 2016

Core Development Policies - Policy CP5 - Design 

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

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

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

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

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

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

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

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

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

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




	Item no: 11
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	10/0450
	 Mr James Hunter
	Carlisle

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	17/05/2010
	
	Stanwix Urban

	
	
	

	Location:
	
	Grid Reference:

	Sports Ground Changing Rooms, Rickerby Park, Carlisle, Cumbria, CA3 9AA
	
	340865 557140

	
	
	

	Proposal:
	Siting Of Two Metal Containers For Storage Of Grass Cutting Equipment (Retrospective Application)


Grant Permission 

	1.
	The approved documents for this Planning Permission comprise:

1.
the submitted planning application form;

2.
the Design & Access Statement;

3.
the Flood Risk Assessment;

4.
Supporting Information on Crown Newlaithes Football Club;

5.
Site Location Plan;

6.
Block Plan;

7.
Elevations;

8.
the Notice of Decision; and

9.
any such variation as may subsequently be approved in writing by the Local Planning Authority.

Reason:
For the avoidance of doubt.



	2.
	The storage containers hereby approved shall be retained a dark green colour, unless otherwise agreed in writing by the Local Planning Authority.

Reason:
In order to ensure an acceptable visual appearance for the storage containers, in accordance with Policies LE19 and CP5 of the Carlisle District Local Plan 2001-2016.



	3.
	The storage containers hereby approved shall be removed and there shall be carried out such works as may be required for the reinstatement of the land by not later than the 16 July 2013.

Reason:
The Local Planning Authority wish to review the matter at the end of the limited period specified.



	4.
	The landscaping details contained in the Landscaping Plan (received on 2 July 2010), shall be implemented within the first planting season after the granting of this permission, unless otherwise agreed in writing by the Local Planning Authority.  Any trees or other plants which die or are removed within the first five years following the implementation of the landscaping scheme shall be replaced during the next planting season. 

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




Summary of Reasons for the Decision

The proposal is seeking retrospective planning permission for the siting of two metal storage containers to the rear of the Sports Ground Changing Rooms, Rickerby Park, Carlisle.

Planning permission was granted in December 1999, for the construction of a replacement sports pavilion, after the wooden pavilion burnt down in 1998.  The new pavilion, which is used by Crown Newlaithes Football Club, is constructed of fair faced blockwork, under a light green metal profile sheet roof and contains changing rooms, showers, toilets and a kitchen.

In 2005, a dark green metal storage container was sited to the rear of the pavilion and this is used to store grass cutting equipment.  In August 2009, a second container was sited immediately adjacent to the first container and this is used to house the gang mowers and to store equipment such as goals, nets and training equipment.  The second container was originally part blue/ part dark green but has recently been painted dark green.

The land to the south, east and west of the application site lies within Rickerby Park.  The land to the north is designated as an area of Urban Fringe Landscape, beyond which lie the residential properties on Long lands Road.

The application lies within the Stanwix Conservation Area, the River Eden Floodplain and the Hadrian's Wall Military Zone World Heritage Site Buffer Zone.

The proposal is seeking retrospective planning permission to retain the two metal storage containers to the rear of the pavilion for a period of three years. During this three-year period the applicant is hoping to secure funding so that a small extension can be added to the rear of the building and this would house the grass cutting equipment, goals, nets and training equipment.  The containers would then no longer be required.

The containers, which are now both dark green, measure 6m in length by 2.4m in width and are 2.5m high.  The applicant is proposing to plant some native trees along the site boundary to the rear of the containers.  These would help to screen the containers and the pavilion building from the properties on Long lands Road.

The relevant planning policies against which the application is required to be assessed include Policies LC2, LE7, LE19, LE26 and CP5 of the Carlisle District Local Plan 2001-2016. 

1.
The Visual Impact Of The Proposals

The storage containers are located immediately to the rear of the existing pavilion building and are screened from views from the majority of Rickerby Park.  Whilst the containers, which have recently been painted dark green, are visible from the properties on Long lands Road, the nearest property is over 90m away and the containers sit in front of a black gable elevation of the pavilion building. The planting of trees to the rear of the containers would help to screen the containers in views from Long lands Road and it would, in the longer term, help to screen the pavilion building from these properties.  In light of the above, the siting of the storage containers for a temporary three-year period would not have an unacceptable adverse visual impact on the area.
In overall terms, it is considered that the visual impact of the containers is acceptable.  In all aspects, the proposals are compliant with the relevant policies contained within the adopted Local Plan.

Relevant Development Plan Policies

	Carlisle District Local Plan 2001 - 2016

Leisure & Community Uses - Policy LC2 - Primary Leisure Areas

Within Primary Leisure Areas proposals that relate to and complement the existing use and are appropriate in character and scale to the surroundings, will be acceptable. Development or change of use of Primary Leisure Areas to non-sport or recreation uses will not be permitted unless:

1
an alternative open space can be provided which is equivalent in terms of size, quality, accessibility, usefulness and attractiveness; or 

2
the Open Space, Sports and Recreational Facilities Audit indicates that the ward has a surplus of open space.

The Local Planning Authority will aim to achieve the following standards of recreational open space provision:

· 3.6 hectares of land/1000 population of informal and formal grassed, wooded or landscaped land, and small amenity areas of public open space;

· 1.86 hectares of playing pitches/1000 population;

· all dwellings should be within 3km of an open space of at least 20 hectares which provides general facilities for recreational activity within a landscaped setting;

· all dwellings should be within 1km of an open space of between 5 and 20 hectares which provides general facilities for recreation provision within a landscaped setting;

· all dwellings should be within 400 metres of an open space of between 2 and 10 hectares which caters for informal recreational needs;

· all dwellings should be within 200 metres of a small formal or informal open space between 0.2 and 2 hectares that is suitable for informal use and has high amenity value.

Permission will not be given for development where it would lead to a reduction in the target for recreational open space provision/1000 population in the ward in which it is proposed.


	Carlisle District Local Plan 2001 - 2016

Local Environment - Policy LE26 - Undeveloped Land In Floodplains

Development in areas at risk of flooding on undeveloped land will only be permitted where a Flood Risk Assessment has been submitted with a planning application that confirms:

1
no other lower risk alternative site exists; and

2
flood defences provide an acceptable standard of protection; and

3
access and egress can reasonably be maintained at times of flood risk; and

4
adequate floodplain storage capacity can be provided; and

5
the development will not interfere with flood flows; and

6
mitigation measures will be provided where necessary; and

7
the development will not increase flood risk elsewhere.



	Carlisle District Local Plan 2001 - 2016

Local Environment - Policy LE19 - Conservation Areas

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

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

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

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

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

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

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

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

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



	Carlisle District Local Plan 2001 - 2016

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

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

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

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

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



	Carlisle District Local Plan 2001 - 2016

Core Development Policies - Policy CP5 - Design 

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

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

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

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

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

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

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

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

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

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




	Item no: 12
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	10/9012
	 County Fire Service
	Carlisle

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	09/06/2010
	Cumbria County Council
	Belle Vue

	
	
	

	Location:
	
	Grid Reference:

	L/adj to Newtown School, Raffles Avenue, Carlisle CA2 7EQ
	
	338276 555851

	
	
	

	Proposal:
	Reserved Matters Application For New Community Fire Station Site Layout, Surfacing,

Disabled Access, Drainage And Diversion Of Underground Pipes And Cables; Planting

And Landscaping.


City Council Observation -  Observations 

	1.
	The City Council fully supports these proposals and commends the attention given in the design process to both the architectural quality of the development and its approach to sustainable construction and operation. 




Relevant Development Plan Policies
	The North West Of England Plan Regional Spatial Strategy To 2021

Policy DP 2: Promote Sustainable Communities

Building sustainable communities – places where people want to live and work - is a regional priority in both urban and rural areas. Sustainable Communities should meet the diverse needs of existing and future residents, promote community cohesion and equality and diversity, be sensitive to the environment, and contribute to a high quality of life, particularly by:

· fostering sustainable relationships between homes, workplaces and other concentrations of regularly used services and facilities;

· taking into account the economic, environmental, social and cultural implications of development and spatial investment decisions on communities;

· improving the built and natural environment, and conserving the region’s heritage;

· improving the health and educational attainment of the region’s population, reducing present inequalities;

· promoting community safety and security, including flood risk (see map 2.11);

· encouraging leadership, joint working practices, community consultation and engagement;

· reviving local economies, especially in the Housing Market Renewal Areas and other areas in need of regeneration and housing restructuring such as Blackpool, Fleetwood and Morecambe;

· integrating and phasing the provision public services (including lifelong learning) and facilities to meet the current and future needs of the whole community, ensuring that those services are conveniently located, close to the people they serve, and genuinely accessible by public transport;

· promoting physical exercise through opportunities for sport and formal / informal recreation, walking and cycling.

The guiding principles of the UK Sustainable Development Strategy 2005 or its successors and the basic elements of sustainable communities as set out in ‘Sustainable Communities: People, Places and Prosperity (A Five Year Plan) should be followed.



	The North West Of England Plan Regional Spatial Strategy To 2021

Policy DP 2: Promote Sustainable Communities

Building sustainable communities – places where people want to live and work - is a regional priority in both urban and rural areas. Sustainable Communities should meet the diverse needs of existing and future residents, promote community cohesion and equality and diversity, be sensitive to the environment, and contribute to a high quality of life, particularly by:

· fostering sustainable relationships between homes, workplaces and other concentrations of regularly used services and facilities;

· taking into account the economic, environmental, social and cultural implications of development and spatial investment decisions on communities;

· improving the built and natural environment, and conserving the region’s heritage;

· improving the health and educational attainment of the region’s population, reducing present inequalities;

· promoting community safety and security, including flood risk (see map 2.11);

· encouraging leadership, joint working practices, community consultation and engagement;

· reviving local economies, especially in the Housing Market Renewal Areas and other areas in need of regeneration and housing restructuring such as Blackpool, Fleetwood and Morecambe;

· integrating and phasing the provision public services (including lifelong learning) and facilities to meet the current and future needs of the whole community, ensuring that those services are conveniently located, close to the people they serve, and genuinely accessible by public transport;

· promoting physical exercise through opportunities for sport and formal / informal recreation, walking and cycling.

The guiding principles of the UK Sustainable Development Strategy 2005 or its successors and the basic elements of sustainable communities as set out in ‘Sustainable Communities: People, Places and Prosperity (A Five Year Plan) should be followed.



	The North West Of England Plan Regional Spatial Strategy To 2021
Policy RDF 1: Spatial Priorities

In making provision for development, plans and strategies should accord with the following priorities, taking into account specific considerations set out in Sub Regional Chapters 10-13:

· the first priority for growth and development should be the regional centres of Manchester and Liverpool;

· the second priority should be the inner areas surrounding these regional centres. Emphasis should be placed on areas in need of regeneration and Housing Market Renewal Areas in particular;

· the third priority should be the towns / cities in the 3 city regions: Altrincham, Ashton-under-Lyne, Blackburn, Blackpool, Bolton, Burnley, Bury, Chester, Crewe, Ellesmere Port, Macclesfield, Northwich, Oldham, Preston, Rochdale, Runcorn, St Helens, Skelmersdale, Southport, Stockport, Warrington, Widnes, Wigan. Development in larger suburban centres within the city regions would be compatible with this policy provided the development is of an appropriate scale and at points where transport networks connect and where public transport accessibility is good;
· the fourth priority should be the towns and cities outside the City Regions of Carlisle and Lancaster, with investment encouraged in Barrow- in -Furness and Workington and Whitehaven to address regeneration and worklessness in Furness Peninsula and West Cumbria.

In the third and fourth priorities development should be focused in and around the centres of the towns and cities. Development elsewhere may be acceptable if it satisfies other policies, notably DP1 to 9. Emphasis should be placed on addressing regeneration and housing market renewal and restructuring.



	The North West Of England Plan Regional Spatial Strategy To 2021
Policy CNL 1: Overall Spatial Policy For Cumbria

Plans and strategies in Cumbria should: 

· focus major developments within Barrow in Furness and Whitehaven, and Workington, and in the City of Carlisle in line with policy RDF1 and spatial principles DP1-9; 

· provide for development in the key service centres and local service centres in line with RDF2; 

· provide a portfolio of employment sites in accordance with RDF1 and the criteria in policies W2 and W3; 

· support the restructuring of housing markets in West Cumbria and Furness;

· improve Cumbria’s internal and external transport links in line with the priorities for transport investment and management set out in policy RT10;

· develop the role of Carlisle as a regional public transport gateway to the region in line with policy RT1 and harness its potential for economic growth in sustainable ways;

· ensure that network management measures are utilised to make best and most appropriate use of available highway infrastructure and to improve road safety and journey time reliability, with priority given to improving the operation of routes linking Furness and West Cumbria to the M6;

· give priority to improving access to employment, services and education/training facilities on foot and by cycle, and by public transport, in Carlisle, Workington/ Whitehaven and Barrow-in Furness, and in Key Service Centres, especially Kendal;

· support the development of sustainable tourism in Cumbria; and support the development of higher value knowledge based and specialist industry based employment opportunities.

Proposals and schemes will be directed primarily towards locations where they can contribute to these priorities.



	Carlisle District Local Plan 2001 - 2016 

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

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

Urban Area

City of Carlisle

Key Service Centres

Brampton

Longtown

Local Service Centres

Burgh by Sands

Heads Nook

Castle Carrock

Houghton

Cummersdale

Irthington

Cumwhinton

Raughton Head

Dalston

Rockcliffe

Gilsland 

Scotby

Great Corby

Smithfield

Great Orton

Thurstonfield

Hallbankgate

Warwick Bridge

Hayton

Wetheral

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

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

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

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

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



	Carlisle District Local Plan 2001 - 2016

Spatial Strategy And Development Principles - Policy DP2 - Regeneration

Proposals will be developed for the regeneration of the economic, social and environmental capital of the District as follows:

Within the urban area of Carlisle, Proposals will be developed in conjunction with Carlisle Renaissance, concentrated in the following three areas of the City:

· Rickergate;

· Viaduct Estate Road/Caldew Riverside;   

· The Citadel Area.

Detailed briefs will be prepared for these three areas.

Further areas for regeneration outside of the Carlisle Renaissance Core Study Area are:

· Raffles;

· Carlisle South.

Outside the urban area:

· Longtown

In the St Nicholas/Botchergate South area of the City an Area Action Plan will be developed to explore the long-term regeneration potential of this area and integrated into the Local Development Framework.



	Carlisle District Local Plan 2001 - 2016

Core Development Policies - Policy CP5 - Design 

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

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

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

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

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

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

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

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

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

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



	Carlisle District Local Plan 2001 - 2016

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

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

2
is of an unacceptable scale; and/or

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

4
is visually intrusive.



	Carlisle District Local Plan 2001 - 2016

Housing - Policy H2 - Primary Residential Areas

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

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

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

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

4
satisfactory access and appropriate parking arrangements can be achieved.

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

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

1
satisfactory housing conditions can be achieved; and

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

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

4
satisfactory access can be provided; and

5
appropriate parking arrangements can be made.




	Item no: 13
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	10/0204
	Mrs Grainger
	Burgh-by-Sands

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	03/03/2010 13:00:20
	Edwin Thompson
	Burgh

	
	
	

	Location:
	
	Grid Reference:

	Land between Marsh Cottage and The Croft, Burgh by Sands
	
	332158 558985

	
	
	

	Proposal:
	Erection Of 1no. Detached Dwelling


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

	Item no: 14
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	10/0444
	 Russell Armer Ltd
	Carlisle

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	13/05/2010
	
	Castle

	
	
	

	Location:
	
	Grid Reference:

	L/A former Carlisle Ambulance Station, Infirmary Street, Carlisle, CA2 7AN
	
	338926 556011

	
	
	

	Proposal:
	Renewal of Unexpired Permission Of Previously Approved Application 04/1062 For Demolition Of Existing Redundant Buildings And Construction Of 60No. Apartment Blocks In 2, 3 And 4 Storey Form With Associated Parking


Grant Permission 

	1.
	The development, hereby approved, shall be implemented by not later than the 23rd August 2013.

Reason:
For the avoidance of doubt.



	2.
	No development shall take place until details [including the type, colour and texture] or samples of the materials to be used in the construction of the external surfaces of the building herby permitted have been submitted and approved in writing by the Local Planning Authority. Development shall be carried out in accordance with the approved details.

Reason:
To ensure compliance with Policies CP5 and CP7 of the Carlisle District Local Plan 2001-2016. 



	3.
	No development shall take place until full details of both hard and soft landscaping works have been submitted to and approved in writing by the Local Planning Authority and these works shall be carried out as approved. These details shall include: details of existing trees, shrubs and hedges to be retained and fencing for their protection during construction; proposed finished levels or contours; means of boundary enclosure; a car parking layout for up to 65 cars to be parked, including 5 visitor spaces and a minimum of 3 disabled bays as well as cycles storage or parking [the overall number of parking bays may be reduced to allow for up to 8 disabled bays, as agreed in writing by the Local Planning Authority]; other vehicle or pedestrian accesses and circulation areas, with ramps for wheelchairs and prams at kerb lines, specification of hard surfacing materials [designed in accordance with the DETR "Guidance on the Use of Tactile Paving Services"]; minor artefacts and structures [including vehicle entrance control equipment, refuse storage and drying area, signs and lighting].

Reason:
To ensure compliance with Policies CP5 and CP7 of the Carlisle District Local Plan 2001-2016.



	4.
	Soft landscape works shall include planting plans; written specifications [including cultivation and other operations associated with plant and grass establishment]; schedules of plants using native species, noting species, plant sizes and proposed numbers/densities where appropriate, and an implementation programme. 

Reason:
To ensure an acceptable landscaping scheme in accordance with Policy CP5 of the Carlisle District Local Plan 2001-2016.



	5.
	All hard and soft landscape works shall be carried out in accordance with the approved details. The works shall be carried out in the first planting and seeding seasons following the occupation of or completion of the development, whichever is the sooner, or in accordance with a programme agreed with the Local Planning Authority.

Reason:
To ensure that the approved landscaping scheme is implemented and that it satisfies the objectives of Policy CP5 of the Carlisle District Local Plan 2001-2016.



	6.
	No development shall take place until a schedule of landscape maintenance, including the replacement of any trees or plants which die, for a minimum period of 5 years from completion, has been submitted to and approved in writing by the Local Planning Authority. The schedule shall included details of the arrangements for its implementation. Development shall be carried out in accordance with the approved schedule.

Reason:
To ensure that the landscape works are fully established to enhance the development in accordance with the objectives of Policy CP5 of the Carlisle District Local Plan 2001-2016.



	7.
	No development shall take place until provision has been made 
for construction and contractors' vehicles to access and park on the site, in accordance with a scheme to be submitted to and approved in writing by the Local Planning Authority. The provision shall be kept available until completion of the development. No dwelling unit shall be occupied until space for access and parking provision has been laid out within the site in accordance with the scheme referred to in condition 3 above, and for the loading and unloading of service vehicles and for vehicles to turn so that they may enter and leave the site in a forward gear. 

Reason:
The carrying out of this development without the provision of these facilities during the construction works is likely to lead to inconvenience and danger to road users. 



	8.
	No development shall take place until a scheme for the modification of the junction of Newtown Road/Infirmary Street to form a ghost island and right turn lane [as shown on Drawing No. 050405/01] has been submitted to and approved in writing by the Local Planning Authority. No dwelling unit shall be occupied until the approved scheme has been implemented.

Reason:
To ensure that the local road system can satisfactorily accommodate traffic generated by the development. 



	9.
	No dwelling unit shall be occupied until the existing highway access [which served the former ambulance station] has been permanently closed and the highway crossing reinstated in accordance with details previously submitted to and approved in writing by the Local Planning Authority.

Reason:
To minimise highway danger.



	10.
	No development shall take place until a scheme to deal with contamination of the site has been submitted to and approved in writing by the Local Planning Authority. The scheme shall include a desk study to be followed if necessary by an investigation and assessment to identify the extent of contamination and the measures to be taken to avoid risk to the environment or public when the site is developed. If necessary, development shall not begin until the measures approved in the scheme have been implemented.

Reason:
To ensure a safe form of development that poses no unacceptable risk of pollution and to comply with Policy CP13 of the Carlisle District Local Plan 2001-2016.



	11.
	No development shall take place until an appropriate surface water drainage strategy, including provisions to prevent discharge of surface water to the highway, has been submitted to and approved in writing by the Local Planning Authority. Development shall be carried out in accordance with the approved strategy.

Reason:
To ensure a satisfactory means of surface water disposal in accord with policies CP10 and CP12 of the Carlisle District Local Plan 2001-2016.



	12.
	No development shall take place until a scheme for the provision of affordable housing as part of the development has been submitted to and approved in writing by the Local Planning Authority. The affordable housing shall be provided in accordance with the approved scheme and shall meet the definition of affordable housing in Annex B of PPS3 or any future guidance that replaces it. The scheme shall include: 

i)
Reason:
To ensure the provision of affordable housing, in accordance with Policy H5 of the Carlisle District Local Plan 2001-2016.



	13.
	No development shall take place within the site 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. The written scheme will include the following components:

i)
an archaeological desk-based assessment and evaluation;

ii)
an archaeological recording programme the scope of which will be dependent upon the results of the evaluation; and 

iii)
where appropriate, a post-excavation assessment and analysis, preparation of a site archive ready for deposition at a store approved by the Local Planning Authority, completion of an archive Report, and publication of the results in a suitable journal.

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 and in accord with Policy LE10 of the Carlisle District Local Plan 2001-2016.




Summary of Reasons for the Decision

The application site relates to a 0.382 hectare parcel of land on the eastern side of Infirmary Street, just north of the entrance to the Canal Court development.  The land was formerly used as an ambulance station by the Health Authority but that was replaced some years ago by premises further along Infirmary Street and since that time the application site has been unused.

The site has a road frontage of about 75 metres and is about 65 metres deep at its furthest point from Infirmary Street. It is bordered on its southern and eastern sides by the housing development at Canal Court which sits on more elevated land as does the adjoining land to the north. The southern and eastern boundaries are formed principally by laurel hedging, with 1.45 metre high railings and two sets of entrance gates forming the enclosure to the frontage, and shrub planting defining the boundary to the north.

The site is occupied by disused buildings adjacent to the north boundary and within the centre of the site and there are extensive areas of tarmac hardstanding between the two buildings and towards the rear of the site. Between the front railings and the nearest wall of the existing buildings are seven trees consisting of species of sycamore, silver birch, willow and a single oak. Three of those trees [2 willows and a silver birch] are shown to be removed to accommodate the proposed development of 60 no. 1 and 2 bed apartments.

This application seeks a renewal of an unexpired permission of previously approved application 04/1062 for demolition of existing redundant buildings and construction of 60no. apartment blocks in 2, 3 and 4 storey form with associated parking. 

As evident from the description, the current application follows on from an extant Planning Permission, granted under the Council's reference 04/1062. That application was refused in August 2005, against Officer advice. An Appeal was lodged with the Planning Inspectorate but, in order to try to avoid that, the applicants re-submitted their proposals in November 2005 inviting the Council to reconsider its opposition. Again, although recommended for approval, the Committee refused that second application in January 2006 and, consequently the applicants progressed their Appeal against refusal of the initial application.

Following a Public Inquiry held at the Civic Centre in August 2006 the Appeal was allowed and planning permission was granted subject to conditions imposed by the Inspector. A separate application was made by the Appellants for the costs incurred in their Appeal and that was also successful, resulting in the Council paying a considerable amount in costs to the Appellants.

The Planning Permission obtained by the Appellants remains valid as it required a start within 5 years of the date of the Inspector's decision [23rd August 2006].  The Appellants could, of course, undertake some work to legally "commence" the development prior to 23rd August 2011 [when the 5-year period in which a "start" should be made ends] and it would keep their permission in force in perpetuity. However, given the somewhat depressed state of the housing market in general, that is not being contemplated by them but instead, they wish to prolong the period within which the development may start by a further two years. There is no change to the details of the Scheme approved by the Inspector following the Public Inquiry.

Hence, the City Council is dealing only with an application to “extend the life” of the permission, with all its existing conditions, etc remaining save for the 5-year commencement condition which the applicants want to extend by 2 years so they have until 23rd August 2013 to start as opposed to 23rd August 2011. Given that there is no change to the details of the Scheme approved by the Inspector following the Public Inquiry the application has been approved.  

Relevant Development Plan Policies
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Policy DP 1: Spatial Principles

The following principles underpin RSS (incorporating RTS)

Other regional, sub-regional and local plans and strategies and all individual proposals, schemes and investment decisions should adhere to these principles. All may be applicable to development management in particular circumstances:

· promote sustainable communities;

· promote sustainable economic development;

· make the best use of existing resources and infrastructure;

· manage travel demand, reduce the need to travel, and increase accessibility;

· marry opportunity and need;

· promote environmental quality;

· mainstreaming rural issues;

· reduce emissions and adapt to climate change.

The 8 Policies DP 2 -9 amplify these principles and should be taken together as the spatial principles underlying the Strategy. They are not in order of priority.

The whole of the RSS should be read together and these principles should be applied alongside the other policies which follow.
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Policy DP 2: Promote Sustainable Communities

Building sustainable communities – places where people want to live and work - is a regional priority in both urban and rural areas. Sustainable Communities should meet the diverse needs of existing and future residents, promote community cohesion and equality and diversity, be sensitive to the environment, and contribute to a high quality of life, particularly by:

· fostering sustainable relationships between homes, workplaces and other concentrations of regularly used services and facilities;

· taking into account the economic, environmental, social and cultural implications of development and spatial investment decisions on communities;

· improving the built and natural environment, and conserving the region’s heritage;

· improving the health and educational attainment of the region’s population, reducing present inequalities;

· promoting community safety and security, including flood risk (see map 2.11);

· encouraging leadership, joint working practices, community consultation and engagement;

· reviving local economies, especially in the Housing Market Renewal Areas and other areas in need of regeneration and housing restructuring such as Blackpool, Fleetwood and Morecambe;

· integrating and phasing the provision public services (including lifelong learning) and facilities to meet the current and future needs of the whole community, ensuring that those services are conveniently located, close to the people they serve, and genuinely accessible by public transport;

· promoting physical exercise through opportunities for sport and formal / informal recreation, walking and cycling.

The guiding principles of the UK Sustainable Development Strategy 2005 or its successors and the basic elements of sustainable communities as set out in ‘Sustainable Communities: People, Places and Prosperity (A Five Year Plan) should be followed.
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Policy DP 4: Make The Best Use Of Existing Resources And Infrastructure

Priority should be given to developments in locations consistent with the regional and sub-regional spatial frameworks as set out in Chapter 5 (notably policy RDF1) and sub regional policies in Chapters 10-13 which:

· build upon existing concentrations of activities and existing infrastructure;

· do not require major investment in new infrastructure, including transport, water supply and sewerage. Where this is unavoidable development should be appropriately phased to coincide with new infrastructure provision.

Development should accord with the following sequential approach:

· first, using existing buildings (including conversion) within settlements, and previously developed land within settlements;

· second, using other suitable infill opportunities within settlements, where compatible with other RSS policies;

· third, the development of other land where this is well-located in relation to housing, jobs, other services and infrastructure and which complies with the other principles in DP1-9.

Natural and man-made resources should be managed prudently and efficiently. Sustainable construction and efficiency in resource use (including reuse and recycling of materials) should be promoted.
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Policy DP 5: Manage Travel Demand; Reduce The Need To Travel, And Increase Accessibility

Development should be located so as to reduce the need to travel, especially by car, and to enable people as far as possible to meet their needs locally. A shift to more sustainable modes of transport for both people and freight should be secured, an integrated approach to managing travel demand should be encouraged, and road safety improved.

Safe and sustainable access for all, particularly by public transport, between homes and employment and a range of services and facilities (such as retail, health, education, and leisure) should be promoted, and should influence locational choices and investment decisions.

Major growth should, as far as possible, be located in urban areas where strategic networks connect and public transport is well provided.

All new development should be genuinely accessible by public transport, walking and cycling, and priority will be given to locations where such access is already available.

In rural areas accessibility by public transport should also be a key consideration in providing services and locating new development, emphasising the role of Key Service Centres (Policy RDF2).
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Policy DP 7: Promote Environmental Quality

Environmental quality (including air, coastal and inland waters), should be protected and enhanced, especially by:

· understanding and respecting the character and distinctiveness of places and landscapes;

· the protection and enhancement of the historic environment;

· promoting good quality design in new development and ensuring that development respects its setting taking into account relevant design requirements, the NW Design Guide and other best practice;

· reclaiming derelict land and remediating contaminated land for end-uses to improve the image of the region and use land resources efficiently;

· maximising opportunities for the regeneration of derelict or dilapidated areas;

· assessing the potential impacts of managing traffic growth and mitigating the impacts of road traffic on air quality, noise and health;

· promoting policies relating to green infrastructure and the greening of towns and cities;

· maintaining and enhancing the tranquillity of open countryside and rural areas;

· maintaining and enhancing the quantity and quality of biodiversity and habitat;

· ensuring that plans, strategies and proposals which alone or in combination could have a significant effect on the integrity and conservation objectives of sites of international importance for nature conservation are subject to assessment, this includes assessment and amelioration of the potential impacts of development (and associated traffic) on air quality, water quality and water levels.
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Policy DP 9: Reduce Emissions And Adapt To Climate Change

As an urgent regional priority, plans, strategies, proposals, schemes and investment decisions should:

· contribute to reductions in the Region's carbon dioxide emissions from all sources, including energy generation and supply, buildings and transport in line with national targets to reduce emissions to 60% below 1990 levels by 2050; in particular, for residential and commercial development, by developing trajectories or other yardsticks for identifying trends in carbon performance;

· take into account future changes to national targets for carbon dioxide and other greenhouse gas emissions;

· identify, assess and apply measures to ensure effective adaptation to likely environmental, social and economic impacts of climate change.

Measures to reduce emissions might include as examples:

· increasing urban density;

· encouraging better built homes and energy efficiency, eco-friendly and adaptable buildings, with good thermal insulation, green roofs and microgeneration;

· reducing traffic growth, promoting walking, cycling and public transport;

· facilitating effective waste management;

· increasing renewable energy capacity;

· focusing substantial new development on locations where energy can be gained from decentralised supply systems;

· the improved management and rewetting of the regions blanket and raised bog resource.

Adaptation measures might include, for example:

· minimising threats from, and the impact of, increased coastal erosion, increased storminess and flood risk, habitat disturbance, fragmentation and increased pressure on water supply and drainage systems;

· protection of the most versatile agricultural land;

· Sustainable Urban Drainage.

Policy makers should use the North West Integrated Appraisal Toolkit as a basis to assess and strengthen the climate change mitigation and adaptation elements of their plans and strategies. Exceptionally, other comparable and robust methodologies might be used.

Applicants and local planning authorities should ensure that all developments meet at least the minimum standards set out in the North West Sustainability Checklist for Developments, and should apply ‘good’ or ‘best practice’ standards wherever practicable.
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Policy RDF 1: Spatial Priorities

In making provision for development, plans and strategies should accord with the following priorities, taking into account specific considerations set out in Sub Regional Chapters 10-13:

· the first priority for growth and development should be the regional centres of Manchester and Liverpool;

· the second priority should be the inner areas surrounding these regional centres. Emphasis should be placed on areas in need of regeneration and Housing Market Renewal Areas in particular;

· the third priority should be the towns / cities in the 3 city regions: Altrincham, Ashton-under-Lyne, Blackburn, Blackpool, Bolton, Burnley, Bury, Chester, Crewe, Ellesmere Port, Macclesfield, Northwich, Oldham, Preston, Rochdale, Runcorn, St Helens, Skelmersdale, Southport, Stockport, Warrington, Widnes, Wigan. Development in larger suburban centres within the city regions would be compatible with this policy provided the development is of an appropriate scale and at points where transport networks connect and where public transport accessibility is good;
· the fourth priority should be the towns and cities outside the City Regions of Carlisle and Lancaster, with investment encouraged in Barrow- in -Furness and Workington and Whitehaven to address regeneration and worklessness in Furness Peninsula and West Cumbria.

In the third and fourth priorities development should be focused in and around the centres of the towns and cities. Development elsewhere may be acceptable if it satisfies other policies, notably DP1 to 9. Emphasis should be placed on addressing regeneration and housing market renewal and restructuring.
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Policy L 2: Understanding Housing Markets

Local Authorities should develop an understanding of local and sub-regional housing markets by undertaking Strategic Housing Market Assessments, in order to adopt a concerted and comprehensive approach to:

· influence housing supply across all types, sizes, tenures and values to achieve a better match between supply and need;

· improve the quality of the Region’s housing stock;

· support housing market restructuring and renewal;

· overcome increasing issues of affordability; and

· ensure the needs of the wider population are met, including disabled people, students, older people, black & minority ethnic communities and families with children, including single headed households.
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Policy L 4: Regional Housing Provision

Local Authorities should monitor and manage the availability of land identified in plans and strategies and through development control decisions on proposals and schemes, to achieve the housing provision (net of clearance replacement) set out in Table 7.1.

In doing so they should:

· work in partnership with developers and other housing providers to address the housing requirements (including local needs and affordable housing needs) of different groups, (for example disabled people, students, older people, black & minority ethnic communities and families with children including single headed households) to ensure the construction of a mix of appropriate house types, sizes, tenures and prices, in line with policies L2, L3 and L5;

· use the results of up-to-date Strategic Housing Market Assessments and Strategic Housing Land Availability Assessments (68) to inform the allocation of and development control decisions upon specific sites;

· encourage new homes to be built to Code for Sustainable Homes (69) standards and promote the use of the Lifetime Homes standard;

· ensure that new housing development does not have an adverse cumulative impact on the existing housing stock and market;

· ensure that new dwellings will be served by adequate water supply and sewage management facilities;

· allow for clearance replacement to reflect local circumstances, as a mechanism for the recreation of viable and sustainable neighbourhoods;

· introduce phasing policies which secure the orderly and managed release of housing land over the period of the plan in line with the sequential approach set out in Policy DP4, taking into account the need for co-ordinated provision of necessary infrastructure and the overall availability of land for housing;

· ensure that the transport networks (including public transport, pedestrian and cycle) can accommodate additional demand generated by new housing; and

· maximise the re-use of vacant and under-used brownfield land and buildings in line with Policy DP4 and indicative targets set out in Table 7.1.

For the purpose of producing Local Development Frameworks, local planning authorities should assume that the average annual requirement set out in Table 7.1 will continue for a limited period beyond 2021.
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Policy L 5: Affordable Housing

Plans and strategies should set out requirements for affordable housing (73), and the location, size and types of development to which these requirements apply. Evidence, including from Strategic Housing Market Assessments, should be used to support the setting of quotas and thresholds for affordable housing provision along with an indication of the type, size and tenure of affordable housing required.

It is anticipated that the greatest need will be in areas of high demand where affordability issues are unbalancing local communities, due to high prices and low wages and/or the adverse effects of second homes, although affordability is an increasing concern in many parts of the region.

Plans and strategies should set out a range of delivery mechanisms to secure the provision of affordable housing. Local authorities should consider all or some of the following where appropriate:

· seeking a proportion of affordable housing on all development sites which are above the relevant thresholds;

· allocating the development of sites solely (or primarily) for affordable housing use (i.e. up to 100% affordable in rural areas), where necessary;

· using local occupancy criteria to support provision for local housing need so long as this need can be clearly demonstrated, to be implemented through the use of planning conditions and obligations;

· actively promoting the rural exception site policy; for all sites containing housing in rural settlements with populations of under 3,000 promote onsite affordable housing provision and where on site affordable housing provision is not possible, seeking developer contributions towards affordable housing;

· making the most of publicly owned land;

· making the most of existing housing stock;

· in line with Policy W4, permitting the conversion of buildings in sustainable locations to residential use (including as part of mixed use schemes), particularly where commercial premises which are vacant or under-used and offer no long term potential or viable contribution to the local economy;

· encouraging employers to provide housing for their key workers;

· ensuring that wherever possible (and subject to continuing evidence), that property remains affordable and available in perpetuity.
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Policy CNL 1: Overall Spatial Policy For Cumbria

Plans and strategies in Cumbria should: 

· focus major developments within Barrow in Furness and Whitehaven, and Workington, and in the City of Carlisle in line with policy RDF1 and spatial principles DP1-9; 

· provide for development in the key service centres and local service centres in line with RDF2; 

· provide a portfolio of employment sites in accordance with RDF1 and the criteria in policies W2 and W3; 

· support the restructuring of housing markets in West Cumbria and Furness;

· improve Cumbria’s internal and external transport links in line with the priorities for transport investment and management set out in policy RT10;

· develop the role of Carlisle as a regional public transport gateway to the region in line with policy RT1 and harness its potential for economic growth in sustainable ways;

· ensure that network management measures are utilised to make best and most appropriate use of available highway infrastructure and to improve road safety and journey time reliability, with priority given to improving the operation of routes linking Furness and West Cumbria to the M6;

· give priority to improving access to employment, services and education/training facilities on foot and by cycle, and by public transport, in Carlisle, Workington/ Whitehaven and Barrow-in Furness, and in Key Service Centres, especially Kendal;

· support the development of sustainable tourism in Cumbria; and support the development of higher value knowledge based and specialist industry based employment opportunities.

Proposals and schemes will be directed primarily towards locations where they can contribute to these priorities.
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Policy CNL 2: Sub-Area Development Priorities For Cumbria

Within the sub-areas of Cumbria, plans and strategies should accord with CNL1 and focus on: 

· supporting sustainable growth in Carlisle. Building on Carlisle city’s significant potential to attract sustainable development into Cumbria. The city will enhance its role as the sub-regional centre for business, shopping, leisure, culture and tourism, serving Cumbria and the adjoining parts of Scotland and North East England. It will also develop its higher education function through the establishment of the new University of Cumbria, which should help attract investment in the knowledge – based economy. Ensure development is compatible with the conservation and enhancement of the historic city centre;

· enhancing the Regeneration Priority Area of West Cumbria, particularly through developing the roles of the existing centres of Whitehaven, Workington, and also in Cleator Moor and Maryport in a complementary manner. Efforts should be made to exploit the potential offered by a local workforce with expertise in the field of nuclear research, development and decommissioning; and the presence of the National Nuclear Laboratory. The location of part of the University of Cumbria in this area could increase its potential for the development of a knowledge-based economy. The potential of the area for tourism-based development should also be explored;

· concentrating development within the Furness Regeneration Priority Area in Barrow in Furness, to facilitate diversification of the local economy, and enable opportunities for development and regeneration to be brought forward in the wider Furness Peninsula. Efforts should be made to exploit specialist marine engineering skills and opportunities, and to develop the area’s potential for tourism;

· ensuring that the needs of local people in South & East Cumbria are met with a focus on securing inward investment and improving service provision within Kendal and Penrith. High priority should be placed on the further provision of affordable housing within the sub-area.



	Cumbria and Lake District Joint Structure Plan 2001 – 2016 

Policy ST5 : New development and key service centres outside the Lake District National Park

New development will be focused on the key service centres as set out below:
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The scale of development should be appropriate to the size and role of each key service centre and reflect the development emphasis of Policies ST8 – ST11, but as a minimum requirement provision should be made in each key service centre for:

1. a supply of new housing over the whole plan period,

2. an appropriate supply of readily available land in the Local Employment Site market sector,

3. a high level of transport accessibility, and

4. 
the ability to connect to high speed communications technology.

To ensure consistency with policies EM13 and H17 it will be the role of Local Planning Authorities to manage the above supply of land, particularly in areas of high demand to avoid over provision of development.
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Spatial Strategy & Development Principles - Policy DP1 - Sustainable Development Locations

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

Urban Area

City of Carlisle

Key Service Centres

Brampton

Longtown

Local Service Centres

Burgh by Sands

Heads Nook

Castle Carrock

Houghton

Cummersdale

Irthington

Cumwhinton

Raughton Head

Dalston

Rockcliffe

Gilsland 

Scotby

Great Corby

Smithfield

Great Orton

Thurstonfield

Hallbankgate

Warwick Bridge

Hayton

Wetheral

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

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

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

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

Outside these locations development will be assessed against the needs to be in the location specified.
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Core Development Policies - Policy CP5 - Design 

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

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

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

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

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

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

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

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

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

9
Ensure that the layout and design incorporates adequate space for waste and recycling bin storage and collection.
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Core Development Policies - Policy CP7 - Use Of Traditional Materials

In order to sustain the local environment consideration will be given to locally sourced traditional materials to maintain the local character of buildings and their environment.

Within conservation areas the City Council will seek to ensure that existing traditional materials are reinstated following repairs to roads, pavements, kerbs and underground services.
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Core Development Policies - Policy CP10 - Sustainable Drainage Systems

Sustainable drainage systems (SUDS) should be incorporated into development proposals when the following conditions apply:

1
The development will generate an increase in surface water run-off; and

2
The rate of surface water run-off is likely to create or exacerbate flooding problems

Where SUDS are incorporated the following details shall be provided:

1
The type of SUDS; and

2
Hydraulic design details/calculations; and

3
Pollution prevention and water quality treatment measures together with details of pollutant removal capacity; and

4
Operation, maintenance and adoption details (SUDS structures will not be adopted by the statutory sewerage undertaker unless maintenance and legal agreements are in place).
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Core Development Policies - Public Transport, Pedestrians And Cyclists

New developments should offer a realistic choice of access by public transport, walking and cycling.  Priority should be given to the provision for safe and convenient pedestrian and cycle access including secure cycle parking provision facilities, where appropriate, in all new developments accessible to the public.
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Core Development Policies - Policy CP17 - Planning Out Crime

The design of all new development must contribute to creating a safe and secure environment, integrating measures for security and crime prevention and minimising the opportunity for crime.

The following points should be applied to all development proposals:

1
Security measures should be an integral part of the design

2
Developments should be laid out and buildings positioned to maximise natural surveillance with the intention of creating a sense of neighbourhood and deterring criminal and anti-social activity

3
Public and private spaces should have clearly defined boundaries.

4
Footpaths and cycleways should be designed to maximise their use and prevent opportunities for concealment, unauthorised access or provide a choice of escape routes.

5
Landscaping schemes be designed to ensure that they do not create secluded areas, opportunities for climbing or reduce natural surveillance.

6
Lighting should deter criminal and antisocial activity whilst minimising light pollution. CCTV may be considered necessary in certain circumstances.

Developers should, at the earliest stage possible, consult Architectural Liaison Officer to advise on measures to be incorporated for designing out crime.
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Housing - Policy H1 - Location Of New Housing Development

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

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

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

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

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

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

5
appropriate access and parking can be achieved; and

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

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

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

Burgh-by-Sands
Castle Carrock

Cummersdale

Cumwhinton

Dalston


Gilsland

Great Corby

Great Orton


Hallbankgate

Hayton

Heads Nook


Houghton

Irthington

Raughton Head

Rockcliffe



Scotby

Smithfield


Thurstonfield


Warwick Bridge (including Little Corby & Corby Hill)
Wetheral





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

Cardewlees


Cargo

Carleton

Cotehill


Cumwhitton

Durdar

Faugh



Harker

Hethersgill

How Mill


Lanercost

Laversdale

Low Row


Monkhill 

Moorhouse

Talkin



Todhills 

Walton 

Warwick-on-Eden

Wreay
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Housing - Policy H2 - Primary Residential Areas

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

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

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

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

4
satisfactory access and appropriate parking arrangements can be achieved.

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

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

1
satisfactory housing conditions can be achieved; and

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

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

4
satisfactory access can be provided; and

5
appropriate parking arrangements can be made.
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Housing - Policy H4 - Residential Development On Previously Developed Land And Phasing Of Development

In order to achieve the higher target of 65% brownfield permissions in the urban area, applications for greenfield development in addition to any allocations in H16 will not be granted planning permission.  A sequential approach to site development will be applied and, in the context of Policy DP1, brownfield sites in unsustainable locations will not be given priority over more sustainably located greenfield sites.  Permission will be phased on sites over 20 dwellings in the urban area and over 10 dwellings in the rural area.
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Housing - Policy H5 - Affordable Housing

The City Council will negotiate with developers for an element of affordable housing to be included in the majority of housing developments.

All allocated housing sites and windfall sites of 10 or more dwellings in the urban area will be expected to make a contribution of 30% of units on-site towards affordable housing.  Only in exceptional circumstances will the Council consider off-site contributions or a financial contribution in lieu of on-site provision. 

In the rural area the contribution to affordable housing will be:

1
25% of housing on large sites (over 0.8ha or 25 dwellings)

2
20% of housing on medium sites (over 0.3ha or 10 dwellings)

3
10% of housing on small sites (over 0.1ha or 3 units)

The proportion of affordable housing sought will only be varied if this can be justified on a robust, evidence based, assessment of the economic viability of the site.  Where intermediate affordable housing is to be provided at a discounted market value a discount of 25-30% will be sought and the discounted sale will be required to be in perpetuity.


	Carlisle District Local Plan 2001 - 2016

Implementation, Resources And Monitoring - Policy IM1 - Planning Obligations

The Council will consider the use of Planning Obligations (S106 Agreements) in order to provide for local or community needs relevant to the proposed development as set out in other policies of this Plan.  Planning Obligations will cover a number of issues such as affordable housing, recreational space, art, transport/traffic improvements, community facilities, archaeology, amenity space/landscaping, training and employment and crime and disorder measures. Separate guidance will be prepared to set out details of requirements.




	Item no: 15
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	10/0577
	 Citadel Estates Ltd.
	Brampton

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	21/06/2010 13:00:30
	Holt Planning Consultancy
	Brampton

	
	
	

	Location:
	
	Grid Reference:

	Tarn End House Hotel, Talkin, CA8 1LS
	
	354388 558357

	
	
	

	Proposal:
	Removal Of The Effects Of Conditions 2, 3, 4, 5 And 6 Attached To The Grant Of Full Planning Permission Under Application 06/0693 (Conversion To 8no. Holiday Units) To Enable Unrestricted Residential Occupation


Members resolved to defer consideration of the proposal in order to await further information on marketing, viability and monitor progress following the applicant's receipt of the letter of interest, and to await a further report on the application at the next meeting of the Committee.

	Item no: 16
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	10/9003
	 Tarmac Ltd
	Dalston

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	12/04/2010
	Cumbria County Council
	Dalston

	
	
	

	Location:
	
	Grid Reference:

	Cardewmires Quarry, Cardewlees, Dalston, Carlisle, CA5 6LF
	
	334775 550997

	
	
	

	Proposal:
	Importation Of Overburden Soils To Cardewmires Quarry For Use In Site Restoration - Creation Of Shallows In Nature Conservation Area


	Decision:
	City Council Observation -  Raise No Objection
	Date:
	07/05/2010


	Decision of:
	Cumbria County Council


	Decision Type:
	Grant Permission
	Date:
	26/06/2010


	Item no: 17
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	10/9005
	 Mansell Construction Services Ltd and Cumbria Fire and Rescue Services
	Carlisle

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	11/05/2010
	Mrs Maggie Mason
	Harraby

	
	
	

	Location:
	
	Grid Reference:

	Jewsons Builder's Merchants, Eastern Way, Carlisle, Cumbria, CA1 3QZ
	
	342072 554611

	
	
	

	Proposal:
	Reserved Matters Application For Carlisle East New Community Fire Station And Divisional HQ


	Decision:
	City Council Observation -  Raise No Objection
	Date:
	11/06/2010


	Decision of:
	Cumbria County Council


	Decision Type:
	Grant Permission
	Date:
	30/06/2010


	Item no: 18
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	09/1078
	Mr & Mrs David Turner
	Dalston

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	10/12/2009
	Telford Planning Associates
	Dalston

	
	
	

	Location:
	
	Grid Reference:

	Former Mushroom Farm, Land to the Rear of Brindle, Orton Grange, Carlisle, CA5 6LB
	
	335384 551786

	
	
	

	Proposal:
	Demolition Of Existing Disused Buildings And Structures And Erection Of 1No. Bungalow (Outline Application)


	Decision:
	Refuse  Permission
	Date:
	24/02/2010


	Decision of:
	Planning Inspectorate


	Decision Type:
	Appeal Dismissed
	Date:
	30/06/2010


	Item no: 19
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	09/0283
	Mr Bell
	Arthuret

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	07/04/2009 08:00:36
	Tsada Building Design Services
	Longtown & Rockcliffe

	
	
	

	Location:
	
	Grid Reference:

	Unit 9 Sandysikes Ind Est, Sandysike, Longtown, CA6 5SR
	
	338847 566088

	
	
	

	Proposal:
	Refurbishment and Extension Of Existing Storage Building; Formation Of Storage Yard, Erection Of Security Fencing And Formation Of Drainage Swale; Improvement To Access (Revised Application)


	Decision:
	Refuse  Permission
	Date:
	29/05/2009


	Decision of:
	Planning Inspectorate


	Decision Type:
	Appeal Dismissed
	Date:
	23/06/2010


	Item no: 20
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	09/0095
	 Club 35
	Carlisle

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	10/02/2009
	Taylor & Hardy
	Castle

	
	
	

	Location:
	
	Grid Reference:

	35 Lowther Street, Carlisle, CA3 8EJ
	
	340206 555801

	
	
	

	Proposal:
	Formation Of Two Openings & Building Up Of One Doorway On Internal Walls, Formation Of External Doorway & Removal Of A Glazed Landing Screen, All At First Floor Level & Installation Of A Hoist Between Ground And First Floors (LBC)


	Decision:
	Refuse  Permission
	Date:
	07/04/2009


	Decision of:
	Planning Inspectorate


	Decision Type:
	Appeal Dismissed
	Date:
	14/06/2010


	Item no: 21
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	08/0707
	 Bolsterstone
	St Cuthberts Without

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	10/07/2008
	Arcus Renewable Energy Consulting Ltd
	Dalston

	
	
	

	Location:
	
	Grid Reference:

	Newlands Farm, Carleton, Carlisle, CA4 0AE
	
	344289 552199

	
	
	

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


	Decision:
	Refuse  Permission
	Date:
	06/10/2008


	Decision of:
	Planning Inspectorate


	Decision Type:
	Appeal Dismissed
	Date:
	15/03/2010


	Item no: 22
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	08/0779
	 Bolsterstone Innovative Energy Carlisle Ltd
	St Cuthberts Without

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	29/07/2008
	Arcus Renewable Energy Consulting Ltd
	Dalston

	
	
	

	Location:
	
	Grid Reference:

	Land At Newlands Farm, By Cumwhinton, Carlisle
	
	344152 552458

	
	
	

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


	Decision:
	Refuse  Permission
	Date:
	06/10/2008


	Decision of:
	Planning Inspectorate


	Decision Type:
	Appeal Allowed with Conditions
	Date:
	15/03/2010


	Item no: 23
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	09/0995
	 Audek Timber Products Limited
	Arthuret

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	09/11/2009 08:01:34
	Mr Jeremiah
	Longtown & Rockcliffe

	
	
	

	Location:
	
	Grid Reference:

	Land to Rear of 1 Moor Place, Longtown, Carlisle, CA6 5US
	
	338485 568941

	
	
	

	Proposal:
	Erection Of 1No. Dwelling (Revised Application)


	Decision:
	Refuse  Permission
	Date:
	04/01/2010


	Decision of:
	Planning Inspectorate


	Decision Type:
	Appeal Allowed with Conditions
	Date:
	02/07/2010


