SCHEDULE A: Applications with Recommendation
09/0017

item No: 13 Date of Committee: 29/05/2009

Appn Ref No: Applicant: Parish:

09/0017 Mr M Doherty Beaumont

Date of Receipt: Agent: Ward:
14/01/2009 Burgh

Location: Grid Reference:
Land At Field No 4490, Monkhill, Cumbria 334442 558905

Proposal: Change Of Use Of Agricultural Land To Holiday Accommodation
Comprising Of 2no. Self-Catering Cabins, 3no. Camping Cabins,
Services Cabin, 10no. Tent Pitches, Access Road, Alterations To
Existing Vehicular Access And Placement Of 1no. Dwelling For .
Occupation By Site Manager (Revised Proposal)

Amendment:

REPORT Case Officer: Colin Godfrey

Reason for Determination by Committee:

This application has been brought before the Development Control Committee
based on the number of objections received and also as three objectors and a
Ward Councillor requested their Right to Speak.

1. Constraints and Planning Policies_

Ancient Monument
Gas Pipeline Safeguarding Area

The proposal relates to land or premises situated within or adjacent to the Gas
Pipeline Safeguarding Area.

Local Plan Pol DP1 - Sustainable Development Location
Local Plan Pol CP1 - Landscape Character

Local Plan Pol CP4 - Agricultural Land

Local Plan Pol CP5 - Design

Local Plan Pol CP6 - Residential Amenity ¢
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Local Plan Pol EC16 - Tourism Development

Local Plan Pol H7 - Agric,Forestry and Other Occup.Dwgs
Local Plan Pol LE5 - Hadrian’s Wall World Heritage Site
Local Plan Pol LE29 - Land Affected by Contamination
Area Of Outstanding Natural Beauty

Local Plan Pol DP9 - Areas of Outstanding Natural Beauty

2. Summary of Consultation Responses

Cumbria County Council - (Highway Authority): This is a revision of the scheme
submitted under application number 08/1043.

The applicant has now however supplied additional information providing the actual vehicle
speeds.

The views of this Authority remains the same with one change — the required visibility splay
can be reduced from 2.4m by 120m to 2.4m by 70m.

| can therefore confirm that | have no objection to this application but would recommend that
the following conditions are included in any consent you may grant:

The whole of the access area bounded by the carriageway edge, entrance gates and
the splays shall be constructed and drained to the specification of the Local Planning
Authority in consultation with the Highway Authority.

Reason: In the interests of road safety.
To support Local Transport Plan Policies: LDS, LD7, LD8

The development shall not commence until visibility splays providing clear visibility
of 2.4metres by 70metres measured down the centre of the access road and the

nearside channel line of the major road have been provided at the junction of the

access road with the county highway. Notwithstanding the provisions of the Town

and Country Planning (General Permitted Development) Order 1995 (or any Order
revoking and re-enacting that Order) relating to permitted development, no structure, -
vehicle or object of any kind shall be erected, parked or placed and no trees, bushes

or other plants shall be planted or be permitted to grown within the visibility splay

which obstruct the visibility splays. The visibility splays shall be constructed before

general development of the site commences so that construction traffic is

safeguarded.

Reason: In the interests of highway safely.
To support Local Transport Plan Policies: LD7, LD8

The use of the development shall not be commenced until the access has been
formed with 4.5 metre radius kerbs, to give a minimum carriageway width of 4.8
metres, and that part of the access road extending 6 metres into the site from the
existing highway has been constructed in accordance with details approved by the
Local Planning Authority.

355



SCHEDULE A: Applications with Recommendation
09/0017

Reason: In the interests of highway safety. -
To support Local Transport Plan Policies: LD7, LD8

Access gates, if provided, shall be hung to open inwards only away from the
highway, be recessed no less than 6.5m as measured from the carriageway edge of
the adjacent highway and shall incorporate 45 degree splays to each side.

Reason: In the interests of highway safety.

To support Local Transport Plan Policies: LD7, LD8

Details of all measures to be taken by the applicant/developer to prevent surface
water discharging onto or off the highway shall be submitted to the Local Planning
Authority for approval prior to development being commenced. Any approved works
shall be implemented prior to the development being completed and shall be
maintained operational thereafter.

Reason: In the interests of highway safely and environmental management.

To support Local Transport Plan Policies: LD7, LD8

The use shall not be commenced until the access and parking requirements have
been constructed in accordance with the approved plan. Any such access and or
parking provision shall be retained and be capable of use when the development is
completed and shall not be removed or altered without the prior consent of the Local
Planning Authority. '

Reason: To ensure a minimum standard of access provision when the development is
brought into use.

To support Local Transport Plan Policies: 1.D5, LD7, LD8 and Structure Plan Policy: T32
Community Services - Drainage Engineer: awaiting comments;

United Utilities (former Norweb & NWWA): | have no objection to the proposal.
A water supply can be made available to the proposed development.

Should this planning application be approved, the applicant should contact our
Service Enquiries on 0845 7462200 regarding connection to the water mains/public
sewers

Please note that a copy of these comments has NOT been forwarded to the
applicant/agent as the details were not supplied.

Environmental Services - Environmental Quality: with reference to the above
planning application, | have the following observations.

1. With regard to the proposed cafe/kitchen the applicant should contact Mr M
Neatis in the Food Health and Safety Team at the Civic Centre or by telephone
on Carlisle 01228 817302 to discuss the food safety requirements

2. It will be necessary for a site licence for tented camping sites to be issued if the
planning application is approved and implemented
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Cumbria County Council - (Archaeological Services): The site is
archaeologically sensitive as the remains of a ditch of probable prehistoric origin .
were revealed in the archaeological evaluation that was carried out prior to the
submission of the application.

The proposed development avoids the prehistoric ditch and the evaluation in the
remainder of the site revealed no archaeological remains. | therefore have no
recommendations or comments to make regarding the application. However, should
the proposed development be amended in the future, | would be grateful if | was
reconsulted;

Cumbria Constabulary, Northern Community Safety Unit: | have no
observations or comments to offer in respect of this application

Local Plans (Tree PreserVation), Development Services: Following our site visit
on the 24 February 2009 | have the following comments/observations to make.

As previously discussed | have assessed the hedgerows adjacent the road and the
track and they qualify as important hedgerows under the 1997 Hedgerow
Regulations. _ :

Having discussed the access on site | am satisfied that the requirements of the
Highways Authority can be met by the trimming/cutting back of the hedgerow, and
without the need for hedgerow removal.

The stone gate stoop should be re-used at the location of the new gate to be formed
at the end of the proposed hard standing area.

Development Services Planning & Housing Services - Local Plans: There are
two aspects to the proposed development: the use of the site as a campsite and the
siting of a dwelling for occupation by the site manager. The proposal should be
assessed against Policy EC16 of the adopted Local Plan in order to establish the
suitability of the site and location for tourist accommodation. EC16 sets out six
criteria against which tourism development should be assessed which relate to
impact on landscape, accessibility, safeguarding of culture, heritage and
environment and linkages to established tourist attractions. EC16 is also supportive
of applications for tourism related development which aim to promote the enjoyment
and understanding of Hadrian's Wall WHS, with the supporting text referring
specifically to opportunities for the provision of new facilities close to the trail
particularly refreshment facilities, toilet blocks, car parks and accommodation. The
proposed scheme is for self-catering and camping style accommodation in the form
of cabins and tents and associated facilities. It is intended mainly to meet the needs
of walkers and cydlists following the Hadrians Wall Trail and C2C cycle route which
run near to the proposed site. The principle of the proposals would therefore appear
to comply with criteria 2,3, 4 and 5 of EC16.

In respect of landscape impact of the cabins and their impact on the Hadrians Wall

buffer zone they are smalil-scale low level removable structures which could if
required be removed from the site without any significant restoration of the land. The
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tent pitches will also have minimal impact. The plans show there to be minimal hard
surfacing to accommodate parking/barbecue areas with the intended surfacing
materials being designed to.enable grass to grow through. The applicant has also
included details of further screening of the site and cabins in addition to the existing
hedgerows that will minimise any visual impact. :

The second aspect of the proposal relates to the siting of a managers dwelling. The
Good Practice Guide on Planning for Tourism states that for many types of holiday
parks a residential managerial presence is often essential to achieve quality service
to the customer, security for the property and to meet the obligations of healith and
safety. In order to assess proposals for staff accommodation the Guide suggests
that consideration should be given to annex A in PPS7 which requires the applicant
to meet the criteria set out in paragraph 12.

Policy H7 of the Local Plan provides guidance in respect of dwellings essential to
agriculture, forestry and other rural based enterprises. This policy is based on the
guidance in PPS7 annex A. As this proposal is a new enterprise it would be
appropriate in line with PPS7 that in addition to meeting the criteria in paragraph 12
to grant a temporary consent for the managers accommodation for the first three
years in order to demonstrate the financial viability of the camp site.

In addition it is important that the use of the manager's accomodation is tied to the
use of the rest of the site as a camping facility. | would therefore suggest a condition
to ensure that should the camping use of the site cease, the residential use of the
manager's accommodation should also cease. You may also wish to consider the
long term implications if the site ceases to be used as a camp site, and include
measures for the removal of the structures.

in summary | consider that the principle of this development complies with the
relevant policies within the local plan by supporting the Hadrians Wall National Trail
by contributing towards the provision of a choice and range of accommodation types
and facilities along the route of the trail.

Beaumont Parish Council: On receipt of the revised plans, the Parish Council
following meeting and discussions with parishioners, of whom a very high proportion
felt that this is an inappropriate development, would make the following comments
and observations. The response is split into two parts, the original comments and
the subsequent feedback from the consultation session, which took place due to the
level of feeling on this proposal.

» The Design and Access statement refers to future development - to what extent
would this be and are there any plans available for this;

+ there is an ongoing issue with a drain at the side of the road and close to
northern boundary of proposed development. The drain leaks what is apparently
effluent - this could pose a health risk to the site;

» the road near Lock House has a tendency to flood - will the development
exacerbate this issue;

» would the planning department place a condition requiring a return to agriculture
if the project were to fail;

» would planning conditions be placed to constrain the development of the facility

358




SCHEDULE A: Applications with Recommendation

09/0017

into a more general recreational park / caravan site, specifically restricting the
operation to supporting the needs of the Hadrians Wall walkers on which this -
approval is based; _

there is already a camp site at Grinsdale Bridge and accommodation at both
Vallum House Hotel on the outskirts of Carlisle and also in villages to the west -
why do we need another so close;

there is a feeling that a wigwam does not fit in with the surroundings;

the issues of increased traffic has been covered by reference to 'use by walkers'
the sites shown on the plans display parking provision on all of the wigwams,
cabins and two of the tents. It must be remembered that this junction with
Carlisle to Bowness road is dangerous especially access from minor roads;

if consent were to be granted would it be on the understanding that the key
workers house remains as such and is not subsequently used as a property for
rent thereby allowing the site itself to become unsupervised;

Comments post consultation session;

the general majority view was that this area couid not be more rural, the very
thinh we are supposed to be protecting and the placement of this development
was not appropriate;

there was a minority view that rural areas do need investment;

the comment on development was a question as to whether it would be
constrained to the present boundaries of the field and not allowed to spread,;

the higher northem end of the site where the managers lodge will overlook Lock
House due to its higher elevation;

the site is much higer than the road at the north end which is where all the road
floods. The soakaway would seem to be in receipt of all the site flow, which
would normaliy have been slowed by natural percolation. The introduction of any
hard surfaces including buildings must accelerate water flow, which can be an
issue where soakaways are concerned. Whilst percolation tests have been done
(were the percolation tests done in wet or dry conditions?) it is worth noting that
the road has a tendency to flood already, A solution must be far from simple as
our local road repair team seem unable to solve the problem; this has been
subject to numerous complaints and and attention to no avait. The distance from
the northern end of the soakaways concentrated wet areas, to the northern
boundary, does not seem far, it is difficult to see how the site will not exacerbate
the present tendency of the road to flood at this point;

great stress has been placed on the support of Hadrians Wall Heritage Ltd,
without which it is very doubtful that this proposal or any other would get
consideration. However, there is no supporting information beyond the letter from
Hadrian's Wall Heritage Ltd, which would indicate the actual level of requirement
for this facility. It would be useful to see this as part of the application;

there is still a view expressed by those who have an interest in walking that the
Carlisle to Bowness section of the wall is seen as one leg which is not completed
in two sections. This facility is somewhat distant from the starting point at Carlisle
which questions its proposed location;

if planning approval is given and the venture fails, will the planning department
give a clear indication at the outset, of future obligations to return the land to its
original agricultural status;

there is still a view that the Wigwam design, which has not been seen in the area
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before, was not in keeping with the surroundings; .
the recent traffic survey took place in what was probably the quietest period of
time of the year. During the summer month's farm traffic with its inherently large
vehicles are much more in evidence. The current road is narrow and is taken up
almost completely when occupied by the above mentioned vehicles, plus any
busses. In addition there is very little room to walk on what are poor verges when
this heavy traffic is passing. Currently there are not many if any walkers on this
part of the road as the walking paths The Cumbria Coastal Path' which follows
the river, and 'The Hadrian's Wall National Trail' which cuts across country from
Beaumont to Burgh by Sands, do not use this section of the road, this would
increase if walkers de-toured to the proposed site;

Wildlife such as roe deer, foxes and partridges are seen moving through the
area, the open comer area where this development is proposed could almost be
seen as the only corridor to the wider countryside beyond, connecting the triangle
of fields bounded by Kirkandrews-Upon-Eden, Beaumont and Monkhiil. A
concentrated increase in human activity at this point must have an impact on
wildlife movement; @
it has been assumed that as this application is virtually the same as that which
was withdrawn only a short while ago ref 08/1043. The previously personal
comments posted by Parishioners to the planning department should be added
to this planning request. If this cannot be done the said people will need informed
as some did not realise it was necessary to write again;

a site visit would be a necessity for this application;

The following further comments were received on the 14th April 2009;

Whilst the application is made under the provision within Policy EC16 (covering
support for tourism on and around the Roman Wall), the Parish Council believe
this should not be interpreted as a blanket permission and that there should still
be a requirement to provide the appropriateness of any given application. We
feel that supporting documentation should cover the actual numbers which would
be expected, with the source and support for these numbers clearly stated.
During the course of the planning meeting the number of 14500 people was .
mentioned as users of the walks. With parishoners living adjacent to the village
green, which is used as a resting point, we can assure Committee that no such
numbers are experienced. As an indicator the village waste bin on the green is
emptied only once every two weeks in high season;

On the day of the meeting it became known that the site was already being
advertised as a rural destination away from the city. In this planning application
the site is being presented as a resting place for hikers and walkers, cars were
not seen as a significant part of the equation. We would suggest that such an
advertisement would indicate a degree of traffic beyond that presently presented
in the application could be anticipated. Bearing this in mind does the present
layout reflect this and should the highway department be asked to re-assess the
situation, especially as the planning committee experienced at first hand the
ease with which congestion occurs and this is at the quiet time of year;

The plans for this application do not show sections through the field which in
reality is elevated some way above the adjoining road, anything which .
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accelerates or concentrates the flow of water as would the provision of
soak-away served washing, toilet facilities and laundry provisions, must
exacerbate the current flooding problem; -

o It is worth noting that the area of the road suffering flooding is in the direction of
the walks and will have to be traversed by any users of the site, this will force
people away from the heavily flooded verges into the shallower water in the
centre of the road. As the road bends sharply at that point oncoming vehicles are
also in the centre of the road as they try to avoid the deeper water thus
exacerbating the associated safety issues;

Hadrians Wall Heritage Limited: | am writing to you, as the Hadrian's Wall Path
Nationa! Trail Manager, with some additional information in support of Martin
Doherty's development of Monkhitl Camping Park.

First of all 1 can confirm that there still exists a general walkers’ complaint about a
shortage of short-stay accommodation west of Carlisle, in particular for
camping/hostel and budget B&Bs. The situation since the Trail opened in

2003 has improved elsewhere, to the point whereby | am more or less happy with
the accommodation provision, with the area west of Carlisle being the last to catch

up.

It may be helpfui to quote from Natural England's 2007 national survey of ail of
England's National Trails. The survey revealed that 68% of long-distance walkers
using National Trails (of which Hadrian's Wall Path has 7,000, plus several thousand
more short-stay visitors) use either B&Bs or camping sites/camping barns/hostels.

The survey also confirmed that long-distance walkers, travelling on foot,

quite understandably prefer to see more and cheaper accommodation close to the
Trails. Without access to cars walkers also want to stay as close as possible to the
route and | would say that Monkhill Camping Park helps to meet that aspiration.

| would also like to highlight the fact that Hadrian's Wall Path is attracting a sizeable
constituency of people who are new to walking in the countryside; this can only be a
good thing but it is clear from my postbag that these people have their own particular
requirements, many of whom prefer not to carry their heavy packs with them whilst
on the Trail. This is reflected in the fact that Hadrian's Wall Path now supports three
full-time baggage carrying companies who transport walkers' bags every moming
between accommodation addresses.

To summarize, most National Trail walkers using Hadrian's Wall Path do not have
access to cars, they arrive and leave on foot each day and they rely on local
accommodation provision and supporting services to enable their holidays to
become a reality. There remains a shortage of budget accommodation,

including camping provision, west of Carlisle, and | believe that the Monkhill
Camping Park development will help to meet that need.

Environment Agency (N Area (+ Waste Disp)): The Agency has no objection to

the proposed development provided that any approval includes the following
planning condition:
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CONDITION

Prior to the commencement of development approved by this planning permission
(or such other date or stage in development as may be agreed in writing with the
Local Planning Authority), the following components of a scheme to deal with the
risks associated with contamination of the site shall each be submitted to and
approved, in writing, by the local planning authority:

1) A preliminary risk assessment which has identified:
« all previous uses
« potential contaminants associated with those uses
« a conceptual model of the site indicating sources, pathways and receptors
« potentially unacceptable risks arising from contamination at the site.

2) A site investigation scheme, based on (1) to provide information for a detailed
assessment of the risk to all receptors that may be affected, including those off site.

3) The site investigation results and the detailed risk assessment (2) and, based on
these, an options appraisal and remediation strategy giving full details of the
remediation measures required and how they are to be undertaken.

4) A verification plan providing details of the data that will be collected in order to
demonstrate that the works set out in (3) are complete and identifying any
requirements for longer-term monitoring of pollutant linkages, maintenance and
arrangements for contingency action.

Any changes to these components require the express consent of the local planning
authority. The scheme shall be implemented as approved.

REASON

The information provided with the application is inadequate and needs to be
supplemented with a desk study as per the guidance in CLR11. This is required to
protect the quality of Controlied Waters

AGENCY INFORMATIVE

Formal consent of the Agency will be required for the discharge of treated sewage
effluent to soakaway, under the Water Resources Act of 1991.

The applicant is advised to contact the Environment Agency’s Permitting Support
Centre, P O Box 4209, Sheffield. S9 9BS (Tel No. 08708 506 506) to discuss the
matter in detail

Following discussions with the applicant, the following revised response has been
received;

| have spoken to the applicant regarding the above today. | believe that this
resubmitted application defined the previous use as "agricultural® contrary to the
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original application (08/1043) .

| have spoken to our contaminated land officer Peter Bardsley today and we have
agreed that in the light of this, and the previously submitted information, the
contaminated land condition requested by the Agency on 09/0017(see e-mail
26/01/09) can be removed.

English Heritage - North West Region: Although this site lies within an
archaeologically sensitive area, between the line of Hadrian's Wall and the Hadrian's
Wall valium, in our view its nature and carefully considered location is such that it will
not have an adverse impact on the setting of the Wall in a way that impacts on the
Oustanding Universal Value of the World Heritage Site.

With reference to direct impact of the proposal on archaeological remains, the
applicant has undertaken an archaeological evaluation of the site and which
although it did discover ditch features of probable Bronze Age date, did not reveal
any archaeological remains relating to Roman frontier. As such, English Heritage is
happy to defer to the County Archaeologist as to the appropriate archaeological
mitigation, and provided their advice is followed we would not wish to sustain an
objection to this application.

Northern Gas Networks: UU has no objections to these proposals, however there
may be apparatus in the area that may be at risk during construction works and
should the planning application be approved, then we require the promoter of these
works to contact us directly to discuss our requirements in detail. Should
diversionary works be required these wilf be fully chargeable.

3. Summary of Representations

Representations Received

Initial: Consulted: Reply Type:
26 Skiddaw 20/01/09 Objection
Road
Northview Farm : 20/01/09 Objection
R 20/01/09 Objection
, Riverview
Santor 20/01/09 Objection
Bushy Bank 20/01/09 Objection
_lvy Cottage 20/01/09 - Objection
Yeavering : 20/01/09 Objection
The Old Windmill 20/01/09 . Objection
Mill Farmhouse 20/01/09 Objection
_ Beaumont House 20/01/09
,,,,,, .. Monkhill 20/01/09
) Braelees Coftage 20/01/09 Objection
Harrys 20/01/09 Objection
Cuswin 20/01/09 Objection
_ Glenstrae 20/01/09
, Gracelands 20/01/09 Objection
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Millfield 20/01/09 Objection
. Linsum - 20/01/09 Petition
Castle Cottage 20/01/09
. 8 Longburgh Fauld 20/01/09
. Loughrigg 20/01/09 Objection
Friars Garth 20/01/09 Objection
Ridge Lea Objection
_ Lock House Objection
Hollow Creek Farm Objection
; _ Greenstones Objection
- Burgh by Sands Comment Only
, Mylen House Petition

This application has been advertised by means of a site notice as well as

notification letters sent to 22 neighbouring properties. In response, 21 letters -

of objection have been received and are summarised below;

1.

2.

10.

11

no significant need as sites at Geltside and Grinsdale Bridge;
security - could be up to 60 people if campsite is full;
no amenities in surrounding area;

this will cause noise and change the appearance of an old part of Carlisle
area between Monkhill and Beaumont;

extra traffic;

the small B roads around Beaumont and Monkhill are not suitable to cater

for the proposed increased in road traffic. As it is when two cars pass
each other one has to pull on to the verge to allow the other to pass,
cutting up the verge and pulling all the mud onto the road;

increased traffic will increase noise in the adjoining villages;

the proposed wigwams and buildings will not sit in harmony with the
village as they will be out of keeping with the existing houses, to the
detriment of the World Heritage Site;

Safety is a concern both from the increase in traffic but also from the
steady stream of this new transient population potentially making use of
the site. Currently the beauty of Beaumont is that only people accessing
Beaumont itself go there, now however a steady stream of strangers will
be accessing through the village to stay at the site;

although the developers are saying they are aiming at folk who are
wishing to walk the wall, they would be powerless to prevent people who
wish to use the site to 'party’ thus increasing noise in the area;

. a campsite exists 2 miles away from Kirkandrews at the car sales bridge,

thus the grounds for this development are already catered for;
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12. the proposal indicates that the site could grow in the future which
amplifies all the previous concerns by another factor of magnitude;

13. the proposed use of the land is so out of keeping with current use that
Wigwams, buildings and a shop will change the village environment
forever, for the worse;

14. a much better solution would be to site this proposal well out of the way of
the local community where it could exist with good access and not detract
from our village, community and wildlife;

15. this is a greenfield site and it should not be used for any other use than
agriculture;

16. the proposed development would increase traffic flow at an already
dangerous crossroads;

17. is the application for timber (temporary type) buildings just a way of
gaining planning permission, then when they have passed their seli by
date they will be replaced by permanent homes;

18. if permission were to be granted then the field either side could risk being
developed as these could then be classed as in-fill plots. This would join
both the villages of Monkhill and Beaumont together creating one large
developed area rather than two small quiet tranquil villages;

19. there are no amenities in Monkhill, the pub has closed again having only
been open for approx three months prior to this it was closed for
approximately eight months. The bus service is limited;

20. it is a green field site and should not be used for new development when
- - accommodation for walkers already exists along this section of the route
and so close to Carlisle;

21. it will have a significant effect on local wildlife, especially roe deer, who
use this and adjoining fields as a means of passage and pasture;

22. access in and out of the proposed site will create a safety issue to
passing vehicles as the site entrance is very close to a blind bend;

23. this is a very narrow road from Monkhill to Beaumont and pedestrians
and young children who walk this route have to stop and giveway and
climb onto the grass verges to avoid traffic and buses. This is dangerous
in itself as the verges are constantly being severely damaged by large
vehicles which can't pass each other without mounting the verges;

24. the proposed development will certainly create a greater hazard than

already exists in vehicles gaining access to the Monkhill / Burgh Road
crossroad; '
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there is concern over the septic waste from this proposed development.
The planned soakaway into land that constantly floods onto the road from
this field and others so much so that it is impassible at times for
pedestrians and dangerous for vehicles. It is felt that health and safety will
be compromised,;

concern over noise, litter, day and night disturbance in this peaceful area;

an increase in seasonal visitors raises concems regarding increased
security risk;

The Supporiing Planning Statement refers at 4.4.6 to a preference to find
local accommodation, and states "where this is not feasible the guidance

 does allow for the principle of provision for on - site accommodation.” In

29.

30.

31.

32.

33.

this case, however, it is perfectly feasible to obtain suitable
accommodation. There is at this moment a modestly priced property for
sale within walking distance of the proposed site;

the case for lack of feasibility appears to be based upon the fact that the
applicant jlives in Maryport, and the scale of the proposed business would
not sustain the purchase of a house. This is no doubt true, but spurious.
Everyone has to live in a house of some kind, and its value is normally
irrelevant to any business which the resident might undertake. There is
nothing to prevent any applicant from relocating to say, Monkhill. If he
were unable to afford to do so it would be unfortunate, but this would not
make a case for on-site accommodation;

The fact that Monkhilt is referred to as a sustainable development location
at DP1 is irrelevant as the proposed site is outwith the village;

if granted, this dwelling would constitute the thin end of a wedge. If this
application were to be granted it would be difficult to refuse a further
application for a residence 'only 215m' away from this one, leading
ultimately to infilling the countryside between Monkhill and Beaumont;

The applicant seeks to quell fears by referring to the business being tied
to the business, drawing attention to the fact that the occupancy would
cease if the business should fail. The fear is not that it might fail, but that
it might succeed beyond all expectations, leading to almost inevitable
expansion; '

In the statement at 4.1.1. 'is anticipated that the majority...will arrive by
foot or bicycle'. We can only conclude that this statement was made with
tongue firmly in cheek. The very strong likelihood is that they would arrive
by car, no doubt with bicycle and/or climbing boots, and use the site, with
its convenient parking, as a base. This would involve unacceptable
increase in traffic on a very narrow road, and particularly at the
Crossroads at Monkhill, which has appallingly poor visibility to the left
when emerging from the direction of the site;
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34. At 4.4.9, the services provided by the cabin (Cafe etc.) would be
'extended to passing walkers and cyclists'. Motorists are not mentioned
but it would obviously be impossible to distinguish a motorist froma
walker. If this Cafe were to prove a success, impossible congestion in the
vicinity would result, no safe roadside parking being possible;

35. the width of the road serving the site is extremely narrow - two cars can't
pass at the same time. It is also used by the local bus service, milk
wagon's, heavy agricultural vehicles and cattle;

36. the ditches to the side of the road are badly damaged and the gulleys are
blocked and the road floods badly. This proposal will only add more
problem's to the Monkhill to Beaumont Road. There is also no street
lighting or road markings;

37. there are no amenities in Monkhill;

38. the field is agricultural land and should be kept so;

39, the site is a bronze age site close to the Vailum. Our heritage should be
protected, not developed upon;

40. a camp site would be noisy, create extra traffic and possibly invite crime.
Monkhill and Beaumont consists of a lot of elderly residents;

41. there are existing tourist facilities in the local area,
42, this proposal would add extra traffic to narrow busy roads;

43. the drain that's positioned just past the proposed site leaks effluent and it
has done for the past thirty years,;

44. it is understood that applicant resides at Crosby near Maryport, as such, it
is considered that a site in Maryport would have made more sense as
there is a lot more interest and history there, for example, a Roman
museum,

45, discussions with walkers do not suggest that they require a campsite
between Beaumont and Monkhill;

46. if the proposal went ahead and was not successful, would the cabins and
the dwelling be removed and the field re-instated?

47.the seven additional permanent buildings, in a small rural community
would represent a substantial development, and will potentially change
the character of the area; '

48. although there is a 30mph speed restriction in operation we have

problems with speeding traffic entering the village. This development
would lead to more traffic and hence make this problem even worse. Also,
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the sihgle track roads around Beaumont attract walkers and cyclists and .
the extra traffic would potentially make conditions for these road users
more hazardous;

49. the change of use would be incompatible with the existing environment,

50.

51.

62.

53.

this is a rural district on the edge of an Area of Qutstanding Natural

Beauty and would not benefit from the kind of development proposed.
it is located within an isolatéd community with no amenities;

there is little or no public transport to or from Carlisle outside of daylight
hours and users of the facility would therefore be tempted to make their
own entertainment with all the consequent noise and light pollution for
nearby residents;

the proposal is economically flawed and stands a good chance of failing,

in which case the investors would be tempted to recoup their investment .
by letting the cabins on a pemmanent basis, with all the consequent social
drawbacks;

it is agreed that the Solway needs more tourist accommodation, but not

- the low grade sort envisaged in this application. There are plenty of camp

54,

55.

. 56.

sites in the area, and in any case real campers pitch their tents in
convenient fields. What is needed is more good quality bed and breakfast
accommodation and restaurant facilities. The proposat does nothing to
encourage this. On the contrary it would set an unwelcome precedent
that could result in the Solway being surrounded by low grade
developments of this sort. This would discourage tourists from visiting our
area. If we are to encourage British tourists who currently holiday abroad
to come here we have to offer more than a wigwam in a field. They will
demand good quality accommodation, e.g. en-suite facilities as a
minimum,;

the proposed site is outside the village of Monkhill but still unfortunately .
close enough to impact it. If this site were developed it would then create

a possible application to in-fill between the Chapel and the campsite. And

if permission has been granted for this site outside the village who knows

how long it would be before Beaumont and Monkhill become cne village

corridor!;

the size of this proposed campsite which the developer continually refers
to as small is not small enough. In the notes it says the septic system is
designed for 25 people but if there are 3 wigwams (for 2 people) and 2
self catering cabins (may sleep more than 2) and then 10 tent sites (could
be for 2 people or more) as well as a site managers house then that adds
up to more than 25 people even without it being full. Considering the
village of Monkhill consists of around 32 houses this would seem like a
large increase of population for this area during the summer months;

why build a site managers house when there is a perfectly good house for .
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sale in Monkhill currently;

The road network around Monkhill and Beaumont is not suitable for the
type of traffic that this sort of development would bring to the area e.g.
cars and caravans and the large vehicles needed to service this type of
development, - - -~ N -

Surely the damage to the local area and the increase from traffic will go
against everything we as a County are trying to achieve;

Trying to save our local landscapes especialiy in an area like the Solway
Coast must be of the up most importance because as we know from other
areas around the Country once we lose these areas of outstanding

natural beauty we can never get them back sadly a situation where we
have only looser;

As we know these sites do not stay small and once started rarely stop
until they become a blot on the landscape just travel to Silloth for an
example of this and as the application also proposes a dwelling for a site
manager it is hard to see how it can be financially viable to do this with a
plane for a couple of cabins and ten tents suggesting they would look to
expand the operation in the future and as previously stated it is easier to
expand once the damage is done. 1 have no problems with someone
wishing to build a family home in the area but this is just an ugly blot that
I'm sure not many people would wish to view from their home;

There is no benefit commercial or financial to the local economy that | can
see from this proposed development as we live in times where anyone
staying on this development will just drive back in to Carliste to do there
shopping at one of the national chain supermarkets increasing traffic even
more and damaging the environment even more;

Moving to this area was a decision made based on the fact that it was a
quiet rural environment to bring our children up in, a development like this
will ruin this beautiful area and as stated before once gone you can never
get it back. Surly with the current financial climate the world finds itself in.
there are enough Hotels, Bed and Breakfast, Cottagers, Lodges and
Camp sites struggling to fill the space they have available and make their
business financially viable and keep their heads above water. This
development will just create competition for an already struggling sector of
our economy;

the campsite location is not actually on the Hadrians Wall trail unlike the
many other B&Bs, campsites and bunkbams in close vicinity to Monkhilt;

Monkhill is a small rural hamlet with 32 dwellings and no local amenities -
the local Public House has recently closed;

the bus route serving the area is limited;
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66. the staggered cross roads at Monkhill are difficult to negotiate at the best .
of times. Visibility towards Burgh-by-Sands is good. However, visibility
towards Kirkandrews on Eden is exceptionally poor;

67. the proposed development intends to build on a site which is currently

~agricultural land. The fand should remain for agricultural use. Surely
Carlisle City Council should be promoting conservation of agricultural land
and preservation of all animals which live and hunt on that land;

68. the development would spoi! the countryside between Monkhill and
Beaumont;

69. the ground is always wet even in summer on the Monkhill side of the
proposed development, and on the Beaumont side the road floods on a
regular basis even after moderate rain;

70. there is obviously a problem with the drains in that area and the .
development would compound the problem;

71. any development whatsoever in this green field would be a disaster. The
small villages of Beaumont and Monkhill are separated by only four fields
and this would create an in-fill situation encouraging other local
developers to also destroy the farmland with more developing, causing,
eventually in time, for Beaumont and Monkhitl to merge into one.

72. we do not walkers trooping up and down the village looking in windows
and gardens;

73. the countryside must be preserved for future generations and wild
animals;

74. there is no necessity for any input into the local economy which would
only consist of a few walkers visiting Monkhill pub, it has sufficient local .
trade, as a community to survive, only being closed at present due to
wrongly placed tenants. We do not want to be imposed upon by the
tourist trade and certainly do not want a cafe on the doorstep;

75. the proposal will prevent frogs and toads using their migratory route;

76. the applicant(s) claim an average site usage of 9-15 persons, but
concede that 'there will be times when the numbers are outside this
range'; the site is expected to be operational outside of standard tourist
seasons, 'we hope to add extra cabins once we have gained enough
income' and 'we hope to add an additional WC when an information point
is added’. Clearly financial necessity will drive this project to operate at
maximal capacity for as long as possible each year and the safeguards
for the local area are not adequate to cope with this level of usage. They
claim the site is mainly for walkers and cyclists but they cannot, and will
not, discriminate against customers who arrive by other modes of
transport, thus affecting traffic volumes; .
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thé applicant(s) answer to concerns regarding noise and crime is 'most
people who walk Hadrian's Wall are over 30° - criminal and antisocial
behaviour is not solely the preserve of the young;

I note 'the cabins are specially designed and used in remote areas of
Scotland'. Whilst this may be a statement of fact, Beaumont is not
remote. Furthermore, these cabins look absurd and out of keeping in
Scotland, just as much as they will if allowed in to Beaumont / Monkhil.
The applicant(s) claim that the "height of the existing hedgerow will be
increased by about 1m so the site will be unlikely to be visible’. However,
a well managed more substantial hedge will take time to grow. In the
interim, the site will be an eyesore;

the applicant(s) state that 'there is a pub in Burgh-by-Sands, only a 20
minute walk away'. They fail to point out that there is also accommodation
in Burgh, very near to the pub. Why then would you wish to camp in
Beaumont and walk 20 minutes to the pub, when you could stay in Burgh
and only walk 5 minutes to the pub?;

this project begins the infill of the green space between two sperate
hamlets - part of the beauty and character of the area. If this proposal is
passed you the planners, and the Maryport applicants, will be responsible
for the development of an indistinct urban dormitory, in place of green
fields and open countryside;

it appears that the holiday accommodation will be avaitable for use on a
year round basis and must be judged in this context;

the siting of a dwelling in open countryside for use by the Site Manager

~ directly conflicts with local plan poticy. There is nothing in the

83.

84.

documentation that we have seen to support an identified and proven
need for a dwelling. In our view there must first be a need to justify the
planning consent. To approach the issue the other way round would be
entirely wrong,

there will be many months during the year when the holiday facility
proposed will be barely used. If the facility is under used or worse still fails
completely the precedent for a residential dwelling free of ant restriction
will have been established. We would be grateful if in the Planning
Officer's report to the Committee it could be clearly indicated how it is
intended that the residential dwelling might be linked to the remainder of
the development to prevent it being sold off or occupied separately from
the development;

while we are aware that a traffic statement has been prepared its
contents do not alleviate or eliminate our client's concemn regarding the
additional traffic that would be generated along this minor route. Existing
traffic already has a serious and damaging effect upon the road verges
and gutters. Photographs are enclosed illustrating the concern;

371



SCHEDULE A: Applications with Recommendation

3.2

85.

86.

87.

88.

09/0017

the road network surrounding land in this area frequently floods and again
this is clear from the photographs. It is a logical and understandable fear
on our client's part that increased commercial and vehicular activity in the
area can only make matters worse;

Part of the development site proposed is elevated some 2 metres above
the road and our client's adjoining land and property. He will be
overiooked which will directly impact on his privacy and amenity. A
development which adversely affects the amenity of neighbouring
residential property is in direct conflict with local plan policies. Our client is
aware that certain landscaping / mitigating measures are proposed in the
form of planting. Any planting scheme will take years to mature and will at
best only be effective during the summer months. The proposal in our
view represents unneighbourly development;

the development represents development in the open countryside. The
thrust of national and local guidance is that the countryside should be
protected for its own sake and where possible enhanced. The use of the
site for the development proposed directly conflicts with this guidance;

the land floods - the proposed access is at the junction of two beck's. One
is a drain at the roadside from Monkhill, the other is a drain along the
nearest field to the proposed entrance. The lonning is currently liquid
mud;

89. the proposed drainage system_'will have nowhere to empty;

90. on inspection there is evidence of sewage contamination in stagnant

91.

guliey pools which transfers to a much wider area under flood conditions.
From a public health perspective to suggest people should live in, or
adjacent to, these conditions is Dickensian. This leads me to speculate
as to how long before an accident or outbreak of disease occurs;

it has been suggested that this development would be good for local
economy. Monkhill and Beaumont do not want any boost to our economy.
We are two sleepy retirement villages, within commuting distance to
Carlisle, where the few working people make there living before returning
to these quiet little villages. The only economy that would be boosted by
this house and development would be the applicants. Boosting the local
economy would lead to growth of these small communities which is
something we don't want;

02. although the plan shows parking for the tents and cabins, no parking is

provided for people visiting the snack bar;
In addition to the individual letters of objection, a petition signed by 45

residents of Beaumont has also been received. The petition does not
provide details of the specific reasons for the objection;
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3.3 - Afurther petition signed by 32 residents of Monkhiil has also
been received. Again, the petition does not provide details of the specific reasons for
the objection; '

4. Planning History

4.1  In 2008, under application reference 08/1043, an application for the change
of use of agricultural land to holiday accommodation comprising of 2no
self-catering cabins, 3no, camping cabins, services, 10no. tent pitches,
access road, alterations to existing vehicular access and placement of 1no.
dwelling for occupation by site manager was withdrawn;

5. Details of Proposal/Officer Appraisal

Introduction

51 Members will recall that they resolved to refuse permission for this proposal
at the Committee Meeting on 24th April 2009. However, the decision was
made in the absence of all the available information, particularly in relation to
comments received from Hadrian’s Wall Heritage Ltd. It was therefore
considered, in faimess to all parties, to re-present the application at this
meeting. As Members wili be aware, the application seeks full planning
permission for the provision of tourist accommodation and associated
facilities within a field located on the eastem side of the road leading north
from Monkhill to Beaumont. The application site is approximately 500m to
the south-west of the Hadrian's Wall Path National Trail (HWPNT) within the
Hadrian's Wall World Heritage Site Buffer Zone and adjoins the Solway Coast
Area of Outstanding Natural Beauty. The field has an approximate area of
0.44 hectares and is bounded to the south, west and east by natural hedging.
The northemn boundary is a post and wire fence. The field is above the level
of the road that runs along its westem flank. Agricultural fields are located to
each other flank with the nearest residential property, Lock House, located
approximately 60m north-west of the northern boundary of the site. The
closest properties within Monkhill are approximately 180m from the
application site; the closest properties in Beaumont are approximately 200m.
Access to the site is from the south-west comer of the field.

The Proposal

5.2 This application seeks approval to provide 3 camping cabins, 2 self catering
cabins, a service cabin, storage shed, info cabin, ten tent pitches and a cabin
to provide accommodation for a "key worker” within the site. It is also
intended to provide a gravel access road and undertake landscaping,
primarily through hedge planting. The site plan indicates that the proposed
tents will be located on the eastem side of the access road (away from the
public highway) and the remaining timber structures located to the west of the
access road. The applicants have indicated that surface water drainage will
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be in the form of a soakaway with foul sewerage dealt with by means of a
package treatment plant.

The proposed self catering cabins are to have a length of 8.1m (including
overhang), depth of 2.7m, maximum roof height of 2.95m, and are to be
constructed from timber. The cabins will provide a bedroom, toilet/shower and
combined living space and kitchen.

The camping cabins are ‘A’ shaped buildings with a floor area of 5.5m x 3.7m
and a roof height of 2.8m. The cabins will again be constructed from timber
and provide a single living space with no washing facilities.

The service cabin is to have a floor area of 9.2m x 6m with a maximum roof
height of 3.5m. It is to be divided into two distinct areas, one comprising a
kitchen and café area; the second two toilets (including one suitable for
disabled people) and two showers. A ramp is to be provided to allow access
to the cabin for disabled people. The cabin is to be constructed from timber.
Adjacent to the service cabin it is proposed to a erect a timber drying room
with a floor area of 3.63m x 1.82m and a roof height of 2.27m.

As noted, the tent pitches are to be located to the east of the site with
individual! pitches screened from one another by means of willow/hazel
hurdles of approximately 2m in height. A dogwood hedge is to be planted to
the rear of the tent pitches to provide delineation with the soakaway that is to
be located directly behind.

The key worker's accommodation, that is for the manager and his/her family,
is to be located at the northern end of the site. It is to be single storey with a
floor area of 10.9m x 6m (maximum 13.1m x 7m including verandah). It will
provide three bedrooms, a bathroom, toilet/shower and combined kitchen and
living area and is to be constructed from timber.

The application is supported by a planning statement, design and access
statement, traffic assessment, hedgerow survey report, archeological
evaluation, and a business plan. The intention is for the proposed
accommeodation to be primarily, but not exclusively, used by those walking
along the HWPNT and cyclists on the Coast to Coast (C2C) route. The facility
will offer tourist accommodation throughout the year. Given the nature of the
anticipated users, it is likely that the length of stay will generally be shor, i.e.
one or two nights.

Assessment

5.9

5.10

The relevant policies against which this application is required to be assessed
are Policies DP1, CP1, CP4, CP5, CP6, EC16, H7, LE5S and LE29 of the
Carlisle District Local Plan.

The proposal raises two distinct issues. The first is whether the principle of

providing holiday accommodation in this location is acceptable and is
considered at 5.11 to 5.31. The second relates to the acceptability of
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providing key workers accommodation on site which is considered at 5.32to
5.34,

1. Whether The Principle Of Tourist Accommodation Is Acceptable In This
Location |

The proposal falls outside of a sustainable development location as defined
by Policy DP1 of the Carlisle District Local Plan. However, Policy EC16 of the
Local Plan states that proposals for tourism related development will be
supported where they contribute to the economic and physical regeneration of
an area provided that the following criteria are achievable on site:

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

2. the would be no unacceptable adverse impact on the
landscapeftownscape; and '

3. - adequate access by a choice of means of transport, including sustainable
modes of travel such as cycling or fong
distance walking and appropriate car parking can

be achieved; and

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

5. If the proposal is within a rural area it is well related o an established
tourist attraction or an existing group
of buildings, or would form an important element of

a farm diversification scheme; and ' '

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

In addition, the policy stresses the importance of Hadrian's Wall as an
attraction for sustainable tourism with the supporting text referring specifically
to opportunities for the provision of new facilities close to the trail - particularty
refreshment facilities, toilet blocks, car parks and accommodation.

2. Impact On Landscape Character

As noted, criteria 1 and 2 of Policy EC16 relate to the impact on landscape
character and existing settlements. The proposal will result in the introduction
of a number of timber structures on an open field within the Hadrian's Wall
Buffer Zone and adjoining the Solway Coast AONB. A number of objections
have been received on the basis that the proposed structures will be visually
intrusive, especially in the context of their proximity to areas of recognised
historic and landscape value. However, the cabins and associated buildings
are small-scale low level removable structures which could, if required, be
removed from the site without any significant restoration of the land. The tent
pitches will also have minimal impact. The plans show there to be minimal
hard surfacing to accommodate parking/barbecue areas with the intended
surfacing materials designed to enable grass to grow through. The applicant
has also included details of further screening of the site and cabins in addition
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to the existing hedgerows that will minimise any visual impact. It is therefore
considered that the requirements of the aforementioned criteria are
achievable on site.

3 . Accessibility

Criteria 3 of Policy EC16 requires any tourist facility to be accessible by a
choice of means of transport. In this regard, the applicants are specifically
marketing the site at walkers and cyclists following the HWPNT and C2C. As
such, it is likely that a higher percentage of people using the facility would
arrive on foot or by bike than would normally be associated with a
development of this type. In addition, there is also a bus service which runs in
close proximity to the site. Whilst it is inevitable that some people using the
site will arrive by car, it is considered that the proposal provides sufficient
altemmatives to demonstrate compliance with criterion 3.

4. Impact On The Local Highway Network

The fourth criterion seeks to ensure that the level of traffic generated can be
adequately accommodated by the local highway network. As already
discussed, it is considered likely that a high percentage of visitors to the site
will arrive on foot or by bike. However, the proposal will also generate
additional motor vehicle movements. A number of concerns have been raised
by residents in relation to this aspect of the proposal. Firstly it is asserted that
due to the narrowness of the road between Beaumont and Monkhill, two
vehicles - especially when this involves a tractor, bus or similar - are unable to
pass without driving onte the verge. Photographs have been provided by one
objector to show the damage which has already been caused to local verges
as a result of this. Secondly, there are highway safety concems because the
staggered cross-road in Monkhill is considered to have particularly poor
visibility. Likewise, the visibility for cars leaving the site is felt to be particularly
poor. There is also a general concern in relation to increasing the amount of
traffic on the relatively narrow rural roads in the vicinity of the site.

In relation to the impact on the verges, as demonstrated by the photographs
submitted by the local resident, this is a pre-existing issue which, given the
modest nature of the tourist facility and its emphasis on attracting walkers and
cyclists, is considered unlikely to significantly exasperate the problem. In
relation to safety concerns, the Highway Authority has raised no objection to
the proposal subject to appropriate conditions being attached to any
permission that may be granted to ensure, amongst other things, appropriate
visibility splays and entrance to the site is achieved. On this basis, it is
considered inappropriate to recommend refusal of the application on highway
grounds.

5. Whether The Proposal Is Well Related To An Existing Tourist Attraction
Criteria 5 of Policy EC16 of the Local Plan states that proposals for tourism

related development in the rural area must be 'well refated to an established
fourist attraction or an existing group of buildings, or would form an important
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element of a farm diversification scheme'. In this instance the proposal is
clearly well related to the Hadrian's Wall World Heritage Site and the
associated Hadrian's Wall Path National Trail. As such, it is considered that
the requirements of this criteria are met.

A number of objections have been received on the basis that there is no need
for the facility as there are numerous other establishments of various kinds
offering accommodation for people visiting / walking the Wall in the wider
area. However, Hadrian's Wall Heritage Ltd have provided a letter of support
for the proposal which states that 'we are particularly interested in the
development due to the fact that it will offer high quality, environmentally
friendly facilities for walkers and cyclists in an area of Hadrian's Wall corridor
that currently has no provision of this nature”. In addition, a further letter of
support has been received from Hadrian's Wall Path National Trail Manager
which states, in summary, that 'most National Trail walkers using Hadrian's
Wall Path do not have access fo cars, they arrive and leave on foot each
day and they rely on local accommodation provision and supporting services
to enable their holidays to become a reality. There remains a shortage of
budget accommodation, including camping provision, west of Carlisle, and |
believe that the Monkhill Camping Park development will help to meet that

‘need". In addition, the applicant has submitted a publication entitied The

Economic impact of Cycle Tourism in North-East England' which has been
producd by SUSTRANS. This publication states that 160,000 trips were made
on Hadrian's Cycleway in 2006 (79,000 in the North-West region). Of these,
7500 were end to end users. The route generated £6,500,000 and created or
safeguarded 105 full-time equivalent jobs.

It may be asserted that granting approval for this development could
potentially impact on the financial interests of nearby enterprises - listed by
objectors - which also provide tourist accommodation, albeit of a different
kind, in close proximity to the Wall. However, ministerial advice has often
re-iterated that considerations of commercial competition are not planning
matters and this would therefore not provide a valid reason for refusing the
application.

8. Whether The Proposal Would Safeguard The Local Environment

The final criteria of Policy EC16 requires that the distinctive environment,
culture and history of the area are safeguarded.’ As noted, the proposal falls
within the buffer zone of the Hadrian's Wall World Heritage Site and is
therefore in a location of acknowledged historical significance. Concem has
been raised that the proposal will have a detrimental impact on the historic
and archaeological interest of the area. As such, the applicants have
submitted an archaeological evaluation of the site and both the Cumbria
County Archaeologist and English Heritage were consulted. However neither
raised any objection to the proposal as it was not considered that any
archaeological remains would be affected.

In addition to impact on the historic environment, concemn has also been
raised as to the potential impact on wildlife. However, it shouid be noted that
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the proposal falls within an intensively managed agricultural field which has .
most recently been used for grazing animals. As such, the field is likely to

have low intrinsic value for wildlife. Whilst it may be used by foraging animals,

the field represents a small part of an extensive resource of similar habitat

and any impact on wildiife is therefore likely to be minimal.

In addition to the above, should permission be granted, the proposal would
require the hedgerow around the proposed entrance to be cut back to allow
the visibility splays required by the Cumbria Highway Authority to be achieved
on site. It may also be necessary to remove a small amount of hedgerow
(<0.50m) to allow the minimum carriageway width of 4.8m to be achieved.
The Council Tree Officer has assessed this hedgerow and has advised that it
would qualify as ‘important' under the terms of the Hedgerow Regulations
1997. As such, he has noted that there is strong presumption in favour of it's
with any loss only warranted in exceptional circumstances. However, given
the minor nature of any hedgerow removal which may be required and the
mitigation afforded by additional planting within the site, it is not considered .
that their would be sufficient grounds to warrant refusal of the application on
the basis of the loss of this small section of hedgerow, if required.

In addition to the above, a number of additional concemns have been raised in
relation to the tourist accommodation which are addressed below.

7. Crime and Anti-Social Behaviour

A number of residents have raised concems that by potentially having up to

60 tourists in the area at one time, there will be an increased risk of criminal

activity within Beaumont and Monkhill. As such, the Cumbria Constabulary
Architectural Liaison Officer has been consulted on the proposal. Whilst

officially raising no comment, he has verbally advised that there is no actual

or anecdotal evidence to suggest that this type of development is associated

with an increased risk of criminal activity.

Concern has also been raised over the potential for anti-social behaviour .
caused by ‘partying’ tourists. The Cumbria Constabulary Architectural Liaison
Officer has verbally commented that whilst this type of anti-social behaviour
was historically a problem on the large Lake District camp sites, it has now
largely been ‘managed out’ through, for example, the adoption of policies
refusing admittance to large, single sex groups of tourists. It is therefore
considered that through good management of the site, anti-social behaviour
could be minimised. It must also be remembered that the proposed site is
largely seeking to attract walkers, cyclists and visitors to Hadrian's Wall and
will offer limited services. It is therefore likely that the site would attract
visitors wanting a different experience to the large Lake District sites that retail
alcohol and provide on-site entertainment.

8. Impact On The Living Conditions Of Neighbouring Residents

There have been a number of general objections to the proposal on the basis
that it will adversely effect the living conditions of residents of Monkhill and .
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Beaumont through an increase in the number of people walking through both
villages. There has also been a spegific objection from the resident of Lock
Cottage as he considers that the proposal will result in a direct loss of his
privacy and amenity. '

Policy CP5 of the Carliste District Local Plan seeks to ensure that there is no
adverse effect on residential amenity arising through development. Whilst
acknowledging the general objections raised, it should be remembered that
the proposed site is relatively small and will cater for a limited number of
tourists at any given time. Members should also be aware that the HWPNT
already passes through Beaumont and so - given that the site is primarily
aiming to attract walkers - it is likely that a high percentage of people using
the site would pass through Beaumont regardiess of the presence or
otherwise of the application proposal. In addition, given that Monkhill is
farther from the HWPNT than the site and has little to offer in terms of tourist
facilities, it is reasonable to assume that not everyone using the camp site will
journey as far as Monkhill. If people require, for example, evening meals, itis
more likely that they will continue along the trail to Burgh-by-Sands. It is
acknowledged that if the Public House in Monkhill were to re-open, this would
act as a draw to people using the site. However, it is still not considered that
this would lead to people visiting Monkhill in sufficient numbers to adversely
effect the living conditions of residents.

The concems raised by the resident of Lock Cottage in relation to loss of
privacy and amenity are acknowledged. However, any assessment of likely
impact must be made on the basis that, at its closest point, Lock Cottage is
some 60m from the boundary of the proposed site and a hedgerow, road,
agricultural field and bank and a number of trees are located between the
two. In addition, as the visitor facilities are located towards the southem end
of the site, they would actually be at a distance of some 100m from the
house. It should also be noted that the northern end of the site is significantly
elevated in relation to the southern end so views of Lock Cottage from the
tourist accommodation - and vice versa - would be limited. The key workers
accommodation is to be located to the northern end of the site and would be
more visible. However, given the distances involved it is not considered that
this would have sufficient adverse impact on the living conditions of the
resident of Lock Cottage to warrant refusal of the application.

9. Flooding and Drainage

A number of objections have been received on the basis that the road which
serves the site is liable to flooding. It has been suggested that this is a result
of the poor condition of existing drains in the area and also as the ditches
which run along the side of the road are blocked. As this is clearly an existing
problem, it needs to be considered whether the development of the site will
significantly exasperate the situation. Concem has also been raised as to the
condition of the field itself which it has been stated is subject to regular
flooding. However, as this element does not affect the public realm, it is not a
material planning consideration but rather a matter for the applicant to
address should planning permission be granted.
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A further letter from the occupier of Lock Cottage has also been received.
This questions the occupancy rate on which the initial foul sewerage scheme
submitted with the previously withdrawn application was calculated. This is
addressed within the revised drainage scheme prepared by Lakeland
Environmental Management. He has also stated that two properties within
Monkhill discharge into the adjacent storm drains and has provided a letter
from the City Council Estates Office from 1997 to confirm this. His concern is
that if the field were to flood, users of the site would be exposed to
contaminated flood water. The Environment Agency are however aware of
these comments and continue to raise no objection to the proposal.

In relation to likely impact on the road, the proposal will introduce little in the
way of permanent areas of hard standing. The access drive is to be
constructed from gravel and the parking places from reinforced mesh, neither
of which will impede surface water drainage. Whilst the timber structures may
have some impact, given their footprint in relation to that of the overall site, it
is considered that this would be minimal. In relation to foul sewerage, the
applicants indicated that this would be dealt with by means of a package
treatment plant. Members previously requested that the detail of this scheme
be submitted prior to the determination of the application. The applicants
have now provided this information. While the calculations are based on an
80% occupancy rate rather than a 100% and a flow of 50 litres rather than the
standard 75 litres has been used for tents, even at the higher occupancy
levels and flow rates, the amount of waste produced would fall well within the
capacity of the proposed system. The proposed sewage treatment and
disposal system is therefore considered to be acceptable. The Council
Environmental Quality Section - who would be responsible for licencing the
site - have confirmed that they have no objection to the proposed system.

In In relation to surface waters, the applicants have now indicated that they
intend to implement a water harvesting system with water from the buildings
collected and redirected to a holding tank where it will be used to flush the
toilets. This would have the benefit of slightly reducing surface water on the
site and also provide considerable environmental benefits. While details of
the system have not been provided in advance, the scheme could be secured
by means of an appropriate condition. The scheme would be constructed in
tandem with the proposed foul sewage scheme.

Notwithstanding the above, even without the provision of the above scheme it
is not considered that the proposal would resutt in sufficient additional surface
water reaching the road or adjacent land to warrant refusal of the application.
The proposal introduces little in the way of permanent areas of hard-standing
and the buildings are set back approximately 8m from the edge of the
highway. Without the above water harvesting system, water would be allowed
to run directly from the roofs of the buildings on to small gravelled areas
around their perimeter where it would soak into the ground in the existing
manner. As such, while the provision of the water harvesting system is of
benefit, even without it, it is not considered that there would be sufficient
grounds to refuse the application on the basis of additional surface water
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reaching the road.

10. Whether The Provision Of Key Workers Accommodation Is Acceptable

The report so far has concentrated on the acceptability of providing tourist
accommodation. However, the second major aspect of the proposal relates to
the provision of key workers accommodation on site. This element of the
proposal has raised significant concem largely on the basis that a) the
proposal is not of a sufficient size to warrant the provision of the dwelling and
b) the tourist element of the proposal is merely a means for the applicants to
receive permission for a dwelling in a location in which it would generally be
considered unacceptable. '

The Good Practice Guide on Planning for Tourism states that for many types
of holiday parks a residential managerial presence is often essential to
achieve quality service to the customer, security for the property and to meet
the obligations of health and safety. In order to assess proposals for staff
accommodation the Guide suggests that consideration should be given to
annex A in PPS7 which requires the applicant to meet the criteria set out in
paragraph 12.

Policy H7 of the local plan provides guidance in respect of dwellings essential
to agriculture, forestry and other rural based enterprises. This policy is based
on the guidance in PPS7 annex A. It is also relevant to note that the
proposed accommodation is in the form of a timber cabin that can be
relatively easily removed from the site should the proposed enterprise prove
unsuccessful. As such, Members can consider the imposition of a condition
that either gives temporary permission for the cabin or requires the cabin to
be removed and the land reinstated should the proposed enterprise cease
operation. Any further accommodation would require a separate application.
The applicants have submitted a business plan that indicates the phased
introduction of the camping and self catering cabins over a three year period.
As such, it is propsed to attach a condition to any permission that may be
granted to ensure the phased introduction of the holiday accommodation
actually takes place alongside the provision of the proposed key workers
accommodation. A condition is also proposed requiring the removal of all
structures and the restoration of the land within a given time scale should the
venture fail.

Conclusion

5.37

On the basis of the above assessment, the proposal is recommended for
approval subject to the imposition of relevant conditions.
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Human Rights Act 1998 .

Several provisions of the above Act can have implications in relation to the
consideration of planning proposals, the most notable being:

Article 6 bestowing the "Right to a Fair Trial" is applicable to both
applicants seeking to develop or use land or property and those
whose interests may be affected by such proposals;

Article 7 provides that there shall be "No Punishment Without Law” and
may be applicable in respect of enforcement proceedings taken
by the Authority to regularise any breach of planning control;

Article 8 recognises the "Right To Respect for Private and Family Life";

Article 1 of Protocol 1 relates to the "Protection of Property” and bestows .
the right for the peaceful enjoyment of possessions. This right, however,
does not impair the right to enforce the law if this is necessary;

The proposal has been considered against the above Protocol of the Act but
in this instance, it is not considered that there is any conflict. If any conflict
was to be alleged it is not felt to be of sufficient weight to refuse planning
permission.

Recommendation - Grant Permission

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).

This permission relates solely to the development of 2 self catering cabins, 3
camping cabins and 10 tent pitches which should be used solely for short
term holiday letting for not more than 21 days at any time and following the
expiry of such period those persons occupying the cabin / pitch shall not
re-occupy any pitch / cabin within 28 days. -

Reason: The site is within an area, where to preserve the character of
the countryside it is the policy of the local planning authority not
to permit additional residential development and to ensure
compliance with Policy H1 and EC16 of the Carlisle District
Local Plan '

The key workers accommodation, camping cabins, self catering cabins,

service cabin, washing/drying room, storage shed and all associated
infrastructure shall be removed from the site, and the ground reinstated to its .
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former.condition, if the facility ceases to operate.

Reason: To ensure that the accommodation is only occupied in
association with the operation of the tourist facility and that the
development complies with the objectives of Policy H1 and
EC186 of the Carlisle District Local Plan (2001-2016).

4, The key workers accommodation, identified on the block plan, shall be
occupied _only by the site manager and his/her immediate family.

Reason:  To ensure that the accommodation is only occupied in

: " association with the operation of the tourist facility and that the
development complies with the objectives of Policy H1 and
EC16 of the Carlisle District Local Plan (2001 - 2016).

5. The site manager/owner shall keep a register to monitor the occupation of
the 2 self catering cabins, 3 camping cabins and 10 tent pitches hereby
approved. Any such register shall be available for inspection by the Local
Planning Authority at any time when so requested and shall contain details
of those persons occupying the holiday caravans, their name, normal
permanent address and the period of occupation of the holiday caravan.

Reason: To ensure that the holiday caravans are not occupied as
permanent residential accommodation and to ensure that the
development complies with Policies H1 and EC16 of the
Carlisle District Local Plan (2001 - 2016).

6. Before use of the site hereby permitted approved commences, details of the
proposed,

1. Crime prevention and site security measures

2. Noise control measures

Shall be submitted, to and approved in writing by, the Local Planning
Authority

Reason: To avoid a negative impact on the living conditions of
neighbouring residents

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

Reason: To ensure that a satisfactory landscaping scheme in prepared
in accordance with the objectives of Policy EC16 of the Carlisle
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District Local Plan. .

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

Reason: The local planning authority wishes to see existing
hedgerows/trees incorporated into the new development where
possible and to ensure compliance with Policy CP3 of the
Carlisle District Local Plan.

All works comprised in the approved details of landscaping shall be carried
out in the first planting and seeding season following [occupation of the
building/dwelling or completion of the development,] whichever is the sooner. .
Reason: To ensure that a satisfactory landscaping scheme is

implemented in accord with Policy CP3 and EC16 of the

Carlisle District Local Plan.

Before the use of the site herby permitted commences, the whole of the
access area bounded by the carriageway edge, entrance gates and the
splays shall be constructed and drained in accordance with details submitted
to, and approved in writing by, the Local Planning Authority.

Reason: In the interests of road safety. To support Local Transport Plan
Policies: LD5, LD7, LD8

The development shall not commence until visibility splays providing clear
visibility of 2.4metres by 70metres measured down the centre of the access
road and the nearside channel line of the major road have been provided at
the junction of the access road with the county highway. Notwithstanding the .
provisions of the Town and Country Planning (General Permitted
Development) Order 1995 (or any Order revoking and re-enacting that
Order) relating to permitted development, no structure, vehicle or object of
any kind shall be erected, parked or placed and no trees, bushes or other
plants shall be planted or be permitted to grown within the visibility splay
which obstruct the visibility splays. The visibility splays shall be constructed
before general development of the site commences so that construction
traffic is safeguarded.

Reason: In the interests of highway safety. To support Local Transport Plan
Policies: LD7, LD8

The use of the development shall not be commenced until the access has

been formed with 4.5 metre radius kerbs, to give a minimum carriageway

width of 4.8 metres, and that part of the access road extending 6 metres into

the site from the existing highway has been constructed in accordance with .
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details approved by the Local Planning Authority.

Reason: In the interests of highway safety. To support Local Transport Plan
Policies: LD7, LD8

Access gates, if provided, shall be hung to open inwards only away from the
highway, be recessed no less than 6.5m as measured from the carriageway
edge of the adjacent highway and shall incorporate 45 degree splays to each
side. .

Reason: In the interests of highway safety. To support Local Transport Plan
Policies: LD7, LD8

The use shall not be commencéd until the parking requirements have been

constructed in accordance with the approved plan. Any such parking
provision shall be retained and be capable of use when the development is
completed and shall not be removed or altered without the prior consent of
the Local Planning Authority.

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

The use hereby permitted shall not be commenced until drainage works to
serve the development have been completed in accordance with the
proposed Sewage Treatment and Disposal System recommended in the
report prepared by Mr D Clayton of Lakeland Environmental Management

and dated 6t April 2009
Reason:  To ensure that adequate drainage facilities are available.

The use hereby pemnitted shall not be commenced until a scheme for the
harvesting of surface water has been approved in writing by the Local
Planning Authority. Such a scheme shall be constructed and completed in
accordance with the approved plans.

Reason: To ensure the appropriate treatment of surface waters

Prior to the commencement of the hereby permitted development on any
part of the site there shall be submitted to and approved in writing by the

| ocal Planning Authority, a plan and/or programme showing the proposed
phasing of the development and the development shall thereafter proceed
only in accordance with the approved phasing plan and/or programme or
such variation to that plan andfor programme as may subsequently be
agreed in writing by the Local Planning Authority.

Reason:  To secure in the public interest a satisfactorily correlated order
of development.
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Roman Wall Lodges - Business Plan

Summary . -
We are looking to set up a small camping park with a varied range of
accommodation on offer, primarily, to walkers and cyclists using the Hadrian's

‘Our site is literally only a five minute walk from where the national trail route
passes through the village of Beaumont to the west of Carlisle. The site, placed
between Monkhill and Beaumont, is in a prime location — only 8 miles (40 minute
bus jouney) away from the start of the path at Bowness, yet only 3.5 miles (8
minute bus journey) away from the city of Carlisle.

Sited in a small field at the roadside, the site is naturally screened by hedgerow
and the proposed development will have virtually no visual impact. This is
important given the proximity of the site to the Area of Outstanding Natural
Beauty to the north, and the fact that the site itself sits within an area identified as
being a World Heritage Site. The small scale of our proposal will provide much
needed accommodation for the increasing number of visitors to the area, but will
have virtually no impact on the local environment and surroundings. In fact, we
would hope that the only local impact is very positive: increased use of local
facilities such as the local pub and bus services, food sourced from local farmers
wherever possible, Where feasible, we will be using local farmers and
contractors to carry out work on site and we also hope to employ local people on
site at a later date.

We are both active walkers and therefore, have a vested interest in being able to
offer a high quality service to other walkers, cyclists and campers like ourselves.
We have accumulated lots of experience, knowledge and skills which we believe
can be put to good use to enhance the experience of visitors to our site. We
believe we can offer something slightly different and unique which will
complement the offer aiready available along the Hadrian's Wall trail.

We are actively committed to promoting a sustainable business — our aim is to be
able to set up and run a’'business with as little environmental impact as possible.
To this end, we will actively look to use as many environment friendly methods
and materials in setting up our business.

We have carried out a lot of research both in investigating the ‘viability’ or our
business idea, and also in finding suitable and appropriate methods for carrying
out our business. Informal discussions and consultations we have had to date
have confirmed that we have a ‘sound’ business proposition: this document
seeks to set out exactly how we intend to go about making our vision a reality

et lyg
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Background :

Personal skills relevant to the proposition:

We are both very keen walkers and campers and have lots of experience in this
country and abroad. As well as walking and camping as a couple, we also have
experience as part of a group. We have stayed in many different kinds of facilities
and, more often than not, been disappointed with the standard and quality of
facilities and services offered to campers and walkers.

When we were on hohday in America a few years ago, we were both very
impressed with the idea of providing camping cabins and quality facilities, which
was the “standard” offer in America. We were both at a stage when it was
possible for us to consider some “life-changing” ideas and so, the idea of
developing a business catering for people, like ourselves, who want to enjoy
walking and camping holidays but with a few "comforts” that make the difference
between a “pleasant and enjoyable™ holiday, as opposed to a camping holiday
where you just have to accept the fact that you will be faced with sub-standard
washrooms and services, and have access to fow, and often poor facilities for the
length of your st_ay. o

We are both easy going people who find il easy to mix with others and will have
no problem accommodating a whole range of individuals and groups who may
want to use our facilities. Between us, we are able to offer the following skills and
experience:
= QOver 20 years expenenoe of organising varied accommodation for group
walking and camping tnps throughout Britain
» Experience of organising walking and camping trips for local walking club
= Health and Safety training courses — roles and responsibilities, key
manager, risk assessment, stress management
= Experience of working in the hotel and catering industry (bar manager and
licensee, waitress, receptionist) _
= Practical skills and experience (electrical work, woodwork/carpentry,
running own internet and market business, computer skills)
» Over 20 years experience of working in the Public Services Sector
= Experience of hill-walking and mountaineering both in Bntam and abroad
* Member of an environmental campaign group

Once we decaded to look at the prospect of setting up such a busmess we then
jooked for possible opportunities. We visited Hadrian's Wall very shortly after
coming back from America and through a conversation we had with the owner of
the accommodation where we stayed at that time, who told us how much he was
strugglmg to cope with the additional demand for accommodation due to the
mcreasmg ‘number of visitors to the trail route, we decided to ook more closely at
the poss:blhty of setltng up such a business along Hadrian’s Wall.
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The market and its potential’:

Our main aim is to cater for walkers and cyclists using the Hadrian’s Wall trail.
Statistics and available data tell us that most people on Hadrian's Wall tend to
‘walk as couples (63% in 2007). Most people prefer o stay in B&B
accommodation (42%), with a smaller number planning to camp (18%). Our aim
is to provide quality accommodation at a reasonable price to these groups, which
accounted for some 60% of those people walking the Hadrian’s Wall trail in 2007,
We will be targeting cyclists as well as walkers, as this *market” has not yet been
fully realised in forecasts of future visitor numbers.

We know that we are going to offer something different to what is already
available elsewhere. Our accommodation will cater for those people who want a
quality, reasonably priced altemative to standard B&B accommodation, or those
who aren’t willing to “rough it” in a bunkhouse or use the usual type of campsite
on offer. The cabins that we are intending to use have been designed by an
award-winning Scottish architect who has gained some recognition for his work in .
developing such buildings. Once we put these cabins on site we will also be
linked to the “Wigwam Holidays" organisation, which through a successful
website, has become very popular with families looking for a slightly “different’
type of holiday. On speaking to other *Wigwam" site owners, we have been told
 that bookings are generally very good, so this would be an additional “market” for

us in terms of business viability.

Key to our success will be our ability to market curselves correctly to ensure that
we get information and details about our service offer to the right people. Again,
we have consuited-closely with other experts about this and, as much as
possible, we will be making use of existing websites, brochures and leaflets etc.

As well as attracting people using the Hadrian's Wall trail, we are also aware that

our iocation is ideal for people to use as a touring base - within quick and easy

access to the Lake District, the Solway coast (particularly poputar with

birdwatchers) and Scotland. It's proximity to Carlisle, with its excelient transport :
links, could make it an attractive place to stay for those seeking the .
conveniencas of “city life” without the hassle. A place which can offer the

attractions and facilities of city life, but where people can escape from the hustle

and bustle.

Although we expect most of our visitors to be seasonal (April — October), we are
also hoping to attract a small number of visitors at other times for the reasons
mentioned above. We have taken a pro-active decision to not cater for caravans
and tourers as there are other facilities in the area and also, we feel that
additional road traffic would affect quality of life in this area. The data indicates
that very few people choose to do the trail using a caravan. In our experience,
people in caravans are also looking for slightly different facilities.

" All statistics and data have beea taken from ‘Hadriart’s Wall Path National Trail: Economic Impact Study

and Trail User Analysis 2003 - 2007’
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Our market will always be limited, in terms of growth, by the size of our site. We
do not want to compromise quality by becoming overcrowded and “under-
serviced’. We believe our finance plans indicate that a business on a small scale
can stitl be vnable for us. Initially, we will place a smaller number of cabins on site
until we can know which type of accommodation is most popular.

Strategn: drivers:

At the time we decided to aclwely look at the possibility of setting up our site’
along the Hadrian's Wall trail, the Bowness — Carlisle section of the trail had only
recently been opened up, and so we decided to focus our attention in this area.
Initial desktop research indicated that there was a distinct lack of facilities or
services in this area. This was confinmed by several visits to the area. Aside from
a smalt number of B&Bs, bunk houses and small campsites there is very littie
accommodation available outside the city to the west of Carlisle.

Since the path opened there has been a steady increase in the number of .
walkers using the Hadrian's Wall trail. There has also recently been a coast-to-
coast cycle route opened up following the wall. This has resulted in quite a
dramatic increase in the numbers of people visiting Hadrian's Wall. The numbers
increased by 11% in 2007 and figures look set to increase again and in following
years as a result of increased publicity and greater “public awareness”, promoted
by recent TV programmes and the Hadrian Exhibition at the British Museum

Our discussions and initial queries with officials and experts have generally been
met very favourably to date. The scale of our proposed business is in line with
regional and focal planning guidance. Because of the sensitive location of our
site - i.e. close to the AONB and part of the World Heritage Site, we have been
very careful to consuit and liaise with all available experls to ensure that our site
has minimum impact on the historical, archaeological and environmental aspects.
This process of consultatnon spanning some considerable time includes the
followmg

= Hadrian’s Wall Heritage LTD ~ help and advice from Julie Sloan and Marie
Whitehead, Development Manager, West

» Carlisle City Council, Planning — pre-planning help and advice from Colin
Godfrey

* 'Carlisle City Councll Environmental Health ~help and advice from Janet
Blair

» Carlisle City Counclt Buiiding Contro! — help and advice from Mark
Bowman

= Carlisle City Council, ‘Cumbrian Highways — help and advice from Pieter
Barnard

= Carlisle City councll 'Economic Development — help and advice from
David Beatty, Head of Economic Development

* Carlisle City Council — help and advice from Don Taylor, Business
Development Manager

Created on 9/8/2008 10:42:00 AM 5
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- Cumbria Rural Enterprise Agency (CREA) — help and advice from Gemma
. Barmes and Len Cockroft
- English Heritage - help and advice from Mike Collins, Archaeologist
- County Archaeologist's Office — help and advice from Jeremy Parsons,
.- County Archaeologist . .

B_uSines’s Link North West

As well as consulting with the above organisations we have also referred to
several policies and documents which also support our proposal. These are
listed in an appendix to this Pian.?

Wherever possible, given scale and financial constraints, we will be trying to use
sustainable and environment friendly materials and energy saving equipment and

procedures: -
- The driveway and “on-site” tracks will be made from recyclable materials

which have low visual impact @
We will be using the latest sewage treatment technology and soakaway
system in consultation with the Environment Agency

‘We intend to use solar water heating panels at the earliest opportunity to

supply hot water to the services cabin

- We intend to use lower power level lighting systems throughout the site,
 taking into consideration any health and safety issues
- We will work with United Utilities to find the most efficient methods

water and electricity conservation ‘

We will also be working within guidelines for energy conservation from the
Government body, Energywatch .

We intend not to increase the amount of “run-off” — all drives and ground
area will have the same existing ability to provide soakaway and drainage
into the natural ditch running alongside the site, which we will actively
maintain

The cabins themseives are designed for the rural environment and utilise
sustainable resources of home grown timber in construction. This gives

- them a very low carbon footprint .

We will be providing collection points for the purpose of recycling materialé
such as cans, botiles, cardboard and plastics

- We will be planting native species of trees and bushes e.g. hornbeam, dog
-rose and other species
80 % of the site is surrounded by hedgerow and cabins and tents will rot

be visible from any properties or the roadway

The remaining 20% of the site will be screened using a native hombeam
hedge

All visitors to the site will be expected to adhere to site policies around
noise, disturbance and any other impact such a site may have on the
surrounding area - to this end we will not be taking bookings from large
groups and the size of the site will keep disruption to a minimum

2 Please refér to Appendix 1: References |
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Customers’ pnonttes and needs:
Most people looking for accommodation when carrying out a venture as
walking/cycling the Hadrian's Wall route are looking for a range of facilities and
services. The fist befow is not exhaustive but highlights services and facilities we
believe are amportant to walkers and cyclists and which, we would aim to offer to
visitors to our site; .
= Open access — i.e. people can come and go at times to suit them
= Warm and comfortable accommodation that isn't overpriced or offers lots
- of “extras” which they wont have time o make use of '
= Reasonably priced accommodation — we know from available data that
most people will expect o pay between £20 - £40 per night
Access 10 “trivial” items e.g. spare socks, plasters, puncture repair kits,
Food and drinks — at times to suit them i.e. early/late breakfasts
Packed lunches made to order using good quality ‘healthy’ ingredients
Flask top-up
Ability to pre-order food and other items in advance of visit — especially for
guests staying in self-catering accommodation
Option to cook outdoors
Secure storage for cycles
Cycle wash facility
Drying room for boots and clothes
Local pub offering evennng meais and good facilities such as pool, TV,
darts etc.
» Games/lounge/meeting area
» Proximity to the trail ~ people do not want to spend unnecessary time
trekking to accommodation from the trail
» Friendly atmosphere
» Maps and information about the local area and the Hadrian’s Walt trail
= First Aid and access to emergency health services

We believe our site will meet all of the above criteria and we will therefore be
able to offer a quality service to our customers, Once our business has started up
we will be looking to be assessed and gam a rating from the VisitBritain
organisation. We will also to be working to meet the standards of the ‘Cyclists’
Welcome and Walkers’ Welcome awards

Our service:
We are Iookmg 10 provide a small site with a variety of accommodatlon on offer to
meet a range of needs (and budget). Our accommodation® will include:

» The Shieling - fully self-catering with fully equipped kitchen and
shower/wc. This will comfortably accommodate up to 4 people (2 inthe
separate bedroom with twir/double beds) and 2 in the lounge on pull-out
sofa-bads. The shieling is fully heated and also has TV

3 Appendix 2: Pictures of cabins
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» The Wigwam — a small camping cabin that can accommodate up to 4
- adults (sleeping on a “shelf” -similar to mountain hut accommodation but
with comfortable mattressesl) or a family, or 2 people in a twin/double bed
formation. The wigwams are equipped with a microwave/grill, kettle and
~ toaster. The wigwam is also fully heated with a TV but-has no showerfwe
. -_'Ready-tents’ - ready assembled tents sleeping up to 4 adults or a family.
The tents will have beds made up and will have storage facilities
As well as the above accommodation we will also have pitches available for up to
a total of 10 tents. The pltches are set up to give privacy and to allow camping on
‘ready-made’ pitches — i.e. fiat, levelled ground with stones pre-removed|

We will also have a "Services Cabin” where people can enjoy a cooked, or
continental breakfast ~ if they choose. This will be charged separate to
accommodation so as not to penalise those people wishing to make their own
arrangements. We will also offer a ‘packed lunch’ service. We will be using
locally sourced and fair trade food items wherever possible. Qutside of meal .
times, the Services cabin will be open for people to meet in/ play games/ watch
TV. itis not our intention to offer cooked lunches or evening meals as we would
prefer to encourage visitors to use other local facilities — there is a pub located
within 50 metres of our site and we feel it is important that we do everything
poss:ble to support other local businesses. it is not our intention to duplicate
services but to offer something “in addition” to that which is already available.

During dayt:me hours the Services Cabin will be available for walkers/cyclists to
have a coffee/tea and make use of the toilet facilities.

We are also hoping to have a small information kiosk on site where people can
read and leam the history of the area throughout the ages. We'd also like people
to be able to access information about places of interest so they can make the
most of their time spent in the area.

Strategic action and finance plan: .
We have allowed almost one year in order to set up the business — this will

include time for site preparation, planning permission etc. Please see timeplan

atlached as Appenidx 3. Initially, we will be setting up with 1 Shieling and 2

ngwams our intention is to increase these numbers depending on which type

of accommodation proves most poputar. We have submitted planning permission

on the basis of increasing accommodation to a total of 2 Shielings and 3

Wigwams.

Martin Doherty will be the Key Worker and Manager on site and will have
responsibility for all matters relating to the site — cooking, cleaning, customer
care efc. Julie Ballantyne will continue in her current employment within Adult
Education. Julie's work is largely based “working from home" and this will provide

“ Appendix 3: Roman Wall Lodges Timeplan
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a degree of flexibility to help cope with busy periods. This also provides an
additional income aside from the income generated by the business.

Once thé__bus)in'ess realises its potential then we intend to employ someone- local
to help Martin with daily chores etc. We anticipate that this will happen at some
point in Year 2 of operation depending on numbers.

Our financial planning® is costed on a seasonal basis: a 7 month ‘High Season’
from April to October inclusive, and a 5 month ‘Low Season’ November to April
mciusuve ‘

Year 1 to year 3 will be the time aliocated for the business to reach 80%
occupancy during High Season, with an estimated occupancy rate of 60% in year
1, increasing by 10% in subsequent years. We assume 80% occupancy will be
the ‘norm’ once the business is established. We have costed on the basis of 20%
occupancy during the Low Season.

Our financial plans have been submitted to Bank Business Managers and
Accountants and have received favourable comment. We have estimated that it
will take approximately 6 to 7 years for the business to become fully viable and
self-sustainable, Although we have tried to cost as accurately as possible, figures
will obviously need to be revised once an opening date has been established.

Now that we have been lucky enough to secure the right size of land in the right
geographical area, we feel confident that this business is a worthwhile venture for
us, for those living and working in the area and also and for visitors to the
Hadrian’s Wall trail.

S Please see Appendix 4: Roman Wall Lodges: Setting Up Costs
Appendix 5: Roman Wall Lodges: Bndget and Income Forecast
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Appendix 1

Roman Wall Lodges — Business Plan

References

Allerdale Council: Allerdale Campground Rules
Carlisle City Council. Carlisle District Local Plan 2001 - 2016
Carlisle City Council. Pre-planning advice

Cumbria Rural Enterprise Agency (CREA): Rural Planning Facifitation Service.
Planning Assessment Report

Cumbria Tourism — Weicome to Excellence

Frontiers of the Roman Empire WHS — Hadrian’s Wall: A New Management Plan
2008 — 13. A Discussions Paper on the Issues on Hadrian's Wall

Hadrian's Wall Path Briefing Notes (period to end December 2005)

Hadrian’s Wall Path National Trail: Economic Impact Study and Trail User
Analysis, (2008) '

Regional Planning Guidance for the North West:
- Policy ER2 Landscape Character
- Policy RU1 Sustainable Agriculture
- Poticy RU2 Diversification of the Rural Economy

The Cumbria and Lake District Structure Plan 2001 - 2016

The Department for Communities and Local Government Good Practice Guide
-on Planning for Tourism 2006: Planning Policy Statement 7: Sustainable
Development in Rural Areas

Websites:
www.cyclistswe_!corne.org.uk

www.hadrians-wall.org uk

www.nationaltrail. co.uk/hadrianswall

www.nationalcyclenetwrok,. org.uk

www.cycle-routes. ora/hadrianscycleway
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Roman Wall Lodges — Timeplan

Appendix 3

Task

Month

Purchase of Land

Planning Application

Site Preparation

10 11

12

installation of cabins

Landscaping

Setting up services

Marketing

Campsite open

Key

Ongoing work

Fixed period work

Yeor 1

Business Review

Employ staff

Addttional

cabin/wigwam
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Appendix 5
Roman Wall Lodges - Budget Forecast®
Budget Forecast Year1 | Year 2 | Year 3
Business running costs
Food supplies 3,600 | 4000 | 4500
Laundry 2000 3,000 | 4000
Cleaning Materials 520 550 600
Extras (food and materials) 1,000 1,000 1,000
Rates 3,000 3,500 3,650
Water 3,000 3500 | 3650 .
Electricity 3,000 3800 | 3650
Phone and Broadband 480 500 550
Accountant 500 515 530
Insurance 1000 1,000 1,000
Transport 500 500 500
Advertising 500 500 500
Mortgage payments’ 8400 | 8400 | 8400
Manager' salary 6,000 6,180 6,365
.| Additional staff/services 5,000 5150
Additional cabin/wigwam 35,000
Miscellaneous (TV licence © £135.50) 1000 | 1000 | 1000
Total 32,500 | 42,645 | 80,045
®
N.b. Figures in italics are best guesstimates i.e. based on research but
imprecise until definite costing given when business sets up
§ As at 22 June 2008
’Mongageﬁ?ymmtsforf.‘l’.’ak borrowed 10 fund setting up of business - approximate monthly payments
Created on-9/8/2008 10:42:00 AM 13 @
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Appendix 5 contd.

Roman Wal! Lodges - Profit Forecast

Profit forecast

Year 1 | Year 2° | Year 3
Forecast income - high season’ '
1 Cabins' @ £50 per night in year-1 6,300 | 7570 |17,808"
2 Wigwam © £30 per night in year 1 7560 | 9114 | 10,752
10 Tents @ £10 per night 12,600 | 14,700 | 16,800
Sales of breakfasts'? 8505 | 8757 | 9,009
Sales of packed lunches 4410 | 4537 | 4,662
Forecast income - low season'®
1 Cabins @ £50 per night 1550 | 2,009 2438
2 Wigwam @ £30 per night 1,860 2,418 2,944
Sales of breckfasts 992 1285 | 1559
Sales of packed lunches 543 702 . 851
Additional income
Rent from house to cover mortgage** 5,400 5562 5729
Carry over from previous year 16,290 | 30,299
Total Income 48,790 | 72,944 | 102,857
Total expenditure 32,500 | 42,645 | 80,045
Income - Expenditure 16,290 | 30,299 | 22,806

® Year on year income increases based on approx. 3% price increase each year (e.g. £50 - £5150/£533_re§r
2/3 for cabins and £30 - Bllﬁ!yw%hrmgmm)mhghmmmﬂm £41.50/£43; £20 -

£21/£22 ini low season

Mso,mmedmeasedmnpancyﬁmn@%to?%%inym%}
Highmn April — October = ZlomIleﬁmbamdmm%wcnpancy(nﬁdays)

19 Cabins and wigwams based on 2 peopie sharing

'! Additional cabin purchased in year 3

'? Breakfast income based on 10 cooked breakfasts @£5 and 5 continental & £3.50 per day during High
Smhowdedmmmnf%wchywphsmwdmmmwwm

| '3Bﬁnkﬁs!momebamdm5mhd@£5and2wnunmml@£350pudaydnmguw8eamn 3%

mcx;easeyearon}w Low Season = November — March = lssdaysIFlgumbasedonzo%oompancym

gars
B"as:donmmeofﬂSOpermonthemlmhngletmgagmtsfewetc

S L
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Supporting Planning Statement

Proposal : Change of use of agricultural land to holiday accommodation
- comprising of 3no, self-catering units, 10no. tent pitches, access road,
alterations to existing vehicular access and construction of 1no.
dwelling for occupation by site manager

Location: Land at Field No 4490, Monkhill, Carlisle

Applicant: Mr M Doherty
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1.0

1.1

1.2

1.3

14

1.5

Introduction and Background

This statement is submitted in support of a planning application for the

grant of full planning permmission for the use of a discrete 1.1 acre piece
of enclosed agricultural land as holiday development at Field No 4490, -
Monkhill, Carlisle, as submitted by Mr M Doherty.

The purpose of this statement is to present the land use planning
circumstances, acknowledge relevant planning policy and guidance,
describe the impetus and justification for the proposal as & rural
economic enterprise and provide an assessment of acceptability
against a range of relevant material planning considerations.

Prior to submission, the applicant undertook preliminary discussions
and sought advice through the Cumbria Rural Enterprise Agency's
‘Rural Planning Facilitation’ service and with Mr Colin Godirey,
Assistant Development Controt Officer, Carlisle City Council. The
response was positive to pursue an application for the development of
the site for tourist accommodation.

Discussions have also been held with:

Mr Charles Bennett, Landscape Officer, Carlisle City Council

Mr Pieter Bamard, Development Control Engineer, Cumbria Highways
Mr Jeremy Parsons, County Archaeologist, Cumbria County Council
Mr Gerry Martin,

Percolation Tests

United Utilities

As described below, encouragement has been given from the
aforementioned agencies/ persons, which has fortified the our resolve
and commitment to providing a high quality, sensitive development, as
well as our motivation to develop, strengthen and enhance the
proposed rural facility.
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2.2

2.3

2.4

2.5

The Site and lits Surmmoundings

The proposal seeks to change the use of this agricuiturat land by
providing a short-term hofiday chalet complex, comprising of 2no.

timber cabins, provision for 10no, tent pitches and a service building

providing catering facilities and wash facilities. The application also
seeks consent for the siting of a timber cabin for occupation by the
applicant. Access will be via the existing Monkhill to Beaumont road. It
is expected that the Locat Planning Authority will attach suitable
conditions to any approval, specifying the terms of occupancy and
prohibiting the use of the holiday cabins for permanent occupation as
‘dwellings’.

An existing vehicular access exists in the south-west comer of the site.
This access serves the existing agricultural use of the land and it is
proposed that this access be widened and upgraded as part of the
development.

The site layout, as described in detail on the submitted drawings, would
occupy retatively flat land, that rises towards the northemn boundary.
The land is framed by existing established and mature hedgerows that
is bounded by open countryside. The layout of cabins, tent pitches and
parking takes account of the physical constraints of the site together
with the archaeological restrictions imposed on the site. Additional
landscaping is proposed along the northemn boundary of the site.

The site layout plan inciudes a landscape schedule prepared following
advice received from Mr Charles Bennett together with a landscape
impact summary statement.

In addition to the site proper, further pianting is to be provided along the

northern boundary in order to further enhance this natural wildlife
setting as well as to soften (glimpsed) views of the site from the north.
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3.1

314

3.1.2

313

3.2

3.21

3.2.2

33
3.3.1

3.3.2

Planning Policy
Ministerial Advice
PPS7

Most relevant advice on rural development and diversification, including
tourism development, is provided within PPS7 "Sustainable
Development in Rural Areas”. Particular attention is given to paragraph

Later, under Tourism accommodation, Local Planning Authorities are
advised to consider the issues of landscape and environmental impact
and flood risk, as well as seek to ensure that new sites are not
prominent in the landscape and that any visual intrusion is minimised
by effective, high quality screening.

Good Practice Guide On Planning For Tourism

In consideration of this proposal it is recognised that a balance has to
be struck between the various planning issues, a valid point that is
amplified in the Government’s guidance. In essence, three main
aspects are related to tourism development, namely: where the
development is located; how it is designed; and how the development
fits into its surrounds. itis stated in paragraph 5.2 that:

“In order to be commercially competitive and thus successful, tourism
developers will choose sites that are accessible to visitors and design
their developments in such a way that visitors can readily and
conveniently enjoy the attraction or facility.”

it is further stated that there will be occasions where tourism related
development is sought in a location that will be difficult to achieve the
objectives of accessibility to sustainable modes of transport. The
choice of location, for example, having been chosen for functional
need. Fundamentally, however, planners have o weigh up the benefits
from the tourism development against any disadvantages arising from
its location.

Cumbria and Lake District Joint Structure Plan 2001-2016

Policy ST1: The promotion of sustainable development, whereby rural
communities should be sustained though measure that further the aims
and objectives of sustainability, and achieve, inter alia, a flourishing
and diverse local economy, quality built, natural and historic
environments and vibrant, harmonious and inclusive communities;

Policy $§T3: The promotion of sustainability principles in all new
development through the application of the sequential test on a range
of issues and then achieving high standards of design whilst seeking to
minimise environmental cost;
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3.34

3.3.5

3.36

3.37

3.3.8

34
3.41

3.4.2

Policy ST7: Support for small scale development in local service
centres to help sustain local services, meet iocal needs or support rurai
businesses. Outside of local service settliements, exceptions may be
allowed where, inter alia, it is needed to sustain existing businesses;

Policy ST9: Offer priority issues facing North Cumbria, including the
need to sustain rural communities by promoting local service centres
as a focus for new development of an appropriate scale. Paragraph
2.27 states that whilst development opportunities will be focused in
Carlisle, “...it is important that the sumounding rural area is sustained
through measures that support and diversify the rural economy”;

Under “Supporting the Economy” it states in Paragraph 3.4, “The future
emphasis will be placed on developing ...sustaining the county’s
traditional economic activities and promoting opportunities for
diversifying in rural areas.” Later, under Paragraphs 3.17-3.19 (The
Economy in Rural Area), encouragement is given to supporting the
rural economy. It states under 3.19; "Whiist Key and Local Service
Centres will be the preferred locations for new development, there is a
need to strengthen the economy in rural area and provide diversity in
the local economic base”,

Under “Tourism”, the importance of such to the Cumbrian economy is
re-enforced. Tourism should be developed in a sustainable manner.
Reference is made to Policy EM16 (Tourism), with particular reference
to supporting text under paragraph 3.25, where it states; “/n rural areas,
tourism uses can assist in the diversification of existing businesses and
encourage rural regeneration. They will be supported where their scale
can be accommodated without adverse effects on the character and
amenity of the local area.”

Policy EM16: Support is given to tourism facilities that enable the
economic benefit to the area and for proposals that promote Cumbria's
distinctive environmental, cultural and historic character and visitors
enjoyment and understanding of it.

Poli_cy E37: Assesses proposals in respect of their impact in relation
to key landscape values in terms of, inter alia, appearance, character,
ambience and biodiversity features.

Carlisle Distﬁct_ Local Plan Revised Redeposit Draft 2001-2016
Policy DP1: Monkhilt is listed as sustainable development location;

Poliby CP1: This affords protection to landscape character and the
biodiyersity resource against key principles;
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3.4.3 Policy CP4: Considers the likely impact of new development against
design principles in the interests of furthering the aims and objective:
of sustainability, '

3.4.4 Policy CP8: Encouragement is given to the consideration and use of
energy conservation and efficiency in the design of proposals;

3.4.5 Policy CP10: Affords consideration of the impact of new development
upon groundwater and surface water quality conditions;

3.46 Policy CP16: Considers the potential for crime and requires that
development contributes to creating a safe and secure environment
and minimising the opportunity for crime’

3.4.7 Policy EC11: Encouragement to proposals to diversify and expand
upon the range of economic activities in rural areas;

3.4.8 Policy EC12: Encouragement to proposals which may assist in the
retention of village services;

3.4.9 Policy EC15: Considers tourism development generally and adds a
preference for focusing such upon established seftlements or groups of
buildings whilst safeguarding the distinctive environment, culture and
history of the area;

3.4.10Policy LE7: Requires that development within the Hadrian's Wall
Buffer Zone do not have an adverse impact on the character or setting
of the World Heritage Site;

3.4.11 Policy LE30: Encourages the reuse of land subject to the satisfactory

identification and where appropriate remediation of any contamination
of the land.

3.4.120n the Proposals Map as part of the Carlisle District Local Revised
Redeposit Draft 2001-2016, the site is not coincident with any specific
land use designation or policy. Rather it is confirmed as being within
open countryside, beyond the identified/ appreciable boundary of any
recognised settiement.
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4.2

4.21

422

4.2.3

The Proposal

Location — Sustainability

The site, as a rural tourism initiative, close to the line of Hadrian's Wall

lies within open countryside. Nonetheless, its evidential closeness to
the local service centre of Monkhill, renders the site relatively
sustainable and indeed, represents the best location option for the
proposal. It is anticipated that the majority of visitors to the site will
arrive on foot or bicycle. Furthermore, the Hadrian’s Wall public bus
passes immediately adjacent to the site.

The development is wholly geared for catering for walkers, cyclists and
visitors to the Wall and its proximity to the Wall is therefore key. The
site is well related to the world renounded visitor attraction that is
Hadrian's Wall whose visitor attraction contributes to the tourism
economy of Cumbria. Likewise, a balance has been struck between a
site that is well-related to the Wali but is not wholly detached from the
village of Monkhill which is identified in the Local Plan Revised
Redeposit Draft 2001-2016 as being a sustainable settlement.

Again, development in the open countryside should not be visually
intrusive and the topography and screening on the site ensure that this
will not be the case. Accordingly, a balance is struck between these
issues which renders the scheme appropriate to the character and
economic prosperity of the District.

. The Tourism Industry - Rural Diversification and Economic

Development

Central Govemment has made clear its support for regarding the
diversification of the rural economy as a national imperative.
Specifically, with regard to Hadrian’s Wall, this is borne out through
work being undertaken by Hadrian's Wall Heritage Ltd

HWHL is funded by four agencies: One North East, North West
Development Agency, English Heritage and Natural England, with
differing requirements to fulfil parts of the role outlined above. Itis
recognised that it is the development of the sum of these parts which
will create a compelling leading destination for Britain offering
inspirational heritage and spiritually uplifting cutdoor educational and
tourism based visits creating the twin benefits of jobs and spend for
local communities.

Recently, the local public house in Monkhill, The Drovers Rest, was
representative of a national trend affecting rural pubs and was closed
for some time due to lack of trade and a downtum in the economy. The
deveiopment of the site, in close proximity to the public house, is one
way in which development of the site will contribute to the vitality of the
area.
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Hadrian’s Wall As A Visitor Attraction

Hadrian's Wall is the most important monument buitt by the Romans in
Britain. It stretches seventy-three miles from Wallsend near Newcastle,
across the neck of England to Bowness-on-Solway in North West
Cumbria, and stands today as a reminder of the past glories of one of
the world's greatest empires. it has long been recognised that
Hadrian's Wall attracts many visitors to the area and in tum,
contributes to the economy of the District.

The Hadrian's Wall Economic impact Study, Final Report, March 2004
identifies that the 585,000 visitors to Hadrian’s Wall in 2003 is expected
to rise fo 1,218,000 by 2011, a rise of approximately 208.2% over a
period of eight years. The promotion of the feature by English
Heritage, Visit Cumbria, Local Authorities and a host of other agencies
represents the importance of this regional asset.

The Siting Of The Manager's Dwelling

The site lies out with any settlement boundary. In accordance with
national planning guidance, the planning policies in the Carlisle District
Local Plan Revised Redeposit Draft 2001-2016 state that development
in the undeveioped open countryside will only be permitted where they
can be adequately justified for occupation by an agricuftural or forestry
worker.

Policy H7 (Agricuitural and Forestry Need) of the Carlisle District Local
Plan Revised Redeposit Draft 2001-2016 states that:

“Within the remainder of the Plan area, outside areas covered by Policy
H1 and Proposal H156, permission will not be given for dwellings,
except where applications are supported by a proven agricultural or
forestry need. The size of dwelling should be commensurate with the
scale of the business to which it relates.

Section 106 agreements will be used to ensure that such dwellings are
only occupied by those working in agriculture or forestry.”

However, this Policy is superseded by the Planning inspector's
decision letter dated 7 April 2008 following the Local Plan Inquiry
where he recommends that the Policy title should be expanded to read
“Agricultural, Forestry and Other Occupational Dwellings®.
Furthermore, the text of the Policy has also been amended to read:

*Outside of those areas covered by Policy H1 and Proposat H18,
permission will not be given for dwellings other than those essential to
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agriculture, forestry or any other rural-based enterprise and supported
by a proven need,” _

Finally, the third sentence of the Policy has been amended to read:
“Occupancy conditions will be used fo ensure that such dwellings are
only occupied by those working in agriculture, forestry or any other
rural-based enterprise”.

The application seeks planning consent for the siting of & dwelling that

will be occupied by the site manager. Annex A of ‘Goed Practice Guide
‘For Tourism’ discusses this issue at length in paragraph 24. Hereitis

made clear that a residential managerial presence is often essential, to
achieve quality service to the customer, security for the site, and to
meet the obligations of health and safety regulations. Clearly itis
preferable to find existing accommodation locally but where this is not
feasible, the guidance does allow for the principie of provision of on-site
accommodation. .

it is key to the facilitation of the services on the site to provide and
maintain the facilities for visitors to the site. The applicant currently
resides in Maryport and not only would it be unsustainable but it would
be unreasonable to travei to and from the site each day to enable the
site to operate during the proposed hours.

The sale of the dwelling in Maryport is critical to the funding of the
scheme. itis therefore unrealistic to purchase a property closer to the
site given the market value of such properties. Notwithstanding this,
living away from the site would not enable to the continued
maintenance and service which will be provided.

The service cabin includes a refreshment area where food and drink
will be served to residents on site. It is anticipated that this facility can
also be extended to passing walkers and cyclists. Information will be
available in the form of leaflets and brochures on other attractions and
facilities associated with the Walt.

4.4.10 The applicant is willing to accept that a dwelling in this location is

4.5

contrary to current planning policies; however, there is growing support
for development proposais that support the rural economy and this is
borne out by the Planning Inspector's amendments to the wording of
policies. The site is not totally unrelated to the village of Monkhill,
being approximately 215 metres to the north, a village that is identified
as being a sustainable location in the Local Plan Revised Redeposit
Drafi 2001-2016. The nature of the application is unique and it would
be wholly appropriate and accepted that in order to safeguard the
undeveloped open countryside, am occupancy condition be attached to
the dwelling in order that it remains as part of the business.

Landscape Impact
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4.7.3

474

Reference is made on the submitted block ptan and Tree Survey also
accompanies the application. Broadly, the site nestles excellently
within the topography of the site and the attendant landscaping that
sumound and structure the site to the extent that only glimpses are
afforded from the public highway. In view of this, together with the
additional landscaping proposed along the northem boundary, the
proposal will not adversely affect the character or appearance of the
area.

Highway Safety and Accessibility

The site is located to the east of the Monkhill to Beaumont Road,
approximately 215 metres north of Monkhill. A vehicular access exists
in the south-west corner of the site. It is proposed to upgrade this
existing access to allow for the safe passage vehicles into and out of
the site. The improved access and the maintenance of the boundary
hedge will further improve highway safety for users of the highway and
those using the site. This is a view shared by Mr Pieter Bamard of
Cumbria Highways through preliminary discussions prior to the
submission of the application. The anticipated level of vehicular traffic
will be relatively low due to the fact that the development is intended to

Pprimarily attract walkers and cyclists fravelling along Hadrian's Wall.

BiodiVersity and Drainage

The site is remote from the sewerage network and the site will be
drained using a package treatment plant and a soakaway as shown on
the submitted block plan.

Solar panels will be incorporated on the buildings to supplement the
efectricity required on site. Furthermore, the scheme will also include
provision for the retention of grey water for reuse on site. The road will
be constructed from recycled plastic mesh and in filled with gravel.
Over time, it is anticipated that grass will grow through the road, further
minimising the visual impact, but will be maintained to distinguish this
from other areas of the site. Additional planting along the northem
boundary of the site will further contribute to the wildlife habitat in the
area.

Consequently, the proposal is not likely to have a demonstrable
hammful impact upon the local environment and its wildlife. A
satisfactory balance is struck between sustaining biodiversity and
realising the reasonable expectations of this rural business.

A main water pipe belonging te United Utilities crosses the site in a
north-south direction, approximately 5 metres from the western
boundary in the southem corner to 0 metres at the northem end. The
site layout has been designed to take this into account and following
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discussions with United Utilities, who require an easement of x metres,
there is no objection in this regard.

Archaeology

The site lies within the buffer zone of Hadrian’s Wall World Heritage
Site. In recognition of this designation, preliminary discussions have

- been held with both Mr Jeremy Parsons and Mr Gerry Martin. Mr

Martin undertook a archaeological desk-based assessment and
archaeological evaluation of the site and complied a subsequent report
dated 30" May 2008.

The summary of the report identifies a probable mid to late Bronze Age
field system comprising a single course of northeast-southwest aligned
segmented ditches. it is further stated that no other significant cultural
deposits were encountered apart from the deposition of spoil arising
from the construction of the Cariisle Canal circa 1830 at the northern
end of the site.

“The layout of the proposed development has taken into account the

archaeological constraints of the site. A single service trench will be
located within the site, approximately 5 metres from the westem
boundary. The soakaway wil! be sited adjacent to the eastem flank.
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5.0

5.1

Conclusion

The proposal represents a well-founded important rural tourism
initiative that is in keeping with, is sensitive to, and otherwise would not
cause undue demonstrable harm to interests of acknowiedged
importance.
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Design And Access Statement

Proposal : Change of use of agricultural land to holiday accommeodation
comprising of 3no. self-catering units, 10no. tent pitches, access road,
alterations to existing vehicular access and construction of 1no.
dwelling for occupation by site manager
Location: Land at Field No 4490, Monkhilt, Carlisle

Applicant: Mr M Doherty
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1.2

1.3

1.4

2.0

21

2.2

2.3

Assessment

The proposal seeks to change the use of this agricultural land by
providing a short-term holiday chalet complex, comprising of 2no.
timber cabins, provision for 10no. tent pitches and a service building
providing catering facilities and wash facilities. The application also
seeks consent for the siting of a timber cabin for occupation by the
applicant. Access will be via the existing Monkhill to Beaumont road. it
is expected that the Local Planning Authority will attach suitable
conditions to any approval, specifying the terms of occupancy and
prohibiting the use of the holiday cabins for permanent occupation as
‘dwellings’.

An existing vehicular access exists in the south-west comer of the site.
This access serves the existing agriculturat use of the land and it is
proposed that this access be widened and upgraded as part of the
development,

The site layout, as described in detail on the submitted drawings, would
occupy relatively flat land, that rises towards the northern boundary.
The land is framed by existing established and mature hedgerows that
is bounded by open countryside. The layout of cabins, tent pitches and
parking takes account of the physical constraints of the site together
with the archaeological restrictions imposed on the site. Additional
landscaping is proposed along the northern boundary of the site.

The relevance of planning policies are discussed at length in the
Supporting Planning Statement.

Involvement

Prior to submission, the applicant undertook preliminary discussions
and sought advice through the Cumbria Rural Enterprise Agency’s
‘Rural Planning Facilitation’ service and with Mr Colin Godfrey, .
Assistant Development Control Officer, Carlisie City Council. The
response was positive to pursue an application for the development of
the site for tourist accommodation.

Discussions have also been heid with:

Mr Charies Bennelt, Landscape Officer, Carlisle City Council

Mr Pieter Bamard, Development Control Engineer, Cumbria Highways
Mr Jeremy Parsons, County Archaeologist, Cumbria County Council
Mr Gerry Martin,

Percolation Tests

United Utilities

As described below, encouragement has been given from the
aforementioned agencies/ persons, which has fortified the our resolve
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3.0

3.1

4.0
4.1

4.2

4.3

5.0
5.1

5.2

and commitment to providing a high quality, sensitive development, as
well as our motivation to develop, strengthen and enhance the
proposed rura facllrty

Evaluation

Development on the site has been constrained following consultation
with the aforementioned consultees. The site layout, as described in
detail on the submitted drawings, would occupy relatively fiat land, that
rises towards the northem boundary. The land is framed by existing
established and mature hedgerows that is bounded by open
countryside. The layout of cabins, tent pitches and parking takes
account of the physical constraints of the site together with the
archaeological restrictions imposed on the site. Furthermore, a United
Utilities water pip exits close to the western boundary and development
has been eased to the east to allow for any possible future access or
maintenance that may be required. Additional landscaping is proposed
along the northem boundary of the site.

Design

The buildings are single storey and are of timber construction. The use
of natural materials in the construction process will ensure that the
development respects the rural characteristics of the site and

The design, layout and fenestration of the buildings is minimalist fo
ensure a rustic and practical development that will provide an attractive
development but will provide quality accommodation. This is preferable
to more visually intrusive forms of tourism development such as static
caravans which can be incongruous within the landscaps.

The use of natural resources balances other features found within the
development such as the use of solar panels, energy efficient light
bulbs and the use of grey water.

Use

The development will provide tourist accommodation on a greenfield
site located in open countryside. In this location, planning policies are
generally restrictive of development unless material considerations
indicate otherwise.

It is further stated that there will be occasions where tourism related
deveiopment is sought in a location that will be difficult to achieve the
objectives of accessibility to sustainabie modes of transport. The
chonoe of location, for example, having been chosen for functional
need Fundamentally, however, planners have to weigh up the benefits
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5.3

6.0

6.1

6.2

7.0

7.1

7.2

7.3

7.4

- from the tourism development against any disadvantages arising: from
its location,

The reasoning and purpose of this application is to provide tourist
accommodation on a site that is located close to Hadrian's Wall. The
deveiopment of the site wili contribute to the expansion of tourist
related facilities found close to the entire length of the wall and in tum,
will contribute to the overall economy of the District.

Amount

The application seeks planning consent for the siting 3no. self-catering
units, 10no. tent pitches, access road, alterations to existing vehicular
access and construction of 1no. dwelling for occupation by site
manager.

The development of the site is modest yet these buildings and tent
pitches will provide high quality accommodation for tourists on a shost-
term basis. The scale of the development is sufficient to allow for a
viable rural tourism development whilst complementing the rural
location and the natural appearance of the site.

Layout

The layout has been designed to incorporate the constraints that
development of the site presents. The site is located close to Hadrian's
Wali and potentially presents archaeological issues. In recognition of
this designation, preliminary discussions have been held with both Mr
Jeremy Parsons and Mr Gerry Martin. Mr Martin undertook a
archaeological desk-based assessment and archaeologica} evaluation
of the site and complied a subsequent report dated 30™ May 2008,

The summary of the report identifies a probable mid to late Bronze Age
ﬁeld system comprising a single course of northéast-southwest aligned
segmented ditches. itis further stated that no other significant cultural
deposits were encountered apart from the deposition of spoil arising
from the construction of the Carlisle Canal circa 1830 at the northern
end of the site.

The layout of the proposed development has taken into account the
archaeological constraints of the site. A single service trench will be
located within the site, approximately 5 metres from the westemn

boundary. The soakaway will be sited adjacent to the eastem flank.

Further to the archaeological issues, a mains water pipe is located

approximately 0.5 metres east of the western boundary. Accordingly,
sufficient distance has been afforded between this infrastructure and

429



7.5

8.0

8.1

9.0

9.1

10.0

10.1

thé_ bfoposéd deve!opmerit to allow futuré maintenance, should this be
required.

The layout of the buildings respects the constraints of the site and also
utilise the natural low-lying topography of the site together with the
natural landscaping all of which minimise the visual impact of the
development. The elevated section of land to the north of the site will
remain undeveloped but instead, will be landscaped to supplement the
existing site boundaries.

Scale

The site lies within the open countryside. The buildings are single
storey in scale that will and utilising the topography of the iand will
minimise the visual impact and will be sympathetic to the existing site
boundaries.

Lahdscaping

The site is naturally well screened by existing Iandscaping. itis
intended to retain the existing boundaries that comprise of traditional
hedgerows and to supplement these by additional landscaping along
the northern boundary consisting of ?77?

Access

The intention from the outset has been to create a facility that will be
accessible and life-enhancing to use, both by the able-bodied and
those who are less mobile. The access road will provide level and
stable access into the site and the timber deck will provide level access
into the building. The accommodation has been planned to enable
ummpeded wheelchair access internally. All facilities including toilets,
electncal sockets etc. are also accessible.

RN
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SCHEDULE A: Applications with Recommendation
' 09/0130

Item No: 14 Date of Committee: 29/05/2009
“Appn Ref No: Applicant: Parish:
09/0130 Mrs L J Eplett Carlisle
Date of Receipt: _Agent: Ward:
23/02/2009 Jock Gordon Penton Holme
Location: Grid Reference:
3 Dowbeck Road, Cartisle, Cumbria, CA2 7BX 339153 555378

Proposal: Erection Of Timber Decking & Handrails To Front & Side Of Pwelling
(Revised/Retrospective Application)

Amendment:

REPORT Case Officer: Stephen Daniel

Reason for Determination by Committee:

This application is brought before the Development Control Committee for
determination due to the retrospective nature of the application, because of its scale
and potential impact on the street scene, and because Committee has refused a
previous application at the premises. '

1. Constraints and Planning Policies
Local Plan Pol CP5 - Design

tocal Plan Pol H11 - Extns to Existing Resid. Premises

- 2. Summary of Consultation Responses

Cumbria County Council - (Highway Authority): no objections;

Tree/ Landscape Officer {Carlisle City Council): the front comer of the decking
must be removed to help to reduce the visual impact.

Planting along the side of the decking, that would blend in with existing hedging in
the area would be acceptable. The planting should have an instant impact and will
need to consist of 'larger' plants in sufficient numbers.

Planting should also take place in front of the decking adjacent to Dowbeck Road.
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Climbers such as honeysuckle and clematis would provide adequate softening and .
cover. '

It would be preferable to replace the bark, that is currently adjacent to the decking
- with gravel to prevent weed growth.

3. Summary of Representations

Representations Received

Initial: Consulted: Reply Type:
1 Dowbeck Road 03/03/09
5 Dowbeck Road 03/03/09
7 Dowbeck Road 03/03/09
8 Dowheck Road 03/03/09 .
10 Dowbeck Road 03/03/09

3.1 This application hés been advertised by means of notification ietters sent to
five neighbouring properties. No verbal or written representations have been
made during the consultation period.

4. Planning History

4.1  An application to erect timber decking and handrails to the front and side of
the dwelling was refused in July 2008.

5. Details of Proposal/Officer Appraisal .

Introduction

5.1  This is a retrospective application which seeks approval for the erection of
timber decking and handrails at 3 Dowbeck Road, Carlisle. The property is a
semi-detached brick built dwelling, which is part rendered on the front
elevation and has a tiled roof.” The property, which is surrounded by
residential development, has gardens to the front, side and rear. The dwelling
is elevated above Dowbeck Road, which runs downhill from Weardale Road,
past the property. A 1m solid wooden fence, with a concrete base and posts,
separates the dwelling from the highway.

Background
5.2 Members will recall that the application was deferred at the last meeting, in

order to give the applicant an opportunity to submit details of a proposed
landscaping scheme, which would help to reduce the visual impact of the .
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5.3

09/0130

decking.

The application was originally refused at Development Control Committee in
July 2008 for the following reason:

The proposed decking; by virtue of its scale and siting, would have a
detrimental impact on the character of the area. As such, the proposal
is contrary to Criteria 2 and 4 of Policy H17 (Residential Amenity) of the
Carlisle District Local Plan and Criteria 2 and 4 of Policy CP5
(Residential Amenity) of the Carlisle District Local Plan Revised
Redeposit Draft (as amended by the Inspector’s Report).

The Proposal

5.4

5.5

5.6

5.7

The decking and handrails, which are constructed of timber, are located to the
front and side of the dwelling. Due to the change in levels, the height of the
decking varies from 0.9m, adjacent to 1 Dowbeck Road, to 1.6m, adjacent to
the applicant's own garden. Handrails 1.2m high run along the edge of the
decking. The decking projects 3m from the front of the dwelling, where it
comes within 1m of the front boundary fence. To the side of the dwelling, the
decking projects outwards by-3.7m and sits adjacent to the remainder of the
applicant’s side garden. This revised application is seeking to remove the
front corner of the decking, which lies adjacent to Dowbeck Road, in order to
reduce its visual impact. The width of the decking fronting Dowbeck Road
would be reduced from 9.8m to 7m, whilst its length would be reduced from
10.3m to 8.3m. '

The applicant is also proposing to plant an evergreen hedge to screen the
front and side elevations of the decking. A 0.6m high hedge would be planted
along the side of the decking and at the front of the decking, in the small gap
that remains between the edge of the decking and the front boundary fence.
The species, which would be planted 0.3m apart, would grow at
approximately 0.3m per annum, and would fully screen the decking within 2 to
3 years of planting. The applicant is also intending to place large specimen
plants in pots on the decking, up against the handrails and this would further
help to reduce the impact of the decking.

The dwelling is located at a higher level than the road, and sits above the front
and side gardens of the property. The applicant has added the decking,
which is at the same level as the house, to increase the useable space within
the curtilage. A table and chairs and a two seater swing chair were sited on
the decking, at the time of the site visit.

Members should note that since the last application was refused, the applicant
has added a bark surface adjacent to the decking and placed some planters
in the garden, adjacent to the decking. In addition, the applicant has also
sought to address concems, that have previously been expressed, about the
small strip of garden that remains between the decking and the front boundary
fence. At the time of the last application, large weeds were growing in this
area and it looked unsightly. The applicant is proposing to clear this and plant
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an evergreen hedge, as outlined above.
Assessment

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

59 The proposal raises the following planning issues:
1. Whether The Proposal Is Appropriate To The Dwelling

5.10 Given the height of the decking, together with the handrails, and given that it
extends some 3m out from the front of the dwelling, it is visually prominent
and looks incongruous when viewed against the brick/ render property. The
visual impact would, however, be reduced by removing the front comer of the
decking adjacent to Dowbeck Road and planting an evergreen hedge
adjacent to the front and side elevations of the decking.

5.11 Whilst the decking is prominent, it is not considered to be so visuaily harmful
to warrant refusal of the application. Additional planting adjacent to the base
of the decking, as outlined in the proposed landscaping scheme, would help
to reduce the visual impact of the decking and this could be secured, and
retained, by way of a condition. In addition, the removal of the weeds that are
currently growing between the decking and the front boundary fence and the
provision of an evergreen hedge in this area would visually improve the
current decking. It is worth noting that there have been no objections from
local residents to the proposed development.

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

5.12 The decking is located to the front and side of the dwelling and is in close
proximity to the boundary with adjacent residential dwellings. The residential
properties on the opposite side of Dowbeck Road, which are at a lower level
than the decking, are 15m away from the front of the decking. This distance
is adequate to ensure that the living conditions of the occupiers of these
properties are not harmed, through loss of privacy.

5.13 The boundary with 5 Dowbeck Road lies in close proximity to the decking,
which is 1.1m high at this point. There is a 2m high solid wooden fence
between the properties and this reduces the impact of the decking. Whilst the
height of the decking would enable a degree of overiooking of the
neighbouring garden (No. 5), this is not significantly worse than would occur
without the decking being present, given the difference in ground levels
between the two properties. In terms of direct overlooking of the property
itself, this would be limited due to the angle at which the dwelling sits in
relation to the decking.

3. Other Issues
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5.14 If the Development Control Committee decides that the decking, as proposed,

is unacceptable, enforcement action would then be required and the steps
required to remedy the breach would need to be specified.

Conclusion

5.15

5.16

6.1

6.2

6.3

In overall terms, the visual impact of the decking as it stands is unduly
prominent. This could be moderated, provided that the front comer is
removed and the evergreen hedge, outlined in the submitted landscaping
scheme, is planted along the base of the decking. The decking would not
have an adverse impact on the living conditions of the occupiers of adjacent
properties by poor design, unreasonable overlooking or unreasonable loss of
daylight.

It is clear that this matter is finally balanced. If Members consider that the
harm and visual amenity can be remedied by these revised proposals,
permission should be granted.

Human Rights Act 1998

Several provisions of the above Act can have implications in relation to the
consideration of planning proposals, the most notable being:

Article 6 bestowing the "Right to a Fair Trial" is applicable to both
applicants seeking to develop or use land or property and those
whose interests may be affected by such proposals;

Article 7 provides that there shall be "No Punishment Without Law” and
may be applicable in respect of enforcement proceedings taken
by the Authority to regularise any breach of planning control;

Article 8 recognises the "Right To Respect for Private and Family Life";

Article 1 of Protocol 1 relates to the "Protection of Property” and bestows
the right for the peaceful enjoyment of possessions. This right, however,
does not impair the right to enforce the law if this is necessary;

The proposal has been considered against the above but in this instance it is
not considered that there is any conflict. If it was to be alleged that there was
conflict it is considered not to be significant enough to warrant the refusal of
permission.

Recommendation - Grant Permission
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1. Al planting comprised in the approved landscpaing scheme shall be carried .
' out in the first planting season following the date of this permission and
maintained thereafter to the satisfaction of the Council; and any trees or
plants which within a period of 5 years from the completion of the
development die, are removed or become seriously damaged or diseased
shall be replaced in the next planting season with others of similar size and
species, unless the Local Planning Authority gives written consent to any
variation.

Reason: To ensure the decking is satisfactority landscaped, in
accordance with Policy CP5 of the Carlisle District Local Plan
2001-2016.
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SCHEDULE A: Applications with Recommendation
09/0161

Item No: 15 Date of Committee: 29/05/2009

Appn Ref No: Applicant: Parish:

09/0161 : Environment Agency Carlisle

Date of Receipt: Agent: Ward:
05/03/2009 16:03:54 AXIS P.E.D. Ltd Castle
Location: Grid Reference:

Stephenson Industrial Estate, Willowholme, Carlisle 338507 556575

Proposal: Revision To Previous Planning Consent For A Flood Defence Scheme
To Include: Revisions Along The Left Bank Of The Eden Including Minor
Raising Of Footpath Levels, Reduced Embankment Proposals Which
Would Now Include Raising Of Ground Levels Within Land Owned By
Wallace Oils; Along Parham Beck Including Revised Wall Location,
Inclusion Of A Drawdown Structure And A New Low Flood Embankment,
Provision Of A Flood Gate At The Sands Centre; The Installation Of A 4
Metre High CCTV Off Viaduct Estate Road; Alterations Regarding 23-40
The Maltings; Revisions At Little Caldew Pumping Station (BT Yard),
The Showman's Guild, Willowholme; And Right Bank Of River Eden At

Etterby. _
Amendment:
1. Additional plans received on 3rd April 2009 concerning the provision of a

flood gate at the "rear” of the Sands Centre.

2. Additional details received concerning right bank of River Eden at
Etterby/Stainton; the Showman's Guild Quarters at Willowholme Industrial

Estate; the Little Caldew Pumping Station; 23-40 The Maltings; and off
Viaduct Estate Road.

REPORT Case Officer: Angus Hutchinson

Reason for Determination byr Committee:

1. Constraints and Planning Policies

Site Of Special Scientific Interest

The proposal relates to land or premises situated within or adjacent to a Site of
Special Scientific Interest.
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Site Of Nature Conservation Significance
Public Footpath

The proposal relates to development which affects a public footpath.
Health & Safety Executive Consultation

The proposal relates to development involving or affected by hazardous substances
or noise.

Local Pla.n Pol DP2 - Regeneration

Local Plan Pot DP6 - Carlisle Northern Developmnt Route
Local Plan Pol CP1 - Landscape Character

Local Plan Pol CP2 - Biodiversity

Local Plan Pol CP3 - Trees and Hedges on Development Sites
Local Plan Pol CP4 - Agricultural Land

Local Plan Pol CP5 - Design |

Local Plan Pol CP6 - Residential Amenity

Local Plan Pol CP11-Prot.Groundwaters &Surface Waters
Local Plan Pol CP13 - Pollution

Local Plan CP15 - Access, Mobility and Inclusion

Local Plan Pol CP16 -Public Trans.Pedestrians & Cyclists
Local Plan Pol CP17 - Planning Out Crime

Local Plan Pol LE2 - Sites of Special Scientific Interest
Local Plan Pol LE3 - Other Nature Conservation Sites
Local Plan Pol LE4 - River Corridors

Local Plan Pol LE27- Developed Land in Floodplains
Local Plan Pol LE30 - Derelict Land

Local Plan Pol LC3 - Amenity Open Space

Local Plan Pol LC8 - Rights of Way
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2. Summary of Consultation Responses

Hadrian's Wall Heritage Ltd: in relation to originally submitted plans had several
issues of concem regarding the effect that the works may have on Hadrian's Wall
Path National Trail with regard to the following points:

» the design of the path that is to be raised, in particular its width;

» the access points to the path for when maintenance is necessary;

« the path surface material and its future maintenance, also liability for
maintenance during its early years until it is established;

« landscaping in the Willowholme area; this is highly desirable bearing in mind
the eyesore that the area presents to the thousands of overseas visitors in
particular who use the National Trail;

« the future of the historic bone mill that is near to the Waverley viaduct;

« how the National Trail ties into the Sustrans route; you will not be aware
of agreements made between the former Countryside Agency (now Natural
England) in 2003 about both the short and long-term plans for the Route 72
cycleway.

« the diversion itself; this must be very clearly signed, with information for
walkers.

Cumbria County Council (Rights of Way Officer): the public right of way adjacent
to the River Eden currently enjoys two separate paths that are used by pedestrians
and cyclists. The proposal states a 2 metre path will be provided; with the dual
usage it is considered that a 2.5 metre wide path is provided to cater for this usage.

The path adjacent to the Eden also carries the Hadrian's Wall National Trail, this trail
attracts some 7000 users through the summer months, in the proposals there is no
mention of a signed diversion for footpath users. Could details of such a diversion
and proposed signage please be supplied to the County Council's Countryside
Section and Hadrian's Wall Heritage Ltd prior to any closure.

In the case of the second footpath away from the Eden it is proposed that steps are
installed at the Eden end of the proposed works; with regard to the DDA Act 2005,
would it be possible to ramp this access with a gradient no greater than 1:127;

County Archaeologist: it is noted that the proposals affect an area that is legally
protected as a Scheduled Ancient Monument and thus recommend that English
Heritage is consulted.

Notwithstanding any comments from English Heritage, it is confirmed that the
archaeological conditions placed on earlier planning consents relating to the
elements of the scheme outside the Scheduled Monument are still considered
appropriate;

County Council (Highway Authority): comments awaited,

English Heritage: will provide substantive advice on this application by 12th June -
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the extra time is necessary due to staff absence;

Natural England: comments éwaited;

Ramblers Association: comments awaited;

Open Spaces Society: comments awaited;

Environmental Services (Green Spaces):. comments awaited;
Environmental Services ( Environmental Quality): comments awaited;
United Utilitie_s: comments awaited,

Development Services ( Property): comments awaited;

Kingmoor Parish Council: comments awaited.

3. Summary of Representations

Representations Received

Initial; Consulted: Reply Type:

Ltd, 3 West Street 19/03/09
15 Caldew Maltings 08/05/09
16 Caldew Maltings 08/05/09
17 Caldew Maltings 08/05/09
18 Caldew Maltings 08/05/09
19 Caldew Maltings 08/05/09
20 Caldew Maltings 08/05/09
21 Caldew Maltings 08/05/09
22 Caldew Maltings 08/05/09
23 Caldew Maltings 08/05/09
24 Caldew Maltings 08/05/09
25 Caldew Maltings 08/05/09
26 Caldew Maltings 08/05/09
27 Caldew Maltings 08/05/09
28 Caldew Maltings 08/05/09
29 Caldew Maltings 08/05/09
30 Caldew Maltings 08/05/09
31 Caldew Maltings 08/05/09
32 Caldew Maltings 08/05/09
33 Caldew Maltings 08/05/09
34 Caldew Maltings 08/05/09
35 Caldew Maltings 08/05/09
36 Caldew Maltings 08/05/09
37 Caldew Maltings 08/05/09
38 Caldew Maltings 08/05/09
39 Caldew Maltings 08/05/09
40 Caldew Maltings 08/05/09
41 Caldew Maltings 08/05/09
, 42 Caldew Maltings 08/05/09
. 43 Caldew Maltings 08/05/09
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Quarters

Street

44 Caldew Maltings
45 Caldew Maltings
46 Caldew Maltings
47 Caldew Malltings
48 Caldew Maltings
49 Caldew Maltings
50 Caldew Maltings
51 Caldew Maltings
52 Caldew Maltings
53 Caldew Maltings
54 Caldew Maltings
55 Caldew Maltings
56 Caldew Maltings
57 Caldew Maltings
58 Caldew Maltings
59 Caldew Maltings
60 Caldew Maltings
61 Caldew Maltings
62 Caldew Maltings
63 Caldew Maltings
64 Caldew Maltings
65 Caldew Maltings
66 Caldew Maltings

Property Manager
Showman's Quarters

Showman's

Eden View Farm
Stainton House Farm

PO Box 47859

81 Newgate

_ Northern House
c/o Able UK Ltd
_ Stephenson Industrial Estate

- The Sands Centre

Eden View

Stainton Farm
1 Stainton Road
1 Caldew Maltings
2 Caldew Maltings
3 Caldew Maltings
4 Caldew Maltings
.5 Caldew Maltings
.6 Caldew Maltings
. T Caldew Maitings
. 8 Caldew Maltings
.9 Caldew Maltings
. 10 Caldew Maltings
.11 Caldew Maltings
.12 Caldew Maltings
.13 Caldew Maltings
. 14 Caldew Maltings

08/05/09
08/05/09
08/05/09
08/05/09
08/05/09
08/05/09
08/05/09
08/05/09
08/05/09
08/05/09
08/05/09
08/05/09
08/05/09
08/05/09
08/05/09
08/05/09
08/05/09
08/05/09
08/05/09
08/05/09
08/05/09
08/05/09
08/05/09
13/05/09
13/05/09
13/05/09

13/05/09
13/05/09
13/05/09
13/05/09

13/05/09
19/03/09
19/03/09
06/04/09
06/04/09
08/05/0¢
08/05/09
08/05/09
08/05/09
08/05/09
08/05/09
08/05/09
08/05/09
08/05/09
08/05/09
08/05/09
08/05/09
08/05/09
08/05/09
08/05/09
08/05/09

09/0161

3.1 This application has been advertised by means of press and site notices and
the direct notification of the owners/occupiers of neighbouring properties. At

the time of preparing the report no objections have been received.
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4.1

4.2

4.3

4.4

4.5

5.

09/0161

Planning History

In 2007, under planning reference 06/1473, Full Planning Permission was
granted for flood defence improvements for the River Caldews and Eden (the
Caldew and Carlisle City flood defence scheme).

In 2008, under planning reference 07/1389, Full Planning Permission was
granted for construction of flood alleviation scheme along the right bank of
the river caldew, adjacent to Bousteads Grassing, comprising embankment
and walls (amendments to scheme approved under ref 06/1 473).

In 2008, under planning reference 08/0112, full planning permission was
granted for construction of FAS at various locations along the Rivers Caldew
and Eden. The permission amended, in part, the previously consented
Caldew And Carlisle City Flood Alleviation Scheme (ref: 06/1473) by:
enhancement of Fairy Beck; revision of flood gate, flood defence wall &
telementry control box at Holme Head Weir; realignment & regrading of cycle
track on right bank of Denton Street Bridge; widening of embankment,
revised steps/ramp, access ramp & site compound from Denton Street
Bridge To South Vale Bridge; telemetry kiosk & realignment of defence wall
at Metcalfe Street; temporary site compound off Graham Street; revised
access, telemetry kiosk & realignment of defence wall to rear of Duneim;
revised alignment of embankment to Trinity School; replacement of existing
Swifts Driving Range; revised location of defence wall & car park entrance &
new telemetry kiosk from Turf Tavern to Swifts Bank; revised wall alignment,
play areas & extension of defence wall at The Sands Centre; revised location
of flood defence, access ramps/steps from Hardwicke Circus subway to Bitts
Park; revised location & form of flood defences from Bitts Park to Dacre
Road; ground raising to Dacre Road & adjacent paths; reconfiguration of
Dacre Road Car Park including extension with revised access.

Under applications 08/1038, 08/1081, 08/1259, 09/0058 and 09/0072
permission has been given to further revise the proposed flood defences.

Applications seeking to discharge relevant conditions have been made under
08/0398, 08/0460, 08/0508 and 08/1174.

Details of Proposal/Officer Appraisal

Introduction

5.1

In December 2005, under planning application 05/1024, planning permission
was given for a scheme of flood defence improvement works associated
with the east of the City along sections of the Rivers Eden and Petteril. In
May 2007, application 07/0345, planning permission was given for revisions
to the scheme approved under 05/1024. The works approved under
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5.3

5.4

5.5
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- 05/1024 and 07/0345 representing Phase 1 of a two-phase project
comprising the Carlisle Flood Alleviation Scheme (FAS).

In March 2007, application reference numbers 06/1473 and 07/0090,
planning permission and listed building consent were given for proposed
flood defence improvements associated with the west of the City along the
River Caldew and the River Eden downstream from Eden Bridge, i.e. Phase
2 of the FAS.

In addition, under application reference numbers 07/0706 and 08/0029
planning permission has been given for two "missing” elements in the
‘aforementioned flood defences on land adjacent to Etterby Terrace/Eden
Place and Tilbury Road. '

The flood defences needing to be also viewed in the context of United
Utilities having commenced work on upgrading the sewer network in
Warwick Road/Victoria Place (appn. ref. no. 08/9027/CTY and
08/9034/CTY) and Willowholme.

Under application numbers 07/1389, 08/0112, 08/1038, 08/1081, 08/1259,
09/0058 and 09/0072 permission has subsequently been given for
amendments to Phase 2 of the FAS.

Background

5.6

This application seeks approval for further amendments to the Phase 2 FAS
with regard to eight sections.

1. Left bank of the River Eden adjacent to Stephenson Industrial Estate -
reduction in the embankment scale utilising existing buildings as part of the
flood defence and ground raising at Wallace Oils up to a maximum of 1 m.
This is apparently achievable because of the proposed alterations to the
scheme at Stainton also part of this application.

2. Parham Beck - changes in the alignment of the proposed flood wall, the
minor realignment of Parham Beck, a new low level flood embankment and
drawdown structure inclusive of a debris screen and access platform. The
proposed embankment crosses the line of Hadrian's Wall and therefore will
require Scheduled Monument Consent.

3. The Sands Centre - provision of a flood gate 2 m wide and 0.85 m in
height, supported on brick clad piers with reconstituted stone copings to a
height of 1.3 m. The proposed changes are following discussions with
Carlisle Canoe Club, the City Council's Access Officer and Carlisle Leisure
Ltd to overcome any concemns over access to the River by disabled people.

4. Caldew Riverside, off Viaduct Estate Road - installation of a 4 m high

CCTV column and associated camera to enable the Environment Agency to
monitor any build up of debris around the piers of the Slew Bridge.
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5. The Maltings - introduction of retractable barriers to picture windows,
stepping out of the flood gates from the building facade by 750 mm, and new
railing.

8. The Little Caldew Pumping Station - erection of a new control structure to
regulate flows within the Little Caldew when the water levels in the Caldew
are high. The proposed pumping station has been reduced in size (11Tmby6
m) and moved approximately 25 m upstream which has resulted in the
realignment of the flood wall within the gardens of The Maltings.

7. The Showman's Guild Quarters - reconfiguration of layout involving
provision of two larger toilet buildings, resurfacing of site, erection of2.2m
high timber fencing along Willowholme frontage and side elevations, and new
tree planting.

8. Right Bank of River Eden At Etterby - removal of a larger section of the
existing Waverley Embankment enabling creation of a seasonal wetland area,
proposed raised areas for stock refuge, fill in part of floodplain to protect
pylon, a 38 m wide grassed "spillway" to allow flood water to drain back into
the River.

The application is accompanied by respective Change Assessments and
Review of Environmental and Design and Access Statement. The application
is also accompanied by an Assessment of Likely Significant Effect on a
European Site that concludes the proposed changes are unlikely to have a
significant effect on any interest feature of a European site and does not
significantly increase the impacts of the overall FAS.

Assessment

5.8

5.9

When considering this application the relevant policies are DP2, DP6, CP1,
CP2, CP3, CP4, CP5, CP8, CP11, CP13, CP15, CP16, CP17, LE2, LE3,
LE4, LE27, LE30, LC3 and LC8 of the Carlisle District Local Plan
(2001-2016). In addition, the proposal should be viewed in the context of the
underlying objectives of the Three Rivers Strategy and the
Connect2/Sustrans cycle route. '

At the time of considering application 06/1473 it was readily acknowledged
that substantial social and economic benefits arise to the City as a whole and
to the individual residents and businesses previously affected by the January
2005 flood. On this basis it was considered that the determining issues
related to whether the advantages outweighed any disadvantages associated
with:

1. the loss of agricultural land,

2. the visual and historic character of areas;

3. the flora and fauna re. SAC and SSSI designation and protected species;
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4. archaeology,

5. the protection of the setting, architectural and historic importance of any
Listed Buildings;

6. access for people with mobility problems;

7. provision for cyclists and pedestrians;

8. the living conditions of neighbouring residents;

9. the provision of open space and protection of playing fields;

10. existing rail infrastructure including the freight/rail avoidance line;

11. the potential future use of the Caldew Riverside area of the City,

12 an extant planning permiséion for housing on land at Lime Street; and
13. security.

Based on the location of the current proposal, the aforementioned issues 9),
10) and 12) are not considered relevant.. In regard to the remaining issues it
is considered that the proposed revisions should either have a neutral or
minor impact in comparison to the already approved scheme although the
comments of interested parties are still awaited. At the time of preparing the

report, the applicant is also seeking to address the concerns of Hadrian's
Wall Heritage Ltd and the County Council's Rights of Way Officer.

Conclusion

5.11

6.

6.1

In conclusion it is considered that any harm is outweighed by the benefits
attributable to the provision of the permanent flood defences.An updated
report will be presented to Members during the Meeting. On the basis that no
substantive objections are raised, authority to issue an approval will be
sought subject to the imposition of the following conditions.

Human Rights Act 1998

Several provisions of the above Act can have implications in relation to the
consideration of planning proposals, the most notable being:

Article 6 bestowing the "Right to a Fair Trial" is applicable to both
applicants seeking to develop or use land or property and those
whose interests may be affected by such proposals;

Article 7 provides that there shall be "No Punishment Without Law™ and
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6.3
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may be applicable in respect of enforcement proceedings taken
by the Authority to regularise any breach of planning control;

Article 8 recognises the "Right To Respect for Private and Family Life";

Article 1 of Protocol 1 relates to the "Protection of Property” and bestows
the right for the peaceful enjoyment of possessions. This right, however,
does not impair the right to enforce the law if this is necessary;

The proposal has been considered against the above Protocol of the Act but
in this instance, it is not considered that there is any conflict. If any conflict
was to be alleged it is not felt to be of sufficient weight to refuse planning
permission.

Recommendation - Grant Permission

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).

The development hereby permitted shall be completed in accordance with
the scheme of public art approved under applications 08/0460 and 08/1174
and the outstanding details stilt required (conceming the proposed treatment
of the Bitts Park underpass wall) to be submitted to and approved by the
local planning authority in full compliance with condition 3 of 06/1473 and
condition 4 of 08/0112.

Reason:  In order to ensure that the development makes suitable
provision in accordance with Policy LC15 of the Carlisle District
Local Ptan 2001-2016.

The development hereby permitted shall be completed in accordance with
the programme of archaeological work approved under application 08/0384
and the outstanding details still required to be submitted to and approved by
the local planning authority in full compliance with condition 4 of 06/1473 and
condition 5 of 08/0112.

Reason: To afford a 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 or recording of such remains; and, ensure that a
permanent record is made of the structures of historic interest
prior to their alteration as part of the proposed development in
accordance with Policies LE5, LE6, LE7, LE8, and LE10 of the
Carlisle District Local Plan 2001-2016.
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5. No part of the structure/embankment associated with the flood defence
scheme adjacent to the West Coast Main Line (between Hadrians Wall and
the property currently occupied by Brown Bros Engineering, Willowholme
Industrial Estate) hereby permitted shall be erected/formed until:

a) an archaeological evaluation has been undertaken adjacent to the West
Coast Main Line (between Hadrians Wall and the property currently
occupied by Brown Bros Engineering, Willowholme Industrial Estate) in
accordance with a written scheme of investigation to be submitted to and
approved in writing beforehand by the local planning authority;

b) in the event that the results of the evaluation provided for in paragraph a)

above reveals that there are remains associated with Hadrians Wall Vallum,

the applicant/developer will submit additional details to be approved in

writing by the local planning authority allowing for the remains to be

preserved in situ; and, .

c) archaeological remains, other than those defined in above paragraph b},
identified in the evaluation will be recorded in accordance with a written
scheme of investigation submitted to and approved by the local planning
authority. '

Reason: To afford a 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 or recording of such remains; and, ensure that a
permanent record is made of the structures of historic interest
in accordance with Policies LES, LE6, LE7, LE8, and LE10 of
the Carlisle District LLocal Plan 2001-2016.

6. The development hereby permitted shall be completed in accordance with .
the scheme detailing the works at Carlisle Castle approved under
application 08/0384.

Reason: In accordance with Policy LE6 of the Carlisle District Local Plan
(2001-2016).

7. The development hereby permitted shall be carried out in accordance with
the replacement bridge details approved under application 08/0508.

Reason: To safeguard the character of the area and ensure the provision
of an effective crossing.

8. The development hereby permitted shall be completed in accordance with
the floodgates for Phase 1 approved under application 08/0508 and the
outstanding details still required to be submitted to and approved by the local
planning authority in full compliance with condition 8 of 06/1473 and
condition 9 of 08/0112. .
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Reason: To safeguard the character of the area in accordance with
Policy CP5 of the Carlisle District Local Plan 2001-2016.

Any part of the development approved by this permission that is subject to
alteration of an agreed method statement or structure that might have an
adverse impact on a SAC/SSSI and/or UK Biodiversity Action Plan Habitats
or species, must not be commenced until details have been submitted to,
and approved in writing by, the local planning authority.

Reason: To ensure that there is no adverse impact on the SAC/SSSI
and/or UK Biodiversity Action Plan Habitats or species in
accordance with Policy DP7 of the Carlisle District Local Plan
2001-2016.

The development hereby permitted shall be completed in accordance with
the landscaping details for Phase 1 approved under application 08/0460 and
the outstanding details still required to be submitted to and approved by the
local planning authority in full compliance with condition 10 of 06/1473 and
condition 11 of 08/0112.

Reason: To ensure that satisfactory landscaping/habitat creation
scheme(s) is implemented in accordance with Policy CP3 of the
Carlisle District Local Plan 2001-2016.

The development hereby permitted shall be completed in accordance with
the design details of the proposed foot and cycle path construction approved
under 08/0508 and the outstanding details still required to be submitted to
and approved by the local planning authority in full compliance with condition
12 of 06/1473, condition 4 of 07/1389 and condition 13 of 08/0112.

Reason: To ensure the development supports the objectives of Policies
CP16 and LC8 of the Carlisle District Local Ptan 2001-2016.

The development hereby permitted shall be completed in accordance with
the type of stone and brick approved under 06/1473 and 08/1174 and, the
coursing pattern of the stone and brick approved under 08/0112.

Reason: To ensure the works harmonise with the existing character of
the area and buildings in accordance with Policy CP5 of the
Carlisle District Local Plan 2001-2016.

The works shall be completed in accordance with the details of the proposed

ducting to be provided as originally approved under application 08/0508 and

as revised by the development hereby permitted.

Reason: In the interests of public safety.

The development hereby permitted shall be completed in accordance with
the scheme detailing the control of construction activity at the site(s) and
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construction traffic to and from the site(s) approved under application
08/0384.

Reason: In order to ensure that the construction of the development of this
site is undertaken in a manner which minimises its effect on the
local environment and the living conditions of neighbouring
residents.

The development hereby permitted shall be completed in accordance with
the details specifying the location of the Denton Street compound as
approved under application 08/0384.

Reason: To safeguard the living conditions of neighbouring residents.

Before the commencement of development of the embankments at Etterby
and Stainton, details shall be submitted to and approved in writing by the
local planning authority specifying the extent of the removal and
re-modelling.

Reason: For the avoidance of doubt and to safeguard the character of
the area.

The development hereby permitted shall be completed in accordance with
the details specifying the provision of artificial kingfisher nesting boxes along
sections of the River Caldew as approved under application 08/0384. The
approved details shall be fully undertaken following the completion of that
respective phase of the development.

Reason: To ensure that the proposal not only protects but also
enhances biodiversity in accordance with PPS 9.

The development hereby permitted shall be completed in accordance with
the scheme for the provision of bat boxes as approved under application
08/0460. The approved details shall be fully undertaken following the
completion of that respective phase of the development.

Reason: To ensure no adverse impact on a favourable status of a
European protected species in accordance with the
requirements of the Habitats Regulations 1994.

The development hereby permitted shall be completed in accordance with
the design details and finish of the proposed metal steps as approved under
application 08/0508. The approved details shall be fully undertaken
following the completion of that respective phase of the development.

Reason: To safeguard the character of the area and ensure the provision
of an effective crossing.

For the duration of the development works existing trees to be retained shall
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O be protected by a suitable barrier erected and maintained in accordance with
BS 5837:2005 Trees in relation to Construction Recommendations. Within
this protected area there shall be no excavation, tipping or stacking, nor
compaction of the ground by any other means.

Reason: To protect trees and hedges during development works.
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