Committee Minutes



Control of Development and Advertisements
The Development Control Committee received and considered the following applications: 

	Item no: 01
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	10/0279
	Mr & Mrs Blain
	Wetheral

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	26/03/2010
	Ashwood Design Associates
	Wetheral

	
	
	

	Location:
	
	Grid Reference:

	Land to the Rear of Ivy House, Ghyll Road, Scotby, Carlisle, CA4 8BT
	
	344267 554678

	
	
	

	Proposal:
	Erection Of Detached Dwelling (Revised Application)


Members resolved to defer consideration of the proposal in order to allow Officers to obtain additional details in respect of the design of the property and also clarification regarding energy efficient and sustainable initiatives and to await a further report on the application at a future meeting of the Committee.

	Item no: 02
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	10/0736
	Mr & Mrs P Cottam
	Burgh-by-Sands

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	09/08/2010
	Taylor & Hardy
	Burgh

	
	
	

	Location:
	
	Grid Reference:

	Langstile, Burgh by Sands, Carlisle, CA5 6BD
	
	332759 559447

	
	
	

	Proposal:
	Erection Of Single Storey Two Bedroom Dwelling (Outline) (Revised Application)


The application was withdrawn from discussion at the meeting in order to allow further discussions to take place with the applicant.  The application may, dependent upon the outcome of those actions, be capable of determination under the Council's Scheme of Delegation or, alternatively will be the subject of an additional Report at a future meeting of the Committee.

	Item no: 03
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	10/0611
	Miss Dicken
	Carlisle

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	30/06/2010 16:00:21
	Green Design Group
	Belah

	
	
	

	Location:
	
	Grid Reference:

	22 Kingstown Road, Carlisle, CA3 0AD
	
	339777 558074

	
	
	

	Proposal:
	Demolition Of Existing Redundant 2 Bed Dwelling. Erection Of 3no. Flats With On-Site Parking (Revised Application)


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

	Item no: 04
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	10/0634
	Mr Springer
	Beaumont

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	05/07/2010 13:00:21
	Gareth Storey Associates
	Burgh

	
	
	

	Location:
	
	Grid Reference:

	Field 5718, Opposite Hollow Creek Farm, Kirkandrews on Eden, CA5 6DJ
	
	335487 558245

	
	
	

	Proposal:
	Extension Of Existing Agricultural Barn (Retrospective Application) Together With The Erection Of 1 No Furlmatic Windcharger And Installation Of 3 No Solar Panels On Northern Roof Slope of Adjacent Barn


Members resolved to give authority to the Assistant Director (Economic Development) to issue approval for the proposal subject to no issues being raised regarding the proposed wind turbine during the consultation period. 

	Item no: 05
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	10/0631
	 Mr Mike Swindlehurst
	Carlisle

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	05/07/2010
	Hurd Rolland Partnership Chartered Architects
	Castle

	
	
	

	Location:
	
	Grid Reference:

	Sands Centre, The Sands, Carlisle, CA1 1JQ
	
	340185 556503

	
	
	

	Proposal:
	Proposed Extension And Refurbishment Including Demolition Of Existing Gymnasium, To Provide New Public Swimming Pool, Sports Hall, Gymnasium And Educational Facility With New Hard And Soft Landscaping, Revised Car Park Layout And Relocation Of Main Vehicle Access


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

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

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

	Item no: 06
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	10/0642
	 Wellburn Care Homes
	St Cuthberts Without

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	08/07/2010
	Ward Associates Planning Consultants
	Dalston

	
	
	

	Location:
	
	Grid Reference:

	Scalesceugh Hall, Carleton, Carlisle CA4 OBT
	
	344775 549681

	
	
	

	Proposal:
	Proposed 47 Bed Residential Care Home With Associated 6 Close Care Cottages To Be Constructed Within The Grounds


Members resolved to give authority to the Assistant Director (Economic Development) to issue approval for the proposal subject to the applicants entering into an Agreement under S106 of the Town and Country Planning Act 1990. The Agreement is intended govern the provision of close-care dwellings in the grounds, the specific "residential” qualifications for their occupation, and subsequent occupation of the proposed close-care bungalows to ensure they are integral to the overall care accommodation at Scalesceugh Hall and are linked in perpetuity with the facilities that would be provided at the care home.

	Item no: 07
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	10/0643
	 Wellburn Care Homes
	St Cuthberts Without

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	08/07/2010
	Ward Associates Planning Consultants
	Dalston

	
	
	

	Location:
	
	Grid Reference:

	Scalesceugh Hall, Carleton, Carlisle CA4 OBT
	
	344775 549681

	
	
	

	Proposal:
	Proposed 47 Bed Residential Care Home With Associated 6 Close Care Cottages To Be Constructed Within The Grounds (LBC)


Members resolved to give authority to the Assistant Director (Economic Development) to issue Listed Building Consent for the proposal subject to the applicants entering into an Agreement, under S106 of the Town and Country Planning Act 1990, linked to the associated Planning Permission [application 09/0642]. The Agreement is intended govern the provision of close-care dwellings in the grounds, the specific "residential” qualifications for their occupation, and subsequent occupation of the proposed close-care bungalows to ensure they are integral to the overall care accommodation at Scalesceugh Hall and are linked in perpetuity with the facilities that would be provided at the care home.

	Item no: 08
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	10/0660
	Mr David Bimson
	Beaumont

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	15/07/2010
	Taylor & Hardy
	Burgh

	
	
	

	Location:
	
	Grid Reference:

	Land at Monkhill Hall Farm to east of Monkhill Hall, Monkhill, Burgh by Sands
	
	334397 558420

	
	
	

	Proposal:
	Erection Of An Agricultural Workers Dwelling (Outline)


Members resolved to give authority to the Assistant Director (Economic Development) to issue approval for the proposal subject to no adverse comments being received from English Heritage or Hadrian's Wall Ltd.

	Item no: 09
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	10/0679
	Mr Christopher Southward
	Carlisle

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	21/07/2010
	S & H Construction
	Denton Holme

	
	
	

	Location:
	
	Grid Reference:

	25A Wigton Road, Carlisle
	
	339105 555704

	
	
	

	Proposal:
	Two Storey Rear Extension To Provide 1no. Bathroom & Dining/Sitting Area  On Ground Floor With 1no. Bedroom And 1no. Bathroom Above & Erection Of A Conservatory


Grant Permission 

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

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



	2.
	The approved documents for this Planning Permission comprise:

1.
the submitted planning application form;

2.
Site Location Plan; Block Plan; Existing Plans & Elevations; Proposed Plans & Elevations (all received 21 July 2010)

3.
the Notice of Decision; and

4.
any such variation as may subsequently be approved in writing by the Local Planning Authority.

Reason:
For the avoidance of doubt.



	3.
	The materials (and finishes) to be used in the construction of the proposed development shall be in accordance with the details contained in the submitted application, unless otherwise agreed in writing by the Local Planning Authority.

Reason:
To ensure the objectives of Policies H11 and CP5 of the Carlisle District Local Plan 2001-2016 are met and to ensure a satisfactory external appearance for the completed development.



	4.
	Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 1995, (or any Order revoking and re-enacting that Order), the first floor window to the bathroom in the eastern elevation of the building shall be obscure glazed and thereafter retained as such to the satisfaction of the Local Planning Authority.

Reason:
In order to protect the privacy and amenities of residents in close proximity to the site in accordance with Policies H11 and CP5 of the Carlisle District Local Plan 2001-2016.




Summary of Reasons for the Decision
This proposal is seeking planning permission for the erection of a two-storey rear extension and a conservatory at 25A Wigton Road, Carlisle.  The existing property is a large red brick dwelling under a slate roof.  The property fronts onto Wigton Road but is raised up above the road, with the access to the front garden being via some steps.  The property has a large rear garden beyond which lie some flats (Bishops Close) that are owned by Two Castles Housing Association.  The private access road to the flats runs directly to the rear of the application site, with the front elevation of the flats being located beyond this.  Residential properties on Wigton Road lie next to and opposite the application site.  The boundaries of the application site contain a number of trees and shrubs.

The proposal seeks planning permission to erect a two-storey rear extension and a rear conservatory.  The existing property is ‘L’ shaped and the new two-storey extension would be added to part of the rear elevation, so that it is brought into line with the remainder of the rear elevation of the dwelling.  The length of the extension would vary from 4m to 6.2m, with the width varying from 3.2m to 5.3m.  The eaves height would measure 5.5m, with the ridge being 7.3m and the roof would be hipped to match the roof on the main dwelling.  The eaves and ridge heights of the main dwelling are 7.3m and 10.3m respectively.  The extension would contain an extended kitchen/dining area and a bathroom on the ground floor, with an en-suite bedroom above.  It would be constructed of red brick and slate to match the existing dwelling.  

The conservatory would project out 3.8m from the rear elevation of the extended dwelling and would measure 5.5m in width.  It would have a hipped, pitched roof and would be constructed of a red brick dwarf wall, upvc windows and a polycarbonate roof.  A raised patio area would be located between the conservatory and the dwelling to provide a link between the two.  

The applicant is also seeking to create a new access from the rear of the property onto a private road.  This would not require planning permission and does not, therefore, form part of this application.

The proposals need to be assessed against Policies H11 and CP5 of the Carlisle District Local Plan 2001-2016.

The proposals raise the following planning issues:

1.
Whether The Scale And Design Of The Proposals Are Acceptable 

The proposed two-storey extension would essentially square-off the existing building and the rear elevation of the extension would be in line with part of the rear elevation of the existing dwelling.  The ridge height would be 3m lower than the ridge height on the existing dwelling and the roof would be hipped to match the existing roof.  The extension would be constructed of red brick and slate to match the existing dwelling.  The conservatory would be appropriate in scale and would have a brick dwarf wall to match the dwelling.  In light of the above, the scale and design of the proposals is acceptable.

2.
The Impact Of The Proposals On Neighbouring Properties 
The only window in the side elevation at first floor level would serve a bathroom and would be obscurely glazed.  Two new windows would be added to the rear elevation and these would face the front elevation of the flats on Bishops Close.  The front elevation of these flats would be over 24m away from the rear elevation of the new extension and this distance is sufficient to ensure that there is no loss of privacy to the occupiers of the flats.  Existing boundary treatment would prevent overlooking from the conservatory and from the windows at ground floor level in the side elevation of the extension.  The proposals would not, therefore, have an adverse impact on the living conditions of the occupiers of any neighbouring properties through loss of light, loss of privacy or over-dominance.

 

3.
Other Matters 
A local resident has expressed concern that, if the scheme were approved, construction traffic/works would cause undue disturbance to neighbouring residents.  It is normally reasoned that such disturbance is an inevitable temporary manifestation of any development project and is not the concern of the planning system unless there would be exceptional harm to amenity. It is the Officer's view that there would be no significant harm to the living conditions of local residents as a result of construction works.    

In overall terms, the scale and design of the proposals would be acceptable.  The proposals would not have an adverse impact on the living conditions of the occupiers of any neighbouring properties through loss of light, loss of privacy or over-dominance.  In all aspects, the proposals are compliant with the relevant policies contained within the adopted Local Plan.

Relevant Development Plan Policies

	Carlisle District Local Plan 2001 - 2016

Housing - Policy H11 - Extensions To Existing Residential Premises

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



	Carlisle District Local Plan 2001 - 2016

Core Development Policies - Policy CP5 - Design 

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

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

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

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

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

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

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

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

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

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




	Item no: 10
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	10/0683
	 Springwell Farm
	Hayton

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	22/07/2010 16:00:49
	Holt Planning Consultancy
	Great Corby & Geltsdale

	
	
	

	Location:
	
	Grid Reference:

	Springwell Farm, Talkin
	
	355150 557818

	
	
	

	Proposal:
	Demolition Of Existing Dwelling & Erection Of Replacement Dwelling - Revised Application To Incorporate Redundant Buildings To Form Garage And Stores, And Detached Games Annexe


Grant Permission 

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

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



	2.
	The approved documents for this Planning Permission comprise:

1.
the submitted planning application form;

2.
Drawing number 12/2009/30;

3.
Drawing number 12/2009/29;

4.
Drawing number 12/2009/26;

5.
Drawing number 12/2009/11

6.
Drawing number 12/2009/28;

7.
Drawing number 12/2009/13A;

8.
Drawing number 12/2009/22;

9.
Drawing number 12/2009/23;

10.
Drawing number 12/2009/24;

11.
Drawing number SPR/01/C Landscape Masterplan;

12.
the Notice of Decision; and

13.
any such variation as may subsequently be approved in writing by the Local Planning Authority.

Reason:
For the avoidance of doubt and to ensure compliance with Policy H10 of the Carlisle District Local Plan 2001-2016.



	3.
	Samples or full details of all materials to be used on the exterior shall be submitted to and approved, in writing, by the Local Planning Authority before any work is commenced.

Reason:
To ensure the materials used are acceptable and to ensure compliance with Policy CP5 of the Carlisle District Local Plan 2001-2016. 



	4.
	Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 1995 (or any Order revoking and re-enacting that Order) there shall be no enlargement or external alterations to the dwelling unit to be erected in accordance with this permission, within the meaning of Schedule 2 Part (1) of these Orders, without the written approval of the Local Planning Authority.

Reason:
To ensure compliance with the objectives of the Replacement Dwelling policy in accordance with Policy H10 of the Carlisle District Local Plan 2001-2016.



	5.
	No development hereby approved by this permission shall be commenced until a scheme for the provision of surface water drainage works has been submitted to and approved in writing by the Local Planning Authority.  Such a scheme shall be constructed and completed in accordance with the approved plans prior to the occupation of the dwelling. 

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



	6.
	All works comprised in the approved details of the landscaping Master Plan drawing reference SPR/01C shall be carried out in the first planting and seeding season following the occupation of the dwelling or completion of the development, whichever is the sooner.  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.
Reason:
To ensure that a satisfactory landscaping scheme is implemented in accord with Policy CP3 of the Carlisle District Local Plan 2001-2016.



	7.
	No works on site hereby approved by this permission shall commence until the tree protection fencing as specified in the Tree Report reference SF-TALKIN-BS5837-05032010 has been erected.  The fencing must be maintained in a satisfactory condition until completion of the development.
Reason:
To ensure that adequate protection is afforded to the trees on the site during the construction process in accordance with Policy CP3 of the Carlisle District Local Plan 2001-2016.



	8.
	Prior to the installation of the roof timbers on the replacement dwelling, the existing dwelling on the site known as 'Springwell Farm House' shall be demolished and the site cleared.

Reason:
To prevent the retention of the existing dwelling that would be contrary to Policy H1 of the Carlisle District Local Plan 2001-2016.



	9.
	The premises shall be occupied as a single, self contained family dwellinghouse, and at no time shall any of the ancillary buildings be sub-divided and occupied independently of the remainder of the property.

Reason:
The Local Planning Authority are not prepared to permit the establishment of a separate unit of accommodation on this site in accordance with Policy DP1 of the Carlisle District Local Plan.




Summary of Reasons for the Decision

“Full” planning permission was granted earlier this year for the demolition of the existing property and erection of a replacement dwelling at Springwell Farm, Talkin, Brampton.
The proposal related to a modestly proportioned, two storey detached dwelling, situated within a generous garden, 550 metres north-east of Talkin village adjacent to the Farlam road.  It may be recalled that the application site lay within open countryside and within an area designated as being of County Landscape Importance and adjacent to the North Pennines Area of Outstanding Natural Beauty (AONB). 
The issues considered at that time were the resiting of the proposed dwelling from the site of the existing property together with the increased footprint of the building.  The original dwelling and its integral garage, positioned in the north-west corner of the site was to be demolished and a replacement property constructed 79 metres south-east of its current position.  The accommodation intended to be provided within the proposed replacement dwelling was intended to  consist of a hallway, snug, study, lounge, dining room, lobby, W.C., utility room and kitchen (all at ground floor) with 3no. bedrooms with ensuite bathroom, a bathroom and a master bedroom with an ensuite bathroom being located at the first floor.

The design and appearance of the “approved” dwelling is traditional in character and appearance, the applicant’s agent describing as a “farmhouse of vernacular value”.  Its walls will be constructed from locally reclaimed Geltsdale sandstone and incorporate stone water-tables, corbels, quoins and stone heads and cills around the windows and doors.  The steeply pitched roofs will be finished in Welsh slate and incorporate a cat-slide to the east elevation.  Windows and doors will be hardwood timber finished in a heritage colour.  The rainwater goods will be cast iron.

The foul drainage system will connect into a private treatment plant and surface water will be discharged to a soakaway.  The development will potentially incorporate a ground source heap pump, a rainwater harvesting system and solar panels.

Although the scale of the replacement dwelling was outwith the parameters of the policy guidance, there were material considerations that warranted approval of the application.  The design and use of materials in the building together with the positive environmental features will be an improvement upon the existing dwelling and be commensurate with the site's size and features.  The improvements to the landscaping of the site and surrounding area will be of benefit to the landscape; further, the scheme proposes a high quality design, use of vernacular materials and incorporates sustainable forms of heating. 
In addition to the scheme approved earlier this year, it is now proposed to incorporate a sun room on the south gable of the proposed property.  This would physically link the dwelling to the existing single storey outbuilding that, as part of this application, would be converted into garages and ancillary domestic accommodation.  No external alterations are proposed to this building.

To the south-east of the proposed dwelling is a larger single storey detached building.  The applicant proposes to convert this building to a detached annex that would contain a shower room, a kitchenette, a bar, snooker table and general games area.  A Method Statement accompanies the application and details that only internal alterations would be required to convert this building into the proposed accommodation.  
Ordinarily, new residential development in this location would not be acceptable but this application seeks consent to erect a replacement dwelling.  Consequently, the principle of erecting a replacement dwelling is- in general terms- not itself an issue, provided that the proposals can demonstrate compliance with the criteria identified within Policy H10 of the Local Plan and are, likewise, not in conflict with any other relevant planning policies.  The principle of the replacement dwelling has been established through the grant of planning consent earlier this year.  

 

The principal objective of Policy H10 is to retain the stock of smaller housing units in the rural area.  Whilst the existing dwelling is modest in terms of its footprint and accommodation, it is situated within a reasonable plot (almost 0.13 hectares in area) together with the associated land and buildings that affects the extent to which it is truly “affordable”.  This is an important point in that the thrust of Policy H10 is to avoid smaller, and hence more "affordable", properties being lost from the overall housing stock that is available and being replaced with more substantial dwellings. 

A replacement dwelling would allow a building that would be visually more cohesive and attractive in the context of the site and the surrounding area and this principle has already been established through the extant permission granted by Members earlier this year.  The scale of the sunroom is modest and is proportionate to that of the dwelling.  Hence, the addition, in this respect, does not deviate sufficiently from the approved scheme as to warrant its refusal.

The application also seeks consent to convert two existing outbuildings into ancillary domestic accommodation.  The applicant’s agent argues that what the Council is really being asked to approve is the addition of the sunroom; the outbuildings are already in situ and would otherwise be within the curtilage of the proposed dwelling.  It is further argued that upon completion of the dwelling, the only works required to convert these buildings would be internal alterations that would not constitute development and would not, therefore, require planning consent.

Planning permission would not be required for their conversion upon completion of the dwelling but it would be appropriate to impose a planning condition requiring their retention within the curtilage of the property and that the site remains a single planning unit.  

The percentage increase in additional footprint of the replacement dwelling far outweighs that would normally be supported; however, it has already been established that the site itself could not be considered ‘affordable’ and furthermore, the buildings are already on site and it could not be reasonably argued that any visual harm to the character of the area would result from their conversion.  Given these circumstances, this would not establish a precedent for replacement dwellings with such a significant increase in size.
The site is in a visually sensitive area being within a Landscape of County Importance and adjacent to the AONB.  The siting of the dwelling is on a relatively low level of land within the site and from Talkin Tarn, would be seen against a backdrop of land that rises up towards the Farlam Road.  The application is accompanied by a comprehensive landscaping scheme.  The proposed landscaping would positively enhance the visual appearance of the site and screen the existing buildings whilst also improving the natural habitat in the area.  The proposals constitute an overall landscape enhancement, both in terms of landscape fabric benefits and improvements to views of Springwell Farm from the wider landscape.  The addition of the sunroom would not affect the results of the landscaping scheme.

The proposed dwelling is situated approximately 170 metres from the nearest residential property.  As such, the living conditions of the occupiers of that property will not be compromised through loss of light, loss of privacy or over dominance.

In the additional supporting information received from the agent, it is stated that the applicant is keen to incorporate renewable energy in the form of a ground source heat pump, a rainwater harvesting system and solar panels.  These would contribute to the reduction of the overall environmental impact of the development and is supported by current planning policies.  As no details have been provided, it is appropriate to impose a condition requiring the submission of additional information is the application is acceptable.
The site is served from an existing vehicular access that leads from the County highway.  The access comprises of a concrete apron with a gateway which is set back from the highway and whilst there is established landscaping around the entrance, there is sufficient visibility to emerge from the site and view any oncoming traffic before driving onto the road itself.  The access would serve the proposed dwelling which would be linked by an access road within the site formed adjacent to the eastern and southern boundaries.  The Highway Authority has raised no objection to the proposed development. 

In overall terms, the principle of the development is acceptable and has been established through the granting of the previous planning application.  The scale of the replacement dwelling is outwith the parameters of the policy guidance; however, the increase in footprint is marginal from the extant consent.  The design and use of materials in the building together with the positive environmental features would be an improvement upon the existing dwelling and be commensurate with the site's size and features.  The improvements to the landscaping of the site and surrounding area would be of benefit to the landscape; further, the scheme proposes a high quality design, use of vernacular materials and incorporates sustainable forms of heating.   

The proposed dwelling would not be an “exceptional dwelling” but would be of sufficient merit and acceptable in terms of its appearance.  The building would not result in any demonstrable harm to the landscape character of the wider area or the living conditions of any neighbouring residential dwellings.  The scheme is not significantly different from that which already benefits from planning permission.

Relevant Development Plan Policies

	Carlisle District Local Plan 2001 - 2016 

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

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

Urban Area

City of Carlisle

Key Service Centres

Brampton

Longtown

Local Service Centres

Burgh by Sands

Heads Nook

Castle Carrock

Houghton

Cummersdale

Irthington

Cumwhinton

Raughton Head

Dalston

Rockcliffe

Gilsland 

Scotby

Great Corby

Smithfield

Great Orton

Thurstonfield

Hallbankgate

Warwick Bridge

Hayton

Wetheral

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

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

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

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

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



	Carlisle District Local Plan 2001 - 2016

Spatial Strategy And Development Principles - Policy DP10 - Landscapes Of County Importance

Within Landscapes of County Importance, permission will only be given for development provided that:

1
there is no detrimental impact on the distinctive landscape character and features of the area; and

2
the proposal preserves or enhances the special features and character of the particular landscape within which it is to be sited.
Development required to meet local infrastructure needs which can not be located elsewhere will be permitted provided it is sited to minimise environmental impact and meet high standards of design.



	Carlisle District Local Plan 2001 - 2016 

Core Development Policies - Policy CP1 - Landscape Character

Proposals for development in the rural area must seek to conserve and enhance the special features and diversity of the different landscape character areas.  Development will be considered appropriate to the character of the landscape provided the proposal has regard to and conserves:

the landform and natural patterns of drainage;

· the pattern of trees and woodland;

· the habitats of species of importance for wildlife;

· the pattern and composition of field boundaries;

· the pattern of historic landscape features;

· the pattern and distribution of settlements



	Carlisle District Local Plan 2001 - 2016

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

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

1
the location of existing trees and hedges;

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

3
an assessment of the condition of each tree;

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

5
existing and proposed changes in ground level.

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

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

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



	Carlisle District Local Plan 2001 - 2016

Core Development Policies - Policy CP5 - Design 

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

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

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

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

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

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

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

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

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

9
Ensure that the layout and design incorporates adequate space for waste and recycling bin storage and collection.
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Core Development Policies - Policy CP9 - Development, Energy Conservation And Efficiency

Development proposals should take into account the need for energy conservation and efficiency in their design, layout and choice of materials. The principles should be introduced in the early stages of the design process in order to consider the orientation of buildings to maximise solar gain coupled with high levels of insulation to reduce heating costs. The efficient and effective use of land, including the reuse of existing buildings and the use of environmentally sustainable materials should also be encouraged. Landscaping schemes also may be used to shelter buildings in exposed positions to reduce heat loss.

These elements will contribute to the energy efficiency of a new development. Developers should also consider the possible incorporation of photovoltaic cells, active solar panels and other small-scale sources of renewable energy. Consideration should be given to recycled materials, waste minimisation and recycling measures within the design.

Designers will be encouraged to include systems for collecting roof water to enable its re-use.
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Core Development Policies - Policy CP12 - Foul And Surface Water Sewerage And Sewage Treatment

Development will not be permitted where inadequate foul and surface water sewerage infrastructure and sewage treatment capacity exists, or where such provision can not be made within the time constraint of the planning permission.
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Housing - Policy H10 - Replacement Dwellings In The Rural Area

The replacement of recently occupied permanent dwellings, with existing use rights, located within the rural area will be permitted provided that:

1
The new dwelling is located on or close to the site of the original dwelling; and

2
the scale of the dwelling is no greater than a 15% increase in the footprint of the original dwelling; and 

3
the design of the replacement dwelling is appropriate to its location and complements the character and architectural detail of other dwellings in the locality; and

4
the proposal does not adversely affect the amenity of the area or adjoining property; and

5
appropriate access and parking arrangements can be provided

This policy is not intended to allow small houses to be replaced by much larger properties.
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Transport - Policy T1- Parking Guidelines For Development

The level of car parking provision for development will be determined on the basis of the following factors:

1
the Parking Guidelines for Cumbria as updated by additional requirements in PPG 13;

2
the availability of public car parking in the vicinity;

3
the impact of parking provision on the environment of the surrounding area;

4
the likely impact on the surrounding road network; and

5
accessibility by and availability of, other forms of transport.




	Item no: 11
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	10/0625
	Mr Michael Carigiet
	Stanwix Rural

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	05/07/2010
	
	Stanwix Rural

	
	
	

	Location:
	
	Grid Reference:

	Tower Villa, Rickerby, Carlisle, CA3 9AA
	
	341475 556944

	
	
	

	Proposal:
	Conversion Of Existing Under Stairs Store To WC (LBC)


Grant Permission 

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

Reason:
In accordance with the provisions of Section 18 of the Planning (Listed Building and Conservation Areas) Act 1990.



	2.
	The approved documents for this Listed Building Consent comprise:

1.
the submitted planning application form;

2.
the Site Location Plan [received 5th July 2010];

3.
the Block Plan [received 19th July 2010];

2.
the Design and Access Statement [received 19th July 2010];

3. 
the Flood Risk Assessment [received 19th July 2010];

4.
the existing and proposed ground floor plan and proposed W.C plan [received 5th July 2010 and numbered 2010/TV/21];

5.
the proposed W.C internal elevations plan [received 5th July 2010 and numbered 2010/TV/22];

6.
the Notice of Decision; and

7.
any such variation as may subsequently be approved in writing by the Local Planning Authority.

Reason:
For the avoidance of doubt.



	3.
	The materials (and finishes) to be used in the construction of the proposed development shall be in accordance with the details contained in the submitted application, unless otherwise agreed in writing by the local planning authority.

Reason:
To ensure the objectives of Policy LE13 of the Carlisle District Local Plan 2001-2016 are met and to ensure a satisfactory external and internal appearance for the completed development.



	4.
	Notwithstanding the information supplied with this application, the proposed Extract Fan shall be located in the same position as the existing air brick, to the west elevation of the tower.   

Reason:
For the avoidance of doubt and to ensure the satisfactory external appearance of the completed works. 




Summary Of Reasons For The Decision

Introduction

5.1
This application seeks Listed Building Consent for the conversion of a ground floor under stair store to form a W.C/cloakroom at Tower Villa which forms the end dwelling in a row of five Grade II Listed cottages which lie within Rickerby Conservation Area. The property was built during the late 18th Century and previously formed estate cottages to Rickerby House which is also Grade II Listed . Tower Villa is constructed from English garden wall bond brickwork under a slate roof. The tower of the villa is two storey and forms a prominent north-west feature constructed from brick walls with slit openings and a corbelled-out and castelled brick parapet. The site is surrounded by residential properties to the north, east and south together with agricultural grazing land to the west.  

Background
5.2
The internal store lies within the prominent two storey brick tower. Alterations to the store to form the W.C will comprise installing a W.C and wash hand basin which will be connected to the existing foul drain via a saniflo system, replacing the existing damaged timber boarded door with new to match existing and replacing the existing metal frame window with a  window to match the existing pattern and style of windows elsewhere within the property. 

Assessment
5.3
The relevant planning policy against which the application is required to be assessed is Policy LE13 of the Carlisle District Local Plan 2001-2016.

5.4
The proposals raise the following issue: 


1. The Impact Of The Proposal On The Grade II Listed Building








5.5
It is considered that the impact of this proposal on the Grade II Listed Building will be minimal as the only external alteration will be the insertion of a new Humidistat Extract Fan to the western wall. The impact of this will be reduced providing that it is located in the same position as an existing Air Brick. A condition has been imposed within the decision notice to ensure that this is the case. The property lies within a flood zone however a flood risk assessment has been undertaken and recommends that new floor levels should be no lower than the existing floor level, electricity supplies should be fed from above, outlet sockets should be placed 900mm above floor level and external doors should be made watertight. The proposed works will have a minimal affect on the external appearance of this Grade II Listed Building.

2. Other Matters

5.5      Members should also be aware that although the applicant is related to an employee of the City Council he has not been involved in the determination of the application outside of his role as an applicant. 


Conclusion

5.7
In overall terms, it is considered that the conversion of this store into a W.C / cloakroom would not have an unacceptable impact on the character or setting of this Listed Building, nor the Rickerby Conservation Area as changes to the external appearance will be minimal. Accordingly the City Council's Conservation Officer is satisfied that the proposal will not have a detrimental impact on the Grade II Listed Building.   

5.8
The recommendation for approval, as it is considered that the proposal is compliant with the objectives of the adopted Local Plan Policy. 

Relevant Development Plan Policies

	Carlisle District Local Plan 2001 - 2016

Local Environment - Policy LE13 - Alterations To Listed Buildings

Applications for alterations or extensions to listed buildings must have regard to the scale, proportions, character and detailing of the existing building (both internally and externally) and of its windows and doorways. Any proposals which have an unacceptable impact on the listed building will not be permitted.

Applications will be assessed against the following criteria:

1.
the importance of the building, its intrinsic architectural and historic interest and rarity, and its significance to the local distinctiveness and character of the district;

2.
the particular physical features of the building 

3.
the setting of the building and its contribution to the local scene;

4.
the extent to which the proposed works would bring substantial benefits for the community.




	Item no: 12
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	10/9017
	 Cumbria County Council
	Carlisle

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	28/07/2010
	Cumbria County Council
	Denton Holme

	
	
	

	Location:
	
	Grid Reference:

	Robert Ferguson Primary School, East Dale Street, Denton Holme, Carlisle CA2 5LA
	
	339811 554842

	
	
	

	Proposal:
	Erection of Stainless Steel Flue


	Decision:
	City Council Observation -  Raise Objection(s)
	Date:
	24/08/2010


	Decision of:
	Cumbria County Council


	Decision Type:
	Grant Permission
	Date:
	31/08/2010


	Item no: 13
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	10/9009
	 Greenpark Energy Ltd
	Kirkandrews

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	01/06/2010
	Cumbria County Council
	Longtown & Rockcliffe

	
	
	

	Location:
	
	Grid Reference:

	Land to West of Becklees Farm, Beckside, Longtown, Carlisle CA6 5NQ
	
	335143 571590

	
	
	

	Proposal:
	Installation of a Production Hub for the Extraction of Coal Bed Methane

Including Drilling of Vertical Boreholes and Horizontal Production Laterals


	Decision:
	City Council Observation -  Observations
	Date:
	08/07/2010


	Decision of:
	Cumbria County Council


	Decision Type:
	Grant Permission
	Date:
	25/08/2010


	Item no: 14
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	10/9012
	 County Fire Service
	Carlisle

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	09/06/2010
	Cumbria County Council
	Belle Vue

	
	
	

	Location:
	
	Grid Reference:

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

	
	
	

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

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

And Landscaping.


	Decision:
	City Council Observation -  Observations
	Date:
	16/07/2010


	Decision of:
	Cumbria County Council


	Decision Type:
	Grant Permission
	Date:
	19/08/2010


	Item no: 15
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	10/0083
	 Primesight Ltd
	Carlisle

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	29/01/2010 13:00:35
	
	Currock

	
	
	

	Location:
	
	Grid Reference:

	James Street Service Station, James Street, Carlisle, CA2 5AP
	
	340143 555290

	
	
	

	Proposal:
	Display Of 1no. Internally Illuminated Free Standing Double Sided Display Unit (Retrospective Application)


	Decision:
	Refuse  Permission
	Date:
	23/03/2010


	Decision of:
	Planning Inspectorate


	Decision Type:
	Appeal Dismissed
	Date:
	16/08/2010


	Item no: 16
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	10/9014
	 Cumbria County Council
	Brampton

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	08/07/2010
	Cumbria County Council
	Brampton

	
	
	

	Location:
	
	Grid Reference:

	Brampton Junior School, Sawmill Lane, Brampton, CA8 1BZ
	
	353040 561340

	
	
	

	Proposal:
	Variation Of Conditions 4 And 5 Of Planning Permission 08/9017 To Install A 300mm High Brow Top Type Fence On Top Of The Entrance Walls Facing Sawmill Lane


	Decision:
	City Council Observation -  Raise No Objection
	Date:
	28/07/2010


	Decision of:
	Cumbria County Council


	Decision Type:
	Grant Permission
	Date:
	20/08/2010


	Item no: 17
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	10/9018
	Mrs Jan Cameron - Cumbria County Council
	Carlisle

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	05/08/2010
	Cumbria County Council
	Belah

	
	
	

	Location:
	
	Grid Reference:

	James Rennie Special School, Kingstown Road, Carlisle, CA3 0BU
	
	339693 559311

	
	
	

	Proposal:
	Erection Of Special Educational Needs 14-19 Life Skills Applied Learning Centre Facility


	Decision:
	City Council Observation -  Observations
	Date:
	08/09/2010


	Decision of:
	Cumbria County Council


	Decision Type:
	Grant Permission
	Date:
	09/09/2010


	Item no: 18
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	07/1312
	 Persimmon Homes Lancashire
	Carlisle

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	28/11/2007
	Taylor and Hardy Limited
	Denton Holme

	
	
	

	Location:
	
	Grid Reference:

	Former Penguin Factory, Westmorland Street, Carlisle, CA2 5HL
	
	339590 555028

	
	
	

	Proposal:
	Erection of 58 dwellings comprising 30 apartments (6no. 1 bedroom and 24no. 2 bedroom) and 28 townhouses (28no. 3 bedroom), internal access roads, car parking, garages, cycle and bin stores and associated landscaping.


Members will recall at Committee meeting held on 25th April 2008 that authority was given to the Head of Planning and Housing Services to issue approval subject to the attainment of a satisfactory agreement under S106 of the Town and Country Planning Act.  The Agreement was intended to ensure the provision of affordable housing; to secure the required developer contribution towards off-site highway infrastructure improvements; and to secure a commuted payment to enable the provision of off-site play and open space facilities in lieu of open space/ play facility provision within the site.

The S106 has been signed and the approval was issued on 31st August 2010. 
Grant Permission 

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

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



	2.
	The approved documents for this Planning Permission comprise:

1.
the submitted planning application form;

2.
Existing Site Plan drawing 2736 10 00;

3.
Site Plan drawing 2736 10 01 Revision F;

4.
Roof Plan drawing 2736 10 02;

5.
Apartments I Grosvenor Units 12-23 Plans drawing 2736 20 01;

6.
Apartments I Grosvenor Units 12-23 Eles drawing 2736 20 02;

7.
Apartments II Aspen Units 40-57 Plans & Eles drawing 2736 20 03;

8.
Apartments II Aspen Units 40-57 Plans & Eles drawing 2736 20 04;

9.
House Type I Newbury Units 1-7 drawing 2376 20 05;

10.
House Type II Newbury Units 28-30 drawing 2376 20 06;

11.
House Type III Coalport Units 31-37 drawing 2376 20 07;

12.
House Type IV Coalport Units 24-25, 38-39 & 58 drawing 2376 20 08;

13.
House Type V Farthing Units 8-9 & 10-11 drawing 2376 20 09;

14.
House Type VI Farthing Units 26-27 drawing 2376 20 10;

15.
Site Sections & Street Scenes I drawing 2376 30 01;

16.
Site Sections & Street Scenes II drawing 2376 30 02;

17.
Landscape Proposals drawing 2376 90 01;

18.
the Notice of Decision; and

19
any such variation as may subsequently be approved in writing by the Local Planning Authority.

Reason:
For the avoidance of doubt.



	3.
	Prior to the commencement of development hereby approved, samples or full details of all materials to be used on the exterior shall be submitted to and approved in writing by the Local Planning Authority.  The development shall be undertaken in accordance with the approved details.

Reason:
To ensure the works harmonise as closely as possible with the existing building and to ensure compliance with Policy CP5 of the Carlisle District Local Plan 2001 - 2016.



	4.
	Prior to the commencement of development hereby approved, particulars of height and materials of all screen walls and boundary fences shall be submitted to and approved in writing by the Local Planning Authority.  The development shall then be undertaken in accordance with the approved details.

Reason:
To ensure that the appearance of the area is not prejudiced by lack of satisfactory screening which is not carried out in a co-ordinated manner and to ensure compliance with Policy CP5 of the Carlisle District Local Plan 2001-2016.



	5.
	Prior to the commencement of development hereby approved, details shall be submitted of the proposed hard surface finishes to all public and private external areas within the proposed scheme and approved in writing by the Local Planning Authority.  The development shall be undertaken in accordance with the approved details.

Reason:
To ensure that materials to be used are acceptable and in compliance with the objectives of Policy CP5 of the Carlisle District Local Plan 2001-2016.  



	6.
	No part of the development hereby permitted shall commence until:

a)
there has been submitted to and approved by the Local Planning Authority ("the LPA") a remediation scheme ("the Remediation Scheme"), which shall:

i)
include an implementation timetable ("the Implementation Timetable"), monitoring proposals and a remediation verification methodology, comprising a sampling and analysis programme to confirm the adequacy of decontamination; and 

ii)
provide that an appropriately qualified person shall oversee the implementation of all remediation; and

b)
all measures which are identified in the Remediation Scheme provided for in paragraph (a) above have been undertaken in accordance with the Implementation Timetable ("the Remediation Measures") and any Remediation Measures at variance with the Remediation Scheme shall have been submitted to and agreed in writing with the LPA in advance of such Remediation Measures being undertaken; and 

c)
upon completion of the Remediation Measures there has been submitted to and approved by the LPA a report which shall include:

i)
results of the verification programme of post remediation sampling and monitoring in order to demonstrate that the required remediation has been fully met,

ii)
confirmation that all remediation measures have been carried out fully in accordance with the Remediation Scheme; and 

iii)
future monitoring proposals and reporting.
To protect the environment and prevent harm to human health.

Reason:
To protect the environment and prevent harm to human health in accordance with Policy LE29 of the Carlisle District Local Plan 2001-2016.



	7.
	The carriageway, footways and footpaths shall be designed, constructed, drained and lit to a standard suitable for adoption and in this respect further details, including longitudinal/cross sections, shall be submitted to the local planning authority for approval before any work commences on site.  No work shall be commenced until a full specification has been approved.  These details shall be in accordance with the standards laid down in the current Cumbria Design Guide.  Any works so approved shall be constructed before the development is completed.

Reason:
To ensure that the matters specified are designed to the satisfaction of the Local Planning Authority and to support Local Transport Plan Policies LD5, LD7 and LD8.



	8.
	There shall be no vehicular access to or egress from the site other than via the approved accesses, unless otherwise agreed in writing by the Local Planning Authority.

Reason:
To avoid vehicles entering or leaving the site by an unsatisfactory access or route in the interests of road safety and to support Local Transport Plan Policies LD7 and LD8.



	9.
	Prior to the commencement of development hereby approved, details of the proposed accesses from the existing highways shall be submitted to and approved in writing by the Local Planning Authority.  The development shall not be commenced until such details have been approved and the crossings have been constructed.

Reason:
To ensure a suitable standard of crossing for pedestrian safety and to support Local Transport Plan Policies LD5, LD7 and LD8.



	10.
	The access and parking/turning requirements shall be substantially met before any building work commences on site so that constructional traffic can park and turn clear of the highway.  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 written consent of the Local Planning Authority.

Reason:
The carrying out of this development without the provision of these facilities during the construction works is likely to lead to inconvenience and danger to road users and to ensure a minimum standard of access provision when the development is brought into use and to support Local Transport Plan Policies LD5, LD7 and LD8.



	11.
	Prior to the first occupation of any dwelling, the existing unused accessed to the highway shall be permanently closed and such highway crossings and boundary shall be reinstated in accordance with details which have been submitted to and approved in writing by the Local Planning Authority.

Reason:
To minimise highway danger and for the avoidance of doubt and to support Local Transport Plan Policies LD5, LD7 and LD8.



	12.
	No dwelling shall be occupied until a pedestrian means of access to it (including satisfactory lighting) has been constructed.  Not more than 30 dwellings shall be occupied before the internal parking facilities have been constructed and are available for use.  The final 28 dwellings shall not be occupied until the final access and parking arrangements have been constructed to the satisfaction of the Local Planning Authority and are available for use.

Reason:
To ensure the accesses to the proposed development are constructed in a phased manner with completion of dwellings, in the interest of the surrounding highways and general amenity of the area and to support Local Transport Plan Policies S3, S4 and LD9.



	13.
	Prior to the commencement of development hereby approved, details of the number, location and design of motorcycle and bicycle parking facilities shall be submitted to and approved in writing by the Local Planning Authority.  Once approved, the facilities shall be provided in accordance with the approved details and prior to the development being brought into use.

Reason:
To ensure that provision is made for motorcycle and bicycle parking, in accordance with Local Transport Plan Policies LD5, LD7 and LD8.



	14.
	If contamination not previously identified to be present during development, no further development shall be carried out until the developer has submitted and obtained written approval from the Local Planning Authority for an addendum to the method statement provided, unless otherwise agreed in writing by the Local Planning Authority.  The addendum shall detail how this unsuspected contamination shall be dealt with and the removal of the contamination shall be executed in accordance with the approved details.

Reason:
To protect the environment and prevent harm to human health in accordance with Policy LE29 of the Carlisle District Local Plan 2001-2016.



	15.
	Prior to the commencement of development hereby approved, the applicant shall secure the implementation of a programme of archaeological work in accordance with a written scheme of investigation which shall be submitted to and approved in writing by the Local Planning Authority.

This written scheme will include the following components:

1. An archaeological evaluation to be undertaken in accordance with the agreed written scheme of investigation;

2. An archaeological recording programme the scope of which will be dependant upon the results of the evaluation and will be in accordance with the agreed written scheme of investigation; and

3. Where appropriate, a post-excavation assessment and analysis, preparation of a site archive ready for deposition at a store approved by the Planning Authority, completion of an archive report and publication of the results in a suitable journal.

Reason:
To afford reasonable opportunity for an examination to be made to determine the existence of any remains of archaeological interest within the site and for the preservation, examination and recording of such remains in accordance with Policy LE9 of the Carlisle District Local Plan 2001-2016.



	16.
	Prior to the commencement hereby approved, details of a scheme for the provision of surface water drainage works shall be submitted to and approved in writing by the Local Planning Authority.  Such a scheme shall incorporate, where possible Sustainable Drainage Systems and shall be constructed and completed in accordance with the approved plans. 

Reason:
To ensure a satisfactory means of surface water disposal in accordance with Policy CP12 of the Carlisle District Local Plan 2001-2016.



	17.
	Prior to the commencement of development hereby approved, details of the relative heights of the existing and proposed ground levels and the height of the proposed finished floor levels of the dwellings shall be submitted to and approved in writing by the Local Planning Authority.

Reason:
In order that the approved development overcomes any problem associated with the topography of the area and safeguards the amenity of neighbouring residents in accordance with Policies H1 and CP6 of the Carlisle District Local Plan 2001-2016.



	18.
	No dwelling shall be occupied until its drainage system is connected to a public sewer.

Reason:
To ensure that adequate drainage facilities are available and to ensure compliance with Policy CP12 of the Carlisle District Local Plan 2001-2016.



	19.
	Detailed plans to be submitted under Condition 4 shall incorporate full design details of walls, gates, fences and other means of permanent enclosure and boundary treatment, including height and means of construction, in respect of areas in front of the forward most part of the dwelling(s).  Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 1995, or any Order revoking or re-enacting that Order, any enclosure of such garden areas shall take place strictly in accordance with the agreed scheme.

Reason:
To ensure that the appearance of the area is not prejudiced by lack of satisfactory screening which is not carried out in a co-ordinated manner in accordance with Policy CP5 of the Carlisle District Local Plan 2001-2016.



	20.
	No development shall take place until full details of hard and soft landscape works, including a phased programme of works, have been submitted to and approved in writing by the Local Planning Authority and these works shall be carried out as approved prior to the occupation of any part of the development or in accordance with the programme agreed by the Local Planning Authority.  Any trees or other plants which die or are removed within the first five years following the implementation of the landscaping scheme shall be replaced during the next planting season. 

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




Summary of Reasons for the Decision
The application has been made for "Full" Planning Permission and seeks approval for the redevelopment of a 0.7215 hectare parcel of land comprising the site of the former Penguin Confectionery Manufacturing Premises situated at Westmorland Street, Carlisle.

This application seeks planning consent for the erection of 58no. dwellings, an internal access road, associated car parking and landscaping.  The dwellings would comprise 28no. 3 bedroom townhouses together with 6no. 1 bedroom apartments and 24no. 2 bedroom apartments.  The buildings would be arranged with a three storey building situated in the south-east corner of the site accommodating apartments in the western portion and houses along the northern and eastern flanks.  The north elevation would contain angled corners with a coach entrance leading through into a central vehicular access.  

A vehicular access leading from Westmorland Street separates the apartment buildings from the seven town house buildings along the northern boundary.  Further to the west, adjacent to Colville Street, it is proposed to construct a courtyard type development with the opening facing west and a vehicular access taken from the rear lane that serves Colville Street.  This building would also contain a mixture of houses and apartments, with the latter flanking the boundary with the River Caldew.

To the south of this building is another vehicular access into the site whereby a terrace of seven townhouses would be constructed.

The buildings would be three-storeys in height with the exception of the 'Aspen' apartments, located adjacent to the River Caldew that would be four storeys in height.  It is proposed to finish the buildings in red facing brick under a natural slate roof.  Part of the finish detail would also incorporate manufactured wall cladding panels, timber surrounds to some of the larger windows and Juliet balconies with stainless steel handrails.  

The development would incorporate 86 parking spaces plus 5 visitor parking spaces.  The scheme would be landscaped and allow a public walkway access through the site and across the River Caldew.

Planning Policy Statement 3 (PPS3) (Housing) is the primary Government policy document that relates to this proposal.  The policy encourages Local Planning Authorities (LPAs), in order to maximise the potential of the land resources and to reduce the amount of greenfield land being developed, to promote the reuse of previously developed land.  The use of brownfield sites further contributes to a co-ordinated spatial strategy and promotes regeneration.

The site is located within the urban area and in such locations, PPS3, along with Structure and Local Plan policies seek to provide a strategic and sustainable approach to the housing strategy for Local Authorities.  Under Policy DP1 of the Local Plan, all proposals for development will be assessed against their ability to promote sustainable development, provided they are in scale with their location and consistent with other Policies of the Plan and will be considered favourably within the urban area of Carlisle.  In this regard, the proposed site is well-related to the Denton Holme area of Carlisle, it is close to local public transport routes and to strategic network nodes within the city itself.

In relation to the general thrust of PPS3, the site is clearly "previously developed land" and its potential ability to contribute to the Government's objectives for urban housing would be in accordance with planning policy objectives encouraging reuse of urban land.  Priority is given over greenfield housing development to the re-use of brownfield land.  A need to create sustainable housing developments is emphasised.  In addition, ways of building are advised which would create more sustainable patterns of development and which would exploit and deliver accessibility by public transport to jobs, education and health facilities, shopping, leisure and local services.  

The Local Plan allocates the site as being suitable for residential development and identifies that the site could contribute 64 dwellings to the Council's overall requirement to provide housing land.

The application details show the application site area to be 0.716 hectares.  Planning consent is sought for 58 dwelling units and the overall density of development equates to 81 dwellings per hectare.  In this context, the density of the proposed development is in excess of the minimum stated in PPS3.  Given the character of the surrounding built environment, this would not be wholly disproportionate and is less than the amount suggested in the Local Plan.

Circular 06/98 and PPS3 establishes that a community's need for low cost/ subsidised housing is a material planning consideration.  The Government's advice recognises that it may be desirable in planning terms for new housing on sites which are large enough to incorporate a reasonable mix and balance of house types and sizes to cater for a range of housing needs.  Paragraph 10 of Circular 06/98 explains that the seeking of affordable housing should generally only be applied to housing developments of 25 or more dwellings or residential sites of 1 hectare or more.  Decisions about what affordable housing types should be built should reflect local housing need and individual site suitability and be a matter for discussion and agreement between the parties involved provided that it will contribute to satisfying a local need for affordable housing as demonstrated by a rigorous and realistic assessment of local need. 

A need for affordable housing on the site is clear from the comments submitted by the Council's Housing Strategy Officer and from the results of the Housing Needs Survey.  Whilst there is no dedicated affordable housing indicated on the drawings, the applicant is willing to provide such and this could be secured by way of a S106 Agreement.  A mix of properties could be provided throughout the site following negotiations with the Council's Housing Strategy Officer, Development Control Officer and the applicant.

Development should be appropriate in terms of quality to that of the surrounding area and that development proposals incorporate high standards of design including siting, scale, use of materials and landscaping which respect and, where possible, enhance the distinctive character of townscape and landscape.  Furthermore, Policy H2 of the Local Plan allows for the principle of residential development, subject to the consideration against the relevant policy criteria and against other relevant policies within the Plan.  One of the criterion being that the living conditions of the occupiers of adjacent residential properties is not adversely affected by the proposed development.  This is echoed and reinforced in Local Plan policies, which importantly requires that the suitability of any development proposal be assessed against the policy criteria.  Given the orientation of the application site with adjacent properties, it is not considered that the occupiers would suffer from an unreasonable loss of daylight or sunlight.

In addition to living conditions of the occupiers of neighbouring properties, policies also require that any development proposal should have regard to surrounding buildings in the context of their form in relation to height, scale, massing and making use of appropriate materials and detailing.  A Supplementary Planning Document (SPD) has been produced and adopted by the City Council entitled 'Denton Holme and Longsowerby Design Statement' that provides further particular advice regarding development proposals in the area.  

The surrounding area is characterised by two storey terraced properties and the proposal is essential three storey in height, rising to four storeys in the north-west quadrant.  The scale of the development is partly as a result of the flood risk implications of the development of the site and the requirement dictated by the Environment Agency relating to minimum floor levels.  The development will be noticeably higher than the surrounding buildings but should not result in such a discordant feature as to be detrimental to the character and appearance of the area.  By virtue of the relationship of the layout, scale and massing, the development would not be detrimental to the living conditions of the occupiers of these adjoining properties.

The development attempts to incorporate some of the advice in the SPD in terms of the materials proposed, the fenestration, the incorporation of Flemish bond brickwork.

The accompanying Design and Access Statement details that the construction specification will encompass high levels of thermal insulation minimising CO2 emissions.  The selection of materials, it is stated, will take account of local sourcing where possible and will be measured against the BRE Green Guide to Specification.

Policy CP17 requires that the design of all new development must contribute to creating a safe and secure environment, integrating measures for security and crime prevention and minimising the opportunity for crime.  The proposed development incorporates a formal centrally positioned pedestrian access through the development.  

Concern has been expressed by Cumbria Constabulary's Architectural Liaison Officer regarding the public's access to this site.  Indeed, it is considered that the proposal, by virtue of the open access and a significant degree of permeability through and within the site, the development may result in casual intrusion by non-residents which may result in the security and defensible space of this development being compromised due to unrestricted pedestrian access.  This matter could be addressed through details required by a planning condition that will require the submission of boundary treatment for the site.

There is increasing emphasis for all proposals for development will be assessed against their ability to promote sustainable development, provided they are in scale with their location and consistent with other policies and will be considered favourably within the urban area of Carlisle.  In this regard, the proposed site is well-related to the surrounding development and is close to local public transport routes and to strategic network nodes within the city itself.

The Highway Authority has raised no objection to the application subject to the imposition of several planning conditions and the requirement for a commuted sum to contribute towards infrastructure improvements in the area.

The County Archaeologist advises in the consultation response that further information should be submitted in the form of a desk-based assessment to determine whether the presence, nature and extent of any archaeology on the site.  Subject to the imposition of an appropriate condition, there is no objection to the proposal.

In overall terms, the principle of the redevelopment of this brownfield site is acceptable.  The scale, design and layout of the site takes account of the character and appearance of the surrounding built environment and to the advice with current planning policies and Supplementary Planning Documents.  A mixture of house types will be provided on the site, including the provision of affordable units.  The commuted sums will ensure that the development complies with planning policies in terms of open space, play equipment and transport infrastructure.  

Development of the site will ultimately changed the appearance following the demolition of the buildings three years ago; however, the impact on the living conditions of the occupiers of the neighbouring properties has been taken into account and the proposal will not conflict with current planning policies in this respect.

Relevant Development Plan Policies
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Spatial Strategy & Development Principles - Policy DP1 - Sustainable Development Locations

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

Urban Area

City of Carlisle

Key Service Centres

Brampton

Longtown

Local Service Centres

Burgh by Sands

Heads Nook

Castle Carrock

Houghton

Cummersdale

Irthington

Cumwhinton

Raughton Head

Dalston

Rockcliffe

Gilsland 

Scotby

Great Corby

Smithfield

Great Orton

Thurstonfield

Hallbankgate

Warwick Bridge

Hayton

Wetheral

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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



	Carlisle District Local Plan 2001 - 2016

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

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

2
is of an unacceptable scale; and/or

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

4
is visually intrusive.
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Core Development Policies - Policy CP9 - Development, Energy Conservation And Efficiency

Development proposals should take into account the need for energy conservation and efficiency in their design, layout and choice of materials. The principles should be introduced in the early stages of the design process in order to consider the orientation of buildings to maximise solar gain coupled with high levels of insulation to reduce heating costs. The efficient and effective use of land, including the reuse of existing buildings and the use of environmentally sustainable materials should also be encouraged. Landscaping schemes also may be used to shelter buildings in exposed positions to reduce heat loss.

These elements will contribute to the energy efficiency of a new development. Developers should also consider the possible incorporation of photovoltaic cells, active solar panels and other small-scale sources of renewable energy. Consideration should be given to recycled materials, waste minimisation and recycling measures within the design.

Designers will be encouraged to include systems for collecting roof water to enable its re-use.
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Core Development Policies - Policy CP10 - Sustainable Drainage Systems

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

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

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

Where SUDS are incorporated the following details shall be provided:

1
The type of SUDS; and

2
Hydraulic design details/calculations; and

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

4
Operation, maintenance and adoption details (SUDS structures will not be adopted by the statutory sewerage undertaker unless maintenance and legal agreements are in place).
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Core Development Policies - Policy CP11 - Protection Of Groundwaters And Surface Waters

Proposals for development which would cause demonstrable harm to the quality, quantity and associated ecological features of groundwater and surface waters will not be permitted.
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Core Development Policies - Policy CP12 - Foul And Surface Water Sewerage And Sewage Treatment

Development will not be permitted where inadequate foul and surface water sewerage infrastructure and sewage treatment capacity exists, or where such provision can not be made within the time constraint of the planning permission.
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Economic & Commercial Growth - Policy EC1 - Primary Employment Areas

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

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

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

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

4
the alternative development would be appropriate in terms of scale and design to the surrounding area and the amenity of adjacent properties would not be prejudiced.

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

Employment uses have now become established at the former RAF14MU outlying sites at Harker, Heathlands and Rockcliffe. The sites are designated as Primary Employment Areas.

In the Sandysike/Whitesyke areas proposals for the redevelopment and

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

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

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

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

4
adequate access and appropriate parking are provided.
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Housing - Policy H1 - Location Of New Housing Development

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

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

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

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

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

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

5
appropriate access and parking can be achieved; and

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

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

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

Burgh-by-Sands
Castle Carrock

Cummersdale

Cumwhinton

Dalston


Gilsland

Great Corby

Great Orton


Hallbankgate

Hayton

Heads Nook


Houghton

Irthington

Raughton Head

Rockcliffe



Scotby

Smithfield


Thurstonfield


Warwick Bridge (including Little Corby & Corby Hill)
Wetheral





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

Cardewlees


Cargo

Carleton

Cotehill


Cumwhitton

Durdar

Faugh



Harker

Hethersgill

How Mill


Lanercost

Laversdale

Low Row


Monkhill 

Moorhouse

Talkin



Todhills 

Walton 

Warwick-on-Eden

Wreay
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Housing - Policy H2 - Primary Residential Areas

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

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

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

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

4
satisfactory access and appropriate parking arrangements can be achieved.

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

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

1
satisfactory housing conditions can be achieved; and

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

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

4
satisfactory access can be provided; and

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

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

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

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

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

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

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

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

The proportion of affordable housing sought will only be varied if this can be justified on a robust, evidence based, assessment of the economic viability of the site.  Where intermediate affordable housing is to be provided at a discounted market value a discount of 25-30% will be sought and the discounted sale will be required to be in perpetuity.
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Local Environment - Policy LE9 - Other Known Sites And Monuments Of Archaeological Significance

Elsewhere in the Plan area, on other known sites and monuments of archaeological significance, permission for development will be granted, provided the applicant can demonstrate that the site will be either satisfactorily preserved or appropriate arrangements for excavation and recording have been made. These cases will be judged against the following:

1
the importance of the archaeological features;

2
the effects of the proposal on the archaeological features;

3
the need to retain and where possible enhance the features which have a particular archaeological and/or landscape significance;

4
the applicant's arrangements for in situ preservation of the features.

On the other known sites of archaeological significance, the City Council will ensure that the archaeological aspects of development proposals are examined and evaluated before planning applications are determined.
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Local Environment - Policy LE29 - Land Affected By Contamination

Development on land known or thought to be contaminated will be permitted provided that contaminant sources, pathways and human and environmental receptors are clearly identified in a risk assessment and measures taken to treat, contain and control contamination so as not to:

1
Expose the occupiers of a development and neighbouring land uses to unacceptable risk;

2
Cause the contamination of adjoining land or allow contamination to continue;

3
Lead to the contamination of any watercourse, water body or aquifer;

4
Have an unacceptable adverse effect on habitats and ecosystems;

5
Cause harm to buildings, animals or crops

The Policy will also apply to proposed development on or within 250 metres of an existing landfill or a site known to be used for landfill within the last 30 years.
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Transport - Policy T1- Parking Guidelines For Development

The level of car parking provision for development will be determined on the basis of the following factors:

1
the Parking Guidelines for Cumbria as updated by additional requirements in PPG 13;

2
the availability of public car parking in the vicinity;

3
the impact of parking provision on the environment of the surrounding area;

4
the likely impact on the surrounding road network; and

5
accessibility by and availability of, other forms of transport.



	Carlisle District Local Plan 2001 - 2016

Leisure & Community Uses - Policy LC4 - Children’s Play and Recreation Areas

New family housing developments of 40 or more dwellings will be required to include, pro rata, the following standards of play space provision:

Outdoor playgrounds 150m2 per hectare

Informal playspace 270m2 per hectare

In addition to the above, on development sites of 5 hectares or over, 0.1 hectares of sports ground development per hectare will be required.

On smaller housing sites the developer will be required to make commuted payments towards the provision of play space in the locality if there is a deficiency of play space in the local area judged against the Audit of Open Space currently being carried out by the City Council as required by PPG 17.

Children's play and recreation areas required by this policy will be dedicated to the City Council for maintenance purposes and a commuted payment equivalent to 10 year's maintenance costs will be required.




	Item no: 19
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	10/0429
	 Dobbies Garden CentrePLC/Linton Tweeds Ltd
	Dalston

	
	
	

	Date of Receipt:
	Agent:
	Ward:

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

	
	
	

	Location:
	
	Grid Reference:

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

	
	
	

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


Members will recall at Committee meeting held on 16th July 2010 that authority was given to the Assistant Director (Economic Development) to issue approval for the proposal subject to: 

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

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

GONW have cleared the application and the S106 agreement has been completed. The approval was therefore issued on 6th August 2010. 
Granted Subject to Legal Agreement 

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

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



	2.
	The approved documents for this planning consent comprise:

 

1.      The Planning Application Form received 10th May 2010;

2.      The existing site layout plan received 10th May 2010 (Drawing No. 1770(PL) 101); 

3.
The proposed masterplan site layout received 23rd June 2010 (Drawing No. 1770(PL) 102 Revision A);

4.
The proposed site layout plan received 21st June 2010 (Drawing No. 1770(PL) 103 Revision A); 

5.
The proposed floor plans received 10th May 2010 (Drawing No. 1770(PL) 105); 

6.
The proposed elevations received 21st June 2010 (Drawing No. 1770(PL) 107 Revision A);

7.
The proposed roof plan received 10th May 2010 (Drawing No. 1770(PL) 106);

8.
The proposed surface and boundary treatment plan received 23rd June 2010 (Drawing No. 1770(PL) 104 Revision A);

9.
The proposed landscaping plan produced by Sarah Byrne Limited received 21st June 2010 (Drawing No. SB/CAR/P01 Revision C);

10.
Plan of the 4 arm roundabout to the A595 received 21st June 2010 (Drawing No. 3.4 Revision A); 

11.
Design and Access Statement received 10th May 2010;

12.
Planning Policy Statement received 10th May 2010;

13.
Pre - Application Consultation Statement received 10th May 2010; 

14.
Nature Conservation / Ecological Assessment received 10th May 2010;

15.
Transport Assessment and Green Travel Plan received 10th May 2010;

16.
Geophysical Survey received 10th May 2010;

17.
Geotechnical and Environmental Report received 10th May 2010;

18
Desk Based Assessment and Walkover Survey received 10th May 2010;

19.
The Tree Survey and Arboricultural Constraints received 10th May 2010;

20. 
The Notice of Decision; and 

21.
Any such variation as may subsequently be approved in writing by the Local Planning Authority.

Reason:        To define the permission.



	3.
	The retailing of products and the offering of services from the Garden Centre approved under application 10/0429 shall be limited by the terms of the following Schedule and to the associated areas of the premises identified on Drawing Numbers 1770(PL)105 and 1770(PL)102 Revision A which accompanied application 10/0429, to which the Schedule relates and no retailing of other goods, products or services shall take place within the areas so identified or from any other part of the site other than that specified on the plans.

Goods and Services offered for sale, activities
Maximum Floor Area

and uses



(square metres)

Composts, peats, topsoils and mulches, turfs, 
1182

sands, gravel, grobags, tree steaks / plant 

supports, propagators/accessories, chemicals 

and other goods associated with plant/garden 

care, tools, watering equipment, tools and garden

machinery

Houseplants, seeds, bulbs, plants of all kinds 
709

dried / cut flowers, floristry requisites, 

canes, trellis, and goods associated with 

their care, arrangement and maintenance

Garden and conservatory furniture and 

946

furnishings, garden lighting, barbecues, 

charcoals, calor gas and barbeque accessories, 

Christmas tress / decorations / lights

Garden gloves and garden footwear
 
296

and garden outdoor clothing/leisure

Aquatic products, fish, pet accessories, fish 
532

ponds, pet care advice, products and accessories

Other ancillary goods falling within Class A1 
335

Coffee shop/restaurant 


954

Trees, plants of all kinds, shrubs, garden 

5639

furniture, rockery and statuary, ponds, pools, 

fountains, and accessories, cold water 

fish, compost, peat, timber decking, wrought 

ironwork, flagstones and walling, weed killers, 

pesticides, fertilizers, lawn care, indoor / outdoor 

planters, terracotta ware, troughs and planters, 

and other garden care products, pots and containers, 

wood preservatives, garden ornaments, stoneware, 

garden lighting, garden play equipment, garden 

related books, tools and accessories, rockery

Garden buildings, greenhouses, conservatories, 
1587

gazebos, summer houses, 

sheds, swimming pools, ponds liners and 

accessories, spas all with accessories, 

landscape and building materials, fencing 

and accessories and timber products, rustic

poles

Foodhall 




430

Reason:
To define the nature of the approval hereby granted, to control the nature and extent of retail activities able to be conducted from the site in recognition of the specialist locational requirements of a Garden Centre and to ensure the protection of the vitality and viability of the City Centre of Carlisle and other existing retail centres in the urban area in accordance with the objectives of PPS4 "Planning for Sustainable Economic Growth" and Policy EC5 of the Carlisle District Local Plan 2001-2016.    



	4.
	The premises shall be used as a garden centre (incorporating a 954 sqm cafe/restaurant and 430 sqm foodhall) and for no other purpose including any other purpose in Class A1 of the Schedule to the Town and County Planning (Use Classes) Order 1987, or in any provision equivalent to that Class in any Statutory Instrument revoking and re-enacting that Order.

Reason:
To define the nature of the approval hereby granted, to control the nature and extent of retail activities able to be conducted from the site in recognition of the specialist locational requirements of a Garden Centre and to ensure the protection of the vitality and viability of the City Centre of Carlisle and other existing retail centres in the urban area in accordance with the objectives of PPS4 "Planning for Sustainable Economic Growth" and Policy EC5 of the Carlisle District Local Plan 2001-2016.   



	5.
	The foodhall hereby permitted shall be restricted to 430 square metres and shall be used only for the sale of specialist foodstuffs and not general foodstuffs commonly sold from super markets and food superstores. 

Reason:
To define the nature of the approval hereby granted, to control the nature and extent of retail activities able to be conducted from the site in recognition of the specialist locational requirements of a Garden Centre and to ensure the protection of the vitality and viability of the City Centre of Carlisle and other existing retail centres in the urban area in accordance with the objectives of PPS4 "Planning for Sustainable Economic Growth" and Policy EC5 of the Carlisle District Local Plan 2001-2016.    



	6.
	There shall be no ancillary comparison goods sales from temporary structures such as marquees and canopies on the open display area. 

Reason:
To define the nature of the approval hereby granted, to control the nature and extent of retail activities able to be conducted from the site in recognition of the specialist locational requirements of a Garden Centre and to ensure the protection of the vitality and viability of the City Centre of Carlisle and other existing retail centres in the urban area in accordance with the objectives of PPS4 "Planning for Sustainable Economic Growth" and Policy EC5 of the Carlisle District Local Plan 2001-2016.    



	7.
	There shall be no sale of food or drink other than from the designated foodhall. The sale of food or drink for consumption on the premises shall only be permitted from the cafe/restaurant. 

Reason:
To define the nature of the approval hereby granted, to control the nature and extent of retail activities able to be conducted from the site in recognition of the specialist locational requirements of a Garden Centre and to ensure the protection of the vitality and viability of the City Centre of Carlisle and other existing retail centres in the urban area in accordance with the objectives of PPS4 "Planning for Sustainable Economic Growth" and Policy EC5 of the Carlisle District Local Plan 2001-2016.    



	8.
	The garden centre hereby approved shall not be open for trading except between 0900 hours and 2000 hours on Mondays-Friday, 0900 hours and 1800 hours on Saturdays or between 1030 hours and 1630 hours on Sunday or bank holidays.

 

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



	9.
	No deliveries shall take place before 0700 hours and after 2000 hours on any day.

Reason:
To prevent undue disturbance to neighbouring residential properties in accordance with Policy CP6 of the Carlisle District Local Plan 2001-2016. 



	10.
	Prior to the development commencing the proposed development shall be subject of a lighting scheme for all external areas and for the buildings which shall be submitted to, and approved in writing by, the Local Planning Authority, and the development shall be carried out in accordance with the approved details prior to the commencement of trading. Outside of operating hours the external lighting, with the exception of security lighting, shall be switched off. 
Reason:       To minimise the impact upon the surrounding countryside landscape and the habitats of local wildlife in accordance with Policy CP5 of the Carlisle District Local Plan 2001-2016.



	11.
	Samples or full details of all materials to be used on the exterior shall be submitted to and approved, in writing, by the Local Planning Authority before any work is commenced.

Reason:
To ensure the works harmonise as closely as possible with the existing building and to ensure compliance with Policy CP5 of the Carlisle District Local Plan 2001-2016.



	12.
	No development shall take place until full details of hard and soft landscape works, including a phased programme of works, have been submitted to and approved in writing by the Local Planning Authority and these works shall be carried out as approved prior to the occupation of any part of the development or in accordance with the programme agreed by the Local Planning Authority. Any trees or other plants which die or are removed within the first five years following the implementation of the landscaping scheme shall be replaced during the next planting season. 

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



	13.
	No development shall commence until the applicant has secured the implementation of a programme of archaeological work in accordance with a written scheme of investigation which shall be submitted to and agreed in writing by the Local Planning Authority.  This written scheme shall include the following components:

i) An archaeological evaluation to be undertaken in accordance with the agreed written scheme of investigation; and 

ii) An archaeological recording programme the scope of which shall be dependant upon the results of the evaluation and shall be in accordance with the written scheme of investigation. 

Reason:
To afford reasonable opportunity for an examination to be made to determine the existence of any remains of archaeological interest within the site and for the examination and recording of such remains in accordance with Policy LE8 of the Carlisle District Local Plan 2001-2016.    



	14.
	Where appropriate, an archaeological post-excavation assessment and analysis, preparation of a site archive ready for deposition at a store, completion of an archive report, and publication of the results in a suitable journal as approved beforehand by the Local Planning Authority shall be carried out within two years of the date of commencement of the hereby permitted development or otherwise agreed in writing by the Local Planning Authority. 

Reason:
To ensure that a permanent and accessible record by the public is made of the archaeological remains that have been disturbed by the development in accordance with Policy LE8 of the Carlisle District Local Plan 2001-2016.  



	15.
	Details shall be submitted of the proposed hard surface finishes to all public and private external areas within the proposed development, including footpaths, cycleways, car-parking and servicing areas, and areas of external sales/display of goods, and shall be approved, in writing, by the Local Planning Authority before any site works commence, and the approved scheme shall be fully implemented before the premises are open for trade.

Reason:
To ensure that materials to be used are acceptable and to ensure compliance with Policy CP5 of the Carlisle District Local Plan 2001-2016.



	16.
	No development shall commence until details of any walls, gates, fences and other means of permanent enclosure and/or boundary treatment to be erected have been submitted to and approved, in writing, by the Local Planning Authority. 

Reason:
To ensure that the design and materials to be used complement the character of the countryside landscape and to ensure compliance with Policy CP5 of the Carlisle District Local Plan.



	17.
	No development approved by this permission shall be commenced until a surface water drainage system for the site, which shall be based on the sustainable drainage principles and an assessment of the hydrological and hydrogeological context of the development, has been submitted to and approved in writing by the Local Planning Authority.  The scheme shall also demonstrate how surface water run-off generated by the 1:100 Year Critical Storm will be limited so that it will not exceed the current run-off rate from the undeveloped site and not increase the risk of flooding off-site. Details of how the scheme shall be managed and maintained shall also be submitted. The development shall be implemented in accordance with the approved details prior to the Garden Centre being brought into use. 

Reason:
To prevent the increased risk of flooding, to improve and protect water quality, improve habitat and amenity, and ensure future maintenance of the surface water system in accordance with Policies CP5 and CP12 of the Carlisle District Local Plan 2001-2016.



	18.
	No development approved by this permission shall be commenced until a scheme for the provision of foul drainage works has been approved, in writing, by the Local Planning Authority.  The scheme shall be constructed and completed in accordance with the approved plans. 

Reason:
To prevent pollution of the water environment in accordance with Policy CP12 of the Carlisle District Local Plan 2001-2016.



	19.
	A list of those invasive non-native species that shall not be sold from the premises, which include those species currently being considered under the quinquennial review of Wildlife & Countryside Act to be banned from sale, shall be submitted to and agreed, in writing, by the Local Planning Authority prior to the store commencing trading. 

Reason:
To prevent any potential adverse impact upon the River Eden and tributaries Special Area of Conservation and to ensure compliance with Policy LE3 of the Carlisle District Local Plan 2001-2016.



	20.
	Details of the heights of the existing and proposed ground levels and the height of the proposed finished floor levels of the garden centre building shall be submitted to and approved, in writing, by the Local Planning Authority before any site works commence.

Reason:
In order that the approved development overcomes any problem associated with the topography of the area and minimises its visual impact upon the surrounding countryside landscape in accordance with Policy CP5 of the Carlisle District Local Plan 2001-2016.



	21.
	Prior to commencement of trading, the A595 roundabout junction improvement, new road including footways, pedestrian crossing facilities and site access roundabout junction improvement works (based on drawing numbers 1770(PL)102 Revision A and Figure 3.4 Revision A) shall be completed in accordance with such details that form part of an agreement with the Highway Authority under Section 278 of the Highway Act 1980, unless otherwise agreed, in writing, with the Local Planning Authority, so that constructional traffic can safely access and egress the site.

Reason:
To ensure that the highway network can safely accommodate the traffic associated with the development and the development’s construction in accordance with Local Transport Plan Policies LD5, LD6, LD7 and LD8.



	22.
	The carriageway, footways, footpaths, etc shall be designed, constructed, drained and lit to a standard suitable for adoption and in this respect further details, including longitudinal/cross sections, shall be submitted to the Local Planning Authority for approval before work commences on site.  No work shall be commenced until a full specification has been approved.  These details shall be in accordance with the standards laid down in the current Cumbria Design Guide.  Any works so approved shall be constructed before the development is complete.

Reason:
To ensure a minimum standard of construction in the interests of highway safety and to support Local Transport Plan Policies: LD5, LD7 and LD8.



	23.
	Within 6 months of the development (or any part thereof) opening for business, the developer shall prepare and submit to the Local Planning Authority for their approval a Travel Plan which shall identify the measures that will be undertaken by the developer to encourage the achievement of a modal shift away from the use of private cars to visit the development to sustainable transport modes.  The measures identified in the Travel Plan shall be implemented by the developer within 12 months of the development (or any part thereof) opening for business.

 
Reason:
To aid in the delivery of sustainable transport objective and to support Local Transport Plan Policy LD4 and "extended" Policy T31 of the Cumbria and Lake District Joint Structure 2001-2016.



	24.
	An annual report reviewing the effectiveness of the Travel Plan and including any necessary amendments or measures shall be prepared by the developer/occupier and submitted to the Local Planning Authority for approval.

 

Reason:
To aid in the delivery of sustainable transport objectives and to support Local Transport Plan Policy LD4 and "extended" Policy T31 of the Cumbria and Lake District Joint Structure 2001-2016.



	25.
	No development shall commence until detailed drawings of the allotment and farm yard buildings, including floor plans and elevations, have been submitted to and approved, in writing, by the Local Planning Authority. The development shall be implemented in accordance with the approved details. 

Reason:
To ensure that the design of the buildings is appropriate to the locality and to ensure compliance with Policy CP5 of the Carlisle District Local Plan 2001-2016. 



	26.
	Any storage racking within the service yards shall not exceed the height of the service yard enclosure and no materials within these areas shall be stacked to a height exceeding 3.5 metres. 

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



	27.
	The allotments hereby approved shall only be available for lease by qualifying persons, who for the avoidance of doubt comprise those persons who currently live or work within the administrative Parishes of Dalston, Orton and Cummersdale.  

In the event that the owner of the allotments demonstrates to the Council that the allotments have been offered to qualifying persons [as set out above] for not less than 3 months and no qualifying person has signed a tenancy agreement in respect of the lease of the land then the owners shall be entitled to lease the allotments to any persons who currently live or work within the Carlisle Urban Wards of Belle Vue, Morton and Yewdale. 

Reason:
The unrestricted use of the allotments could result in unsustainable journeys which would be contrary to the Council’s objectives of achieving sustainable development, as outlined in Policy DP1 of Carlisle District Local Plan 2001-2016.



	28.
	The development hereby approved shall be carried out in accordance with Section 7 (Potential Ecological Constraints & Mitigation) of the Natural Conservation / Ecological Assessment received 10th May 2010, unless otherwise agreed in writing by the Local planning Authority. 

Reason:
To minimise the potential impact of the development upon wildlife in accordance with Policy CP5 of the Carlisle District Local Plan 2001-2016. 



	29.
	No development shall be undertaken until a further investigation into the suitability of those trees, identified in paragraph 6.1 of the Natural Conservation / Ecological Assessment received 10th May 2010, to provide potential roosting sites for bats has been undertaken and submitted to and agreed, in writing, by the Local Planning Authority.  

Reason:
In order not to disturb or deter the nesting or roosting of bats, a species protected by the Wildlife and Countryside Act 1981 and to ensure compliance with Policy CP5 of the Carlisle District Local Plan 2001-2016. 




Summary of Reasons for the Decision

This revised application seeks “Full” planning permission for the erection of a garden centre retail development on part of the land owned by Westwood Nurseries, Orton Grange, Carlisle. The application site, which extends to 7.47 hectares, is situated approximately 3.5 kilometres to the southwest of Carlisle, on the eastern side of the minor road that links Orton Grange with Dalston. 

The application is a joint submission by Dobbies Garden Centres PLC, an established garden centre retailer, and Linton Tweeds as parent company of Westwood Nurseries. There is an existing business relationship between Dobbies and Westwood Nurseries, who currently supply Dobbies with stock for their existing garden centre operations.

 

In the supporting documentation the applicants’ agent has provided a summary of the development proposals, which comprise the following elements:

i) Approximately 4,478 sq m of new build accommodation, which principally houses the covered heated element of the garden centre, including a farm food hall and café/restaurant; 

ii) A total of 339 car parking spaces, including 18 disabled parking bays, 14 parent/child bays, 2 coach spaces and cycle parking; 

iii) Heated and external sales areas including themed demonstration gardens, poly tunnels, garden buildings and a conservatory sales area; 

iv) A high standard of design and comprehensive landscape solution sensitive to the nature of the site; and

v) Construction of a new 4-arm roundabout on the A595, realignment of the unclassified road and construction of a 3-arm roundabout on the unclassified road providing direct access to the site. 

The garden centre proposed by this application is very similar to the scheme that was approved in May 2009 in that the same highway works are proposed and the application site covered the same area (Application 08/0600). The notable difference between the “approved” scheme and this current application relates to the footprint on the garden centre building, which is approximately 1,000 sq. m. larger than that now proposed. 

  

The relevant planning policies against which the application is required to be assessed are “extended” Policies ST4, T31, E37, E38 and R44 of the Cumbria and Lake District Joint Structure Plan 2001-2016 and Policies CP1, CP3, CP4, CP5, CP6, CP8, CP10, CP12, CP13, CP15, CP16, CP17, EC5, EC11, LE8 and T1 of the Carlisle District Local Plan 2001-2016. Planning Policy Statement (PPS) 4 “Planning For Sustainable Economic Growth” also provides an overview of Government guidance in relation to the retail sector.

 

The proposals raise the following planning issues:

 

1.  Whether The Principle Of The Proposed Development Is Acceptable.

Planning permission has recently been granted for a larger garden centre proposal on this site and, therefore, the principle of the development has already been established. Although the Council accepted the principle of accommodating a garden centre in this location five restrictive retail conditions were imposed to prevent the development evolving into an alternative form of retailing that the Council would not wish to see in this location. Without such restrictions, the proposed garden centre could in effect trade as an unrestricted retail outlet, which would be at odds with national guidance on retail planning and could potentially harm the planned District Centre at Morton or the City Centre itself. 

In summary, the aforementioned conditions specified that the premises had to trade as a garden centre and limited the size of the café/restaurant and farm foodhall to that which was shown on the approved plans. Whilst the Council accepted that some ancillary sales are required to smooth out seasonal fluctuations in the horticultural trade, the level of ancillary sales was restricted to not more that 15% of the net floor area. The range of primary goods that can be sold from the premises [as well as the size of the floor area from which specific sales scan take place] was also restricted. The sale of ancillary goods from any temporary structures was also prohibited and, in the interest of clarity, a condition was imposed that constrained the sale of food and drink to the food hall, with the exception of the restaurant where food and drink could be sold for consumption on the premises. 

The same conditions are imposed as part of this application, albeit they have been modified to reflect the reduced size of the store. Subject to the imposition of these conditions the Council are satisfied that the proposed development will not impact upon planned District Centre at Morton or the City Centre. 

Following the Development Control Committee’s decision to approve the application it was referred to Government Office North West (GONW), under The Town and Country Planning (Consultation) (England) Direction 2009, as the development is out-of-centre and relates to a new retail development with a floor area of greater than 5,000 sq m. GONW considered the proposal in light of PPS4 and concluded that the application is of no more than local importance and that it does not raise issues of wider significance that require determination by the Secretary of State. Consequently GONW concluded that the determination of the application should rest with the City Council. 

                         

2.  Impact Upon The Landscape Character Of The Surrounding Area. 

 

Although the proposal represents a significant development in the open countryside public views of the building from the wider area will be limited. When travelling along the surrounding road network, views of the site will be generally obstructed by the road side hedges, although glimpses of the site will be afforded through field gates and at the road junction at Hillcrest Farm located immediately to the south of the site, from which the site would be most visible.  

As the building is set back from the roadside by 115m (135m at its furthest point) views of the building from the A595 will be partially screened by the residential properties that form the hamlet of Orton Grange.  When viewed from further westwards along the A595 the existing glass houses and other structures, which comprise the remainder of Westwood Nurseries, will obscure the site. Views from the north and east of the site are obstructed by the dense belt of trees. 

In respect of the most prominent view from the road junction at Hillcrest Farm, the building will be visible; however, so are the existing glass houses on the application site and on the opposite side of the minor road, which are of a comparable height to the building proposed. These glass houses are also situated closer to the roadside where the site levels are higher. The proposed landscaped bund to the roadside boundary and additional planting along the southern boundary should screen the car park and soften the impact of the garden centre building. Where the building is visible, its timber façade would be seen against the backdrop of the woodland beyond. In contrast, the existing glasshouses reflect the sun light causing them to stand out rather than to blend in. Subject to the submission of a detailed landscaping scheme the visual impact of the building when viewed from a distance would be limited and would not be significantly greater than that which is generated by the existing structures. 

In respect of the store itself, it will be visible when passing by the site on the unclassified road, although its car park should be largely screened from view by the proposed landscaping. Whilst it still occupies a significant frontage (92m in width), its reduced height, simplistic appearance and timber façade should help the building to sit sympathetically within its rural surroundings. The less sympathetic elements of the proposed garden centre at Orton Grange, such as the poly tunnels and garden shed/conservatory display areas, will be located in behind the building and the intention is to soften the impact of these elements through additional tree planting. 

The alterations to the road network would, in the short term, have a significant impact upon the landscape character of the area. The realignment of the unclassified road and the creation of the roundabouts would inevitably have a dramatic effect; however, landscaping is proposed which includes the planting of roadside hedges. In time the landscaping will mature and the changes to the road network will not appear out of place. 

            

In summary, whilst it is acknowledged that the development will impact upon the character of the landscape, its visual impact will be short lived and can be mitigated against through the implementation of a detailed landscaping scheme that will enable the development to blend into the landscape. 

3.  Highway Issues.

 

As previously identified the proposal involves significant alterations to the highway network. The removal of the staggered junctions on the A595 and their replacement with a 4-arm roundabout will undoubtedly improve highway safety. The Highway Authority has raised no objections to the proposed development, subject to the imposition of four planning conditions, one of which requires the submission of a Travel Plan. The Highway Authority has also requested that a financial contribution of £6,125 is provided to enable the continued monitoring of the Travel Plan for a five year period, which has been secured by a s106 Agreement. 

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

 

In considering the impact of the development upon the living conditions of neighbouring residential properties there are three key issues to consider. These relate to the physical presence of the building and its car parking area; the potential noise and disturbance generated by the operation of the store and the increase in traffic movements. 

In terms of the physical presence of the building it is the residential properties of “Heatherfield” and “Oak View” that are most likely to be affected. There are, however, a number of outbuildings in the rear garden of “Heatherfield” that would act as a visual barrier. In order to mitigate its potential impact a landscaped strip, which would be approximately 10 metres deep, is proposed around the southern and eastern boundary of “Heatherfield”, the nearest residential dwelling. This landscaped strip is to extend along the field to the rear of “Oak View”. Provided that this strip is planted with appropriate species it could screen the development and mitigate the impact of any external lighting. Other residential properties may be able to see the store; however, the occupants will not be directed affected. 

The garden centre is likely to attract a significantly higher number of customers than the existing garden centre, which is small scale operation. Whilst there may be a potential increase in background noise levels this is unlikely to be significantly greater than that generated by the A595 because of the speed at which vehicles would be travelling. The increase in traffic would also be restricted to the opening hours of the store. Many of the residents will be shielded from the effect of this traffic by the realignment of the unclassified road, which will separate the approach road from these properties. It is likely that the living conditions of those properties in and around the caravan park will improve as a result of the changes to the road network. 

The proposed hours of operation are not unreasonable (9am to 8pm) and, subject to the imposition of a condition restricting the opening hours to these times, the living conditions of the immediate residents should not be adversely affected. For the nearest residents the proposed landscaping is likely to mitigate the impact created by car engines being revved or doors being opened and closed. In order to ensure that the immediate residents are not disturbed at unsociable times a condition is imposed that restricts deliveries to between 7am and 8pm.

Some residents of Dalston have expressed concern that the increased volume of traffic on the surrounding roads will impact upon their living conditions. Although their concerns are noted, it is not envisaged that these effects will be so significant as to result in demonstrable harm. 

 

5.  Archaeology. 

 

The archaeological surveys undertaken by the applicant have identified that a number of remains exist on the site, which are of possible archaeological interest. The County Council’s Historic Environment Officer (HEO) has stated that these remains are unlikely to be of national significance and it is not necessary that they are retained in situ; nonetheless, the HEO has advised that these remains may be worthy of recording. As such, an archaeological evaluation and, where necessary, a scheme of archaeological recording of the site should be undertaken in advance of the development, which can be secured through the imposition of two planning conditions.

      

6.  Foul Drainage.

 

As part of this application, it is the applicant’s intention to discharge foul drainage to a treatment plant. The precise location of the treatment plant has not been specified, although this can be regulated through the imposition of a planning condition. The applicants have, however, obtained “consent to discharge” from the Environment Agency. A copy of that consent has been supplied to the Council; however, it is unclear as to what was applied for, particularly as the Environment Agency’s “consent to discharge” covering letter makes reference to a “sewerage treatment plant serving one property”. It is not envisaged that the provision of an acceptable foul drainage system will prove problematic; nonetheless, it is pertinent to impose a condition that required the means of foul drainage to be agreed. 

7.  Surface Water Drainage.

 

The applicants’ supporting Drainage Impact Assessment identifies that it is the applicants’ intention to implement a sustainable drainage system, which aims to emulate the natural drainage system of the site through attenuation of flows and natural percolation. The Environment Agency has raised no objections to the development, but it has recommended that a condition is imposed that requires the proposed means of surface water drainage to be agreed with the Local Authority. 

8.  Impact Upon Biodiversity.

In respect of the approved scheme the Environment Agency has highlighted that the sale of invasion non-native species has the potential to adversely affect the River Eden and tributaries Special Area of Conservation. The applicants’ have agreed to restrict the sale of these plants and, therefore, a condition is imposed to secure this agreement.
 

In overall terms, there would be no great harm in retail planning terms from permitting the garden centre, subject to the imposition of several restrictive retail conditions.  Although the proposed development will have a significant impact upon the local landscape in the short term, in time this could be mitigated against through the implementation of a detailed landscaping scheme. Similarly, this landscaping will ensure that the living conditions of the immediate residents are not adversely affected. The changes to the highway network will result in a positive improvement in highway and pedestrian safety. Any potential negative visual impacts perceived by these changes are outweighed by the improvement in road safety. 

In conclusion, although this is not an "allocated" site, there are sufficient material considerations relating to this form of specialist retailing in this particular location to justify approval of this development as an "exception" from the provisions of the Development Plan.

Relevant Development Plan Policies

	The North West Of England Plan Regional Spatial Strategy To 2021

Policy DP 1: Spatial Principles

The following principles underpin RSS (incorporating RTS)

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

· promote sustainable communities;

· promote sustainable economic development;

· make the best use of existing resources and infrastructure;

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

· marry opportunity and need;

· promote environmental quality;

· mainstreaming rural issues;

· reduce emissions and adapt to climate change.

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

The whole of the RSS should be read together and these principles should be applied alongside the other policies which follow.



	The North West Of England Plan Regional Spatial Strategy To 2021
Policy DP 3: Promote Sustainable Economic Development

It is a fundamental principle of this Strategy to seek to improve productivity, and to close the gap in economic performance between the North West and other parts of the UK. Sustainable economic growth should be supported and promoted, and so should reductions of economic, environmental, education, health and other social inequalities between different parts of the North West, within the sub-regions, and at local level.



	The North West Of England Plan Regional Spatial Strategy To 2021
Policy DP 4: Make The Best Use Of Existing Resources And Infrastructure

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

· build upon existing concentrations of activities and existing infrastructure;

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

Development should accord with the following sequential approach:

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

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

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

Natural and man-made resources should be managed prudently and efficiently. Sustainable construction and efficiency in resource use (including reuse and recycling of materials) should be promoted.



	The North West Of England Plan Regional Spatial Strategy To 2021
Policy DP 5: Manage Travel Demand; Reduce The Need To Travel, And Increase Accessibility

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

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

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

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

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



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

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

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

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

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

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



	The North West Of England Plan Regional Spatial Strategy To 2021
Policy RDF 2: Rural Areas

Plans and strategies for the Region’s rural areas should support the priorities of the Regional Rural Delivery Framework and:

· maximise the economic potential of the Region’s rural areas;

· support sustainable farming and food;

· improve access to affordable rural housing;

· ensure fair access to services for rural communities;

· empower rural communities and address rural social exclusion;

· enhance the value of our rural environmental inheritance.

Key Service Centres

Plans and Strategies should identify a subset of towns and villages as Key Service Centres which:

· act as service centres for surrounding areas, providing a range of services including retail, leisure, community, civic, health and education facilities and financial and professional services; and

· have good public transport links to surrounding towns and villages, or the potential for their development and enhancement.

Development in rural areas should be concentrated in these Key Service Centres and should be of a scale and nature appropriate to fulfil the needs of local communities for housing, employment and services, and to enhance the quality of rural life.

Local Service Centres

Small scale development to help sustain local services, meet local needs, or support local businesses will be permitted in towns and villages defined as Local Service Centres in Local Development Documents which already provide a more limited range of services to the local community.

Outside Key and Local Service Centres

In remoter rural areas particularly the ‘sparse’ rural areas of the region, more innovative and flexible solutions to meet their particular development needs should be implemented and targeted towards achieving: 

· more equitable access to housing, services, education, healthcare and employment; and

· a more diverse economic base, whilst maintaining support for agriculture and tourism.

Exceptionally, new development will be permitted in the open countryside where it:

· has an essential requirement for a rural location, which cannot be accommodated elsewhere (such as mineral extraction);

· is needed to sustain existing businesses;

· provides for exceptional needs for affordable housing;

· is an extension of an existing building; or

· involves the appropriate change of use of an existing building.

LDDs should set out criteria for permitting the re use of buildings in the countryside in line with PPS7



	The North West Of England Plan Regional Spatial Strategy To 2021
Policy W 5: Retail Development

Plans and strategies should promote retail investment where it assists in the regeneration and economic growth of the North West’s town and city centres. In considering proposals and schemes any investment made should be consistent with the scale and function of the centre, should not undermine the vitality and viability of any other centre or result in the creation of unsustainable shopping patterns. 

Manchester/Salford and Liverpool City Centres will continue to function as the North West’s primary retail centres.

Comparison retailing facilities should be enhanced and encouraged in the following centres to ensure a sustainable distribution of high quality retail facilities.

Altrincham

Ashton-under-Lyne

Barrow-in-Furness

Birkenhead

Blackburn

Blackpool

Bolton

Burnley

Bury

Carlisle

Chester

Crewe

Kendal

Lancaster

Macclesfield

Northwich

Oldham

Preston

Rochdale

Southport

St Helens

Stockport

Warrington

Wigan

Workington/Whitehaven

Investment, of an appropriate scale, in centres not identified above will be encouraged in order to maintain and enhance their vitality and viability, including investment to underpin wider regeneration initiatives, to ensure that centres meet the needs of the local community, as identified by Local Authorities.

Retail development that supports entrepreneurship, particularly increasing the number of independent retailers, should be supported.

There will be a presumption against new out-of-centre regional or sub-regional comparison retailing facilities requiring Local Authorities to be pro-active in identifying and creating opportunities for development within town centres. There should also be a presumption against large-scale extensions to such facilities unless they are fully justified in line with the sequential approach established in PPS6. There is no justification for such facilities to be designated as town centres within plans and strategies.



	Cumbria and Lake District Joint Structure Plan 2001 – 2016 

Policy ST4: Major development proposals

Major development will only be permitted where:

1.
the total benefit clearly outweighs the total detrimental effects,

2. 
the proposal complies with national standards and best practice for environment, safety and security, and where appropriate is independently reviewed; and

3.
alternative locations and methods giving rise to less harm have been fully considered and rejected.

4. 
In addition in the case of the Lake District National Park and AONBs

a)
there are no alternative sites available outside the designated areas,

b)
the need for the development cannot be met in any other way,

c)
the development has a proven case in the public interest,

d)
the development is designed and carried out to cause least practicable harm, and

e)
the development has no overall adverse impacts on the local economy.

Permission will be granted only on condition that:

I.
all possible measures are taken to minimise the adverse effects of development and associated infrastructure, and where appropriate,

II.
provision is made to meet local community needs, 

III.
acceptable measures are secured for decommissioning and site restoration, and

IV.arrangements are made for suitable local community involvement during the development, decommissioning and restoration.

For the purposes of this policy ‘major development’ is defined as development that has significant environmental effects and is more than local in character.



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

Plans and strategies in Cumbria should: 

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

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

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

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

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

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

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

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

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

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



	The North West Of England Plan Regional Spatial Strategy To 2021
Policy CNL 2: Sub-Area Development Priorities For Cumbria

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

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

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

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

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



	Cumbria and Lake District Joint Structure Plan 2001 – 2016 

Transport -Policy T31: Travel Plans

Travel plans will be required for proposals for:

1. 
retail and indoor leisure facilities in excess of 1000 sq. m gross floorspace,

2. 
office, employment, education and health services development in excess of 2500 sq. m gross floorspace,

3. 
new and expanded school facilities,

4. 
development that would otherwise generate local traffic problems as identified through a transport assessment or an evaluation of a proposal.



	Cumbria and Lake District Joint Structure Plan 2001 – 2016

Policy E37: Landscape character

Development and land use change should be compatible with the distinctive characteristics and features of Cumbria’s landscape types and sub types.

Proposals will be assessed in relation to:

1.
locally distinctive natural or built features,

2.
visual intrusion or impact,

3.
scale in relation to the landscape and features,

4.
the character of the built environment,

5.
public access and community value of the landscape,

6.
historic patterns and attributes,

7.
biodiversity features, ecological networks and seminatural habitats, and

8.
openness, remoteness and tranquillity.



	Cumbria and Lake District Joint Structure Plan 2001 – 2016

Policy E38: Historic environment

Measures will be taken to identify, record, protect, conserve or enhance areas, sites, buildings and settings of archaeological, historic and architectural importance. Proposals which fail to preserve or enhance the character or appearance of Conservation Areas or which damage, obscure, or remove important archaeological sites or other historic features or are detrimental to the character or setting of a listed building will not be permitted unless the harm caused to their importance and intrinsic interest is clearly outweighed by the need for the development.

Development and land use change should be compatible with the distinctive characteristics and features of ‘Cumbria’s Historic Landscape Characterisation Programme’.



	Cumbria and Lake District Joint Structure Plan 2001 – 2016

Policy R44: Renewable energy outside the Lake District National Park and AONBs

Outside the Lake District National Park and AONBs proposals for renewable energy including any ancillary infrastructure or buildings will be favourably considered if: 

1.
there is no significant adverse effect on the landscape character, biodiversity and the natural and built heritage of the area either individually or cumulatively through their relationship with other utility infrastructure

2.
there is no significant adverse effect on local amenity, the local economy, highways, aircraft operations or telecommunications,  

3.
the proposal takes all practicable measures to reduce any adverse impact on landscape, environmental, nature conservation, historical and local community interests, 

In considering applications for planning permission in relation to the above criteria, and other policies in this plan, the environmental, economic and energy benefits of renewable energy proposals should be given significant weight.

There are additional requirements in the following cases:

Wind energy development
4.
measures should be included to secure the satisfactory removal of structures/ related infrastructure and remediation of land following cessation of operation of the installation, 

New plant for the commercial generation of energy from biomass
5.
shall be sited on existing industrial/ employment sites or previously developed land that is well related to the resource catchment.


Where practicable measures to transport fuel and waste by water or rail shall be made.

Proposals for the recovery of energy from agriculture waste within existing farm units or sewage sludge
6.
shall be well related to the activity, scale and character of the existing business/enterprise and /or setting.



	Carlisle District Local Plan 2001 - 2016 

Core Development Policies - Policy CP1 - Landscape Character

Proposals for development in the rural area must seek to conserve and enhance the special features and diversity of the different landscape character areas.  Development will be considered appropriate to the character of the landscape provided the proposal has regard to and conserves:

the landform and natural patterns of drainage;

· the pattern of trees and woodland;

· the habitats of species of importance for wildlife;

· the pattern and composition of field boundaries;

· the pattern of historic landscape features;

· the pattern and distribution of settlements



	Carlisle District Local Plan 2001 - 2016

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

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

1
the location of existing trees and hedges;

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

3
an assessment of the condition of each tree;

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

5
existing and proposed changes in ground level.

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

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

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



	Carlisle District Local Plan 2001 - 2016

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

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

1
the location of existing trees and hedges;

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

3
an assessment of the condition of each tree;

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

5
existing and proposed changes in ground level.

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

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

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



	Carlisle District Local Plan 2001 - 2016

Core Development Policies - Policy CP4 - Agricultural Land

Permission will not be given for development where it would lead to the loss of the best and most versatile agricultural land, unless:

1
there is an overriding need for the development; and

2
there is insufficient land of a lower grade available; or

3
available lower grade land has a statutory landscape, wildlife, historic or archaeological designation.



	Carlisle District Local Plan 2001 - 2016

Core Development Policies - Policy CP5 - Design 

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

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

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

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

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

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

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

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

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

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



	Carlisle District Local Plan 2001 - 2016

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

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

2
is of an unacceptable scale; and/or

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

4
is visually intrusive.



	Carlisle District Local Plan 2001 - 2016

Core Development Policies - Policy CP8 - Renewable Energy

Proposals for renewable energy will be favourably considered provided that all of the following criteria are satisfied:

1
there is no unacceptable visual impact on the immediate and wider landscape and townscape;

2
there is no adverse impact on biodiversity;

3
any new structures would be sensitively incorporated into the surrounding landscape/ townscape and/or habitat and respect the local landscape character;

4
measures are taken to mitigate any noise, smell or other nuisance or pollutants likely to affect nearby occupiers, amenities and/or neighbouring land uses;

5
any waste arising as a result of the development is minimised and dealt with using a suitable means of disposal;

6
there would be no unacceptable levels of harm to features designated as of local, national or international importance;

7
adequate provision can be made for access and parking and the potential impact on the road network;

8
there would be no unacceptable conflict with any existing recreational facilities or routes;

9
there would be no unacceptable cumulative effects when proposals are considered together with any extant planning approvals or other existing renewable energy developments.



	Carlisle District Local Plan 2001 - 2016

Core Development Policies - Policy CP10 - Sustainable Drainage Systems

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

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

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

Where SUDS are incorporated the following details shall be provided:

1
The type of SUDS; and

2
Hydraulic design details/calculations; and

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

4
Operation, maintenance and adoption details (SUDS structures will not be adopted by the statutory sewerage undertaker unless maintenance and legal agreements are in place).



	Carlisle District Local Plan 2001 - 2016

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

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



	Carlisle District Local Plan 2001 - 2016

Core Development Policies - Policy CP13 - Pollution

Development will not be permitted where it would generate, either during construction or on completion, significant levels of pollution (from contaminated substances, odour, noise, dust, vibration, light, heat) which can not be satisfactorily mitigated within the development proposal or by means of planning conditions.



	Carlisle District Local Plan 2001 - 2016

Core Development Policies - Policy CP15 - Access, Mobility And Inclusion

Development proposals should make provision for easy, safe and inclusive access to, into and within buildings and facilities.  The layout and design of developments should meet the requirements of accessibility and inclusion for all potential users regardless of disability, age or gender.  The Council will have regard to the following criteria when assessing development proposals:

1
The design of entrances and exits and ease of permeation through and between developments in terms of street furniture, circulation areas and pedestrian routes;

2
The location of any development proposal in relation to its potential users;

3
Accessibility to all transport modes and provision of adequate parking for disabled people;

4
Provision of on-site facilities such as  public toilets, and appropriate signage



	Carlisle District Local Plan 2001 - 2016

Core Development Policies - Public Transport, Pedestrians And Cyclists

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



	Carlisle District Local Plan 2001 - 2016

Core Development Policies - Policy CP17 - Planning Out Crime

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

The following points should be applied to all development proposals:

1
Security measures should be an integral part of the design

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

3
Public and private spaces should have clearly defined boundaries.

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

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

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

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



	Carlisle District Local Plan 2001 - 2016

Economic & Commercial Growth - Policy EC5 - Large Stores And Retail Warehouses

Proposals for large stores and retail warehouses with large adjacent customer car parks will not be permitted except on sites allocated in this Plan.  Outside of those allocations, if a qualitative and quantitative need can be demonstrated and it can be shown that no more sequentially preferable site exists, development may be permitted only where all of the following criteria are met:

1
There is an essential requirement to transfer bulky customer loads from store to car;

2
The site is widely accessible by public transport;

3
The proposal is of a scale which will not seriously affect the viability, vitality or regeneration of the City Centre;

4
additional traffic can be satisfactorily accommodated within the surrounding road network;

5
There will be no harm to the visual character of the area or the amenities of adjoining land uses;

6
There will be no unacceptable effect on overall travel patterns.

Proposals for the extension of floorspace (including the use of a mezzanine floor) at existing larger stores or retail warehouses will also be considered in relation to the above criteria.



	Carlisle District Local Plan 2001 - 2016

Economic & Commercial Growth - Policy EC11 Rural Diversification

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

Proposals should:

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

2
Be compatible with the character and scale of the operation and its landscape character; and

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

4
Be capable of providing adequate access and parking arrangements.



	Carlisle District Local Plan 2001 - 2016

Local Environment - Policy LE8 - Archaeology On Other Sites

On land for which there is no archaeological information, but where there are reasonable grounds for believing remains to be present, the City Council will ensure that the archaeological aspects of development proposals are examined and evaluated before planning applications are determined. Planning permission will not be granted without adequate assessment of the archaeological implications.



	Carlisle District Local Plan 2001 - 2016

Transport - Policy T1- Parking Guidelines For Development

The level of car parking provision for development will be determined on the basis of the following factors:

1
the Parking Guidelines for Cumbria as updated by additional requirements in PPG 13;

2
the availability of public car parking in the vicinity;

3
the impact of parking provision on the environment of the surrounding area;

4
the likely impact on the surrounding road network; and

5
accessibility by and availability of, other forms of transport.




	Item no: 20
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	10/0507
	Mr Little
	Cummersdale

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	01/06/2010 08:00:30
	Dr Bell
	Dalston

	
	
	

	Location:
	
	Grid Reference:

	58 Lingyclose Road, Dalston, Carlisle, CA5 7LB
	
	337293 552888

	
	
	

	Proposal:
	Erection Of A Small Wind Turbine (5kW) Height 14.7 Metres To Tip To The East Of The Property On A Concrete Base Surrounded By A Security Fence


Members will recall at Committee meeting held on 20th August 2010 that authority was given to the Head of Planning and Housing Services to issue approval subject to the conditions shown in the report and an additional condition to specify maximum permissible noise levels at the nearest noise sensitive property.  The condition regarding noise levels has been added and approval was issued on 13th September 2010.

Grant Permission 

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

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



	2.
	The approved documents for this Planning Permission comprise:

1.
the submitted planning application form;

2.
Plan No Lingey/01097541/BP (Block Plan);

3.
Plan No PP 01097541 (Location Plan);

4.
Plan No Lingey/01097541/GLP (General Location Plan);

5.
Elevations of Iskra AT-5 Small Wind Turbine Specification;

6.
Specifications for Lingey Close Wind Turbine Site Security Fence;

7.
Design and Access Statement with Supporting Planning Documents;

8.
Iskra AT5-1 Acoustic Noise assessment according to BWEA Performance and Safety Standard;

9.
the Notice of Decision; and

10.
any such variation as may subsequently be approved in writing by the Local Planning Authority.

Reason:
For the avoidance of doubt.



	3.
	If the turbine hereby permitted ceases to be operational for a continuous period of 12 months (or such period as may otherwise be agreed in writing by the local planning authority) all the components, as described in the documents listed in condition 2 above, shall be removed from the site.
Reason:   In the interests of the visual amenity of the area and to accord with the objectives of Policies CP1 and CP8 of the Carlisle District Local Plan. 



	4.
	The permission hereby granted is for the proposed development to be retained for a period of not more than 25 years from the date when electricity is first supplied to the grid.  The local planning authority shall be notified in writing of the date of the commissioning of the wind farm.  By no later than the end of the 25 year period the turbine shall be de-commissioned, and it and all related above ground structures shall be removed from the site which shall be reinstated to its original condition. 

Reason:
In the interests of the visual amenity of the area and to  accord with the objectives of Policies CP1 and CP8 of the Carlisle District Local Plan. 



	5.
	The following background noise levels shall not be exceeded when the wind turbine is in operation:

a) Night time noise limits: The LA90 (10 mins) specific noise level shall not exceed 40dB(A) when assessed and measured 3.5 metres from the nearest residential property (in existence at the date of this permission) or 5dB(A) above the night time LA90 background noise at windspeeds not exceeding 12m/s whichever is the greater.

b) Day time noise limits – The LA90 (10 mins) specific noise level shall not exceed 50dB(A) when assessed and measured 3.5 metres from the nearest residential (in existence at the date of this permission) or 5dB(A) above the day time LA90 background noise at windspeeds not exceeding 12m/s whichever is the greater.
Reason:
To minimise any potential adverse impact on nearby occupiers and comply with the objectives of Policy CP8 ( Criteria 4 ) of the Carlisle District Local Plan ( 2001 - 2016 ).




Summary of Reasons for the Decision

This is an application for full planning permission for a wind turbine on land adjacent to Number Lingey Close, approximately 3km north of Dalston.  Number 58 comprises a house and a range of agricultural and equestrian buildings situated on a former small holding. The site is set within agricultural land with woodland to the north and three lines of National Grid pylons 150 metres to the south with lower voltage (11KV) cables closer to the site.  To the north east is a distant view of the urban area of Carlisle including the Pirelli factory buildings and Dixon`s chimney.

The wind turbine comprises a generator with a tail fin (3.75m long) on a 12m high mast with the three blades having a span of 5.4m giving a total base to tip height of 14.7m. The installation will be coloured grey. The structure will be located on a 2.6m square foundation and surrounded by a wooden post and wire fence. A temporary access track (100m long ) is to be constructed from the existing access to Number 58.

In consideration of this application Policies CP1, CP2, CP4, CP5, CP6 and CP8 of the Carlisle District Local Plan are relevant. 

Taking account of the objectives of the Development Plan and other material considerations, including the concerns expressed by Cummersdale Parish Council, it is considered that the determining issues revolve around whether the advantages outweigh the disadvantages with regard to: 

1.
the potential contribution of the scheme towards the generation of renewable energy;

2.
the impact of the proposed development on the landscape and visual character of the area; and 

3.
the impact on the living conditions of local residents.

Addressing these issues in turn:  

1.
the importance attached by the Government to increasing the proportion of electricity generation derived from renewable sources is expressed in the Renewable's Statement of Need included in The Energy Challenge published by the former Department of Trade and Industry in 2006.  Amongst other matters, this states that new renewable projects may not always appear to convey any particular local benefit, but they convey crucial national benefits.  Individual renewable projects are part of a growing proportion of low-carbon generation that provides benefits shared by all communities both through reduced emissions and more diverse supplies of energy, which helps to ensure reliability. This message was reinforced in the Energy White Paper 2007 which also explains that developers should not be required to show the need for a proposed development to be sited in a particular location.


PPS22 also stresses that small scale projects can provide a limited but valuable contribution to the overall output of renewable energy and to meet energy needs both locally and nationally.

2.
paragraphs 19 and 20 of PPS22 highlight that (1) landscape and visual effects should be assessed on a case by case basis using objective descriptive material and analysis wherever possible; and (2) of all renewable technologies, wind turbines are likely to have the greatest visual and landscape effects. 


Paragraphs 1(iv) and (v) of PPS7 explains that the Governments aim is to protect the countryside for the sake of its intrinsic character and beauty, the diversity of its landscape, heritage and wildlife and the wealth of its natural resources, and so that it may be enjoyed by all.  All development in rural areas should be well designed and inclusive, in keeping and scale with its location, and sensitive to the character of the countryside and its local distinctiveness.  Paragraph 16(iv) also advises that planning determinations should provide for the sensitive exploitation of renewable energy sources in accordance with the policies set out in PPS22. 


The application site comprises grazing land in a fairly flat agricultural landscape (with field boundaries being mainly hedgerows with occasional hedgerow trees) and a block of dense  woodland to the north. Some of the views of the site from Lingey Close ( 360 metres to the southwest, the B5299 Dalston - Carlisle road ( 400metres to the southeast) and Peter Lane( almost 600metres to the northeast) will have woodland, farm/equestrian buildings or National grid power lines as background. Three rows of NG pylons 22 - 25 metres in height lie within 150m of the application site (and lower poles for 11kv lines within 50m). The landscape is also punctuated by detached dwellings and small rural businesses.


The site falls within an area defined as Drained Mosses in the Cumbria Landscape Character Assessment carried out for the County Council.


The Solway Firth AONB is approximately 7km to the north of the application site.  The North Pennines AONB lies approximately 20km to the east of the application site.


The Cumbria Wind Energy Supplementary Planning Document states that the character of the immediate area (Drained Mosses) is judged to have "moderate" capacity to accommodate turbine development that is defined as “a small group or, in exceptional circumstances a large group (which) could relate to the medium to large scale landform.”  A small group is 3-5 turbines.  It is clear that a single turbine is within the size limits suggested for this landscape type.


As an engineered structure, where visible, the turbine would visually contrast with the more natural surroundings. However despite its height, the proposal has a relatively minimal form and given (1) the existing nature of the landscape and (2) the proposed colour of the wind turbine ( grey) it is not considered that the proposal will adversely impact on the visual amenity and character of that landscape. For the same reasons it is similarly considered that the proposal will have no adverse effect on the character of the Solway Firth AONB the nearest part of which is 7KM to the north.  Conditions are attached requiring  removal of the turbine at the end of its operational life (or if it ceases to be operational for a continuance period of 12 months) and reinstatement of the land to its former condition;

3.
the noise levels generated by the wind turbine are specified as 45dBA at a distance of 60m from the turbine. PPG 24 ( Planning and Noise) recommends using  BS8233;1999 Sound Insulation and Noise Reduction in buildings-Code of Practice. This (1) recommends that noise levels in bedrooms at night should not normally exceed 45dBLA max ( these values do not apply to noise generated within the house ) and (2) suggests that steady noise in gardens should not exceed 50dbLAeqT . Given the siting of the wind turbine relative to dwellinghouses in the area (the nearest' non-associated' one being over 200m away) it is not considered that it will have it will have an adverse on the living conditions of neighbouring residents.  Environmental Services have no objection to the proposal but as a safeguard, a condition is attached to ensure that the sound levels produced by the wind turbine do not exceed those specified in the Acoustic Noise Assessment submitted with the application.

It is appreciated that other issues can arise when considering a proposed turbine including impact on wildlife, shadow flicker and signal interference but based on the size of the proposed turbine, the  accompanying information and its location, it is not considered that they are of sufficient weight to determine the proposal.

Cummersdale Parish Council  expressed concern that the City Council do not appear to have a policy on the development of wind turbines in the area. However Policy CP8 of the Carlisle District Local Plan sets out the criteria to be met by proposals for renewable energy. (This policy reflects national policy as set out in the appropriate Planning Policy Statements).

In conclusion, the proposal involves a relatively small turbine to serve the needs of Number 58 Lingey Close with spare capacity feeding into the National Grid. Taking account of the modest scale and technical specifications of the proposal, it is considered that it will not have a detrimental effect on the character of the landscape or cause unacceptable harm to living conditions of neighbouring residents. 

.

Relevant Development Plan Policies

	Carlisle District Local Plan 2001 - 2016 

Core Development Policies - Policy CP1 - Landscape Character

Proposals for development in the rural area must seek to conserve and enhance the special features and diversity of the different landscape character areas.  Development will be considered appropriate to the character of the landscape provided the proposal has regard to and conserves:

the landform and natural patterns of drainage;

· the pattern of trees and woodland;

· the habitats of species of importance for wildlife;

· the pattern and composition of field boundaries;

· the pattern of historic landscape features;

· the pattern and distribution of settlements



	Carlisle District Local Plan 2001 - 2016 

Core Development Policies - Policy CP2 - Biodiversity
Proposals in both the rural and urban area should not harm the integrity of the biodiversity resource as judged by key nature conservation principles, and proposals should seek to conserve and enhance the biodiversity value of the areas which they affect.

In areas where species protected under national and European legislation are most likely to occur, special account will be given to their presence in the consideration of development proposals.



	Carlisle District Local Plan 2001 - 2016

Core Development Policies - Policy CP4 - Agricultural Land

Permission will not be given for development where it would lead to the loss of the best and most versatile agricultural land, unless:

1
there is an overriding need for the development; and

2
there is insufficient land of a lower grade available; or

3
available lower grade land has a statutory landscape, wildlife, historic or archaeological designation.



	Carlisle District Local Plan 2001 - 2016

Core Development Policies - Policy CP5 - Design 

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

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

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

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

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

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

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

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

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

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



	Carlisle District Local Plan 2001 - 2016

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

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

2
is of an unacceptable scale; and/or

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

4
is visually intrusive.



	Carlisle District Local Plan 2001 - 2016

Core Development Policies - Policy CP8 - Renewable Energy

Proposals for renewable energy will be favourably considered provided that all of the following criteria are satisfied:

1
there is no unacceptable visual impact on the immediate and wider landscape and townscape;

2
there is no adverse impact on biodiversity;

3
any new structures would be sensitively incorporated into the surrounding landscape/ townscape and/or habitat and respect the local landscape character;

4
measures are taken to mitigate any noise, smell or other nuisance or pollutants likely to affect nearby occupiers, amenities and/or neighbouring land uses;

5
any waste arising as a result of the development is minimised and dealt with using a suitable means of disposal;

6
there would be no unacceptable levels of harm to features designated as of local, national or international importance;

7
adequate provision can be made for access and parking and the potential impact on the road network;

8
there would be no unacceptable conflict with any existing recreational facilities or routes;

9
there would be no unacceptable cumulative effects when proposals are considered together with any extant planning approvals or other existing renewable energy developments.




	Item no: 21
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	09/0170
	 Kingmoor Park Properties Ltd
	Kingmoor

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	06/03/2009
	How Planning
	Stanwix Rural

	
	
	

	Location:
	
	Grid Reference:

	Brunthill, Kingmoor Park, Carlisle CA6 4SJ
	
	338109 559796

	
	
	

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


Members will recall at Committee meeting held on 16th July 2010 that authority was given to the Assistant Director [Economic Development] to issue approval subject to;

1.  the revised text to Condition 20;

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

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

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

In the event, the ALSE was undertaken and concluded there were no likely significant effects although some revision to wording of conditions was advised. These items, together with Items 1 and 2 above, have been addressed and the approval was issued on 16th September 2010.

Grant Permission 

	1.
	In case of any "Reserved Matter" application for approval shall be made not later than the expiration of 7 years beginning with the date of this permission, and the development shall be begun not later than whichever is the later of the following dates:

i)
The expiration of 7 years from the date of the grant of this permission, or

ii)
The expiration of 2 years from the final approval of the Reserved Matters, or, in the case of approval on different dates, the final approval of the last such matter to be approved.

Reason:
In accordance with the provisions of Section 92 of the Town and Country Planning Act 1990.



	2.
	The approved documents for this Outline Planning Permission comprise:

1. the application form;

2. the Environmental Assessment [Volumes 1, 2 and 3];

3. the supporting Planning Statement;

4. the Sustainability Statement;

5. the Statement of Community Involvement;

6. the Transport Assessment;

7. the Travel Plan Framework [May 2010];

8. the Statement on the Future Provision of Utility Services;

9. the site Location Plan [Drawing 08027-02];

10. the Indicative Masterplan [Drawing 08027-04J];

11. the Public Right of Way Diversion Plan [Drawing 08027-05] and any such variations to that Plan as may be agreed in writing following an application made under the formal Diversion procedure];

12. the plan of Registered Common Land [Drawing 08027-06];

13. the KPP North-Central Spine Road- Horizontal Design [Drawing C379/900A];

14. the KPP North-Central Spine Road- Horizontal Design [Drawing C379/901];

15. the KPP North-Central Spine Road- Typical Cross Section Dimensions [Drawing C379/902];

16. the Ecological Management Framework [July 2009];

17. the Ecological Management Framework-Addendum and Appendices [June 2010];

18. the Landscape and Ecological Mitigation Plan [Drawing D1823.001J]; 

19. the Flood Risk Assessment: February 2009 prepared by Shepherd Gilmour Infrastructure Ltd [ref: C379/SBS/EAJ/jt/R0649; and

20. the Notice of Decision.

Reason:
For the avoidance of doubt and to define the Outline Planning Permission.



	3.
	The development hereby approved may be carried out in phases.  Before any phase of development is commenced approval shall first be obtained from the Local Planning Authority with respect to reserved matters for that phase of the site.

Reason:
By reason of the significant scale of the proposed development and the need to provide adequate flexibility for the applicant and adequate certainty for the Local Planning Authority. 



	4.
	Before any work is commenced in relation to any phase of the development, details of the siting, design and external appearance of the buildings, the means of access thereto and the landscaping of the site (hereinafter called Reserved Matters) in respect of that phase shall be submitted to and approved by the Local Planning Authority.

Reason:
The application was submitted as an outline application in accordance with the provisions of Article 3 of the Town and Country Planning (General Development Procedure) Order 1995.



	5.
	No construction work shall take place in relation to any Phase of the development until full details of all hard and soft landscape works have been submitted to and approved in writing by the Local Planning Authority. Only native species that are appropriate to the locality and have been locally sourced are to be used in the landscaping strategy and planted on site.

Reason:
To ensure that an acceptable landscaping scheme is prepared, which has benefits for local wildlife and to ensure compliance with Policy CP5 of the Carlisle District Local Plan 2001-2016. 



	6.
	All works comprised in the approved details of landscaping in respect of any phase of the development should be carried out in the first planting and seeding season contemporaneously with the commencement of use of the individual buildings hereby approved.
Reason:
To ensure the satisfactory landscaping scheme is implemented in accordance with Policy E19 of the Carlisle District Local Plan.



	7.
	Trees, hedges and plants shown in the landscaping scheme for each phase of the development to be retained or planted which, during the development works for each phase of the development or a period of five years thereafter, are removed without prior written consent from the Local Planning Authority, or die, become diseased or are damaged, shall be replaced in the first available planting season with others of such species and size as the authority may specify.

Reason:
To ensure as far as possible that the landscaping scheme is fully affected in accord with Policy E15 of the Carlisle Local District Plan.



	8.
	No development shall commence in relation to any phase of the development until the applicant, or their agents or successors in title, has secured the implementation of a programme of archaeological work in accordance with a written scheme of investigation which has been submitted by the applicant and approved in writing by the Local Planning Authority.  This written scheme in respect of each phase will include the following components:

i)
an archaeological evaluation to be undertaken in accordance with the agreed written scheme of investigation;

ii)
an archaeological recording programme the scope of which will be dependent upon the results of the evaluation and will be in accordance with the agreed scheme of written investigation.

Reason:
To afford reasonable opportunity for an examination to be made to determine the existence of any remains of archaeological interest within the site and for the examination and recording of such remains.



	9.
	Where appropriate, an archaeological post-excavation assessment and analysis, preparation of a site archive ready for deposition at a store, completion of an archive report and publication of the results in a suitable journal as approved beforehand by the Local Planning Authority shall be carried out within 2 years of the date of commencement of each phase of the hereby permitted development or otherwise agreed in writing by the Local Planning Authority.

Reason:
To ensure that a permanent and accessible record by the public is made of the archaeological remains that have been disturbed by the development.



	10.
	Prior to the carrying out of any construction works the existing railway building affected by the proposed development shall be recorded in accordance with a Level 3 Survey as described by English Heritage's document 'Understanding Historic Buildings: A Guide to Good Recording Practice 2006'  and, following its completion, three copies  of that survey report shall be furnished to the Local Planning Authority.

Reason:
To ensure that a permanent record is made of the building of the architectural and historic interest prior to its demolition as part of the proposed development.



	11.
	No development approved by this permission shall be commenced until a scheme for the provision of foul and surface water disposal has been approved, in writing, by the Local Planning Authority in consultation with the Environment Agency and Natural England. The scheme shall include details of pollution prevention measures in accordance with best practice, both on and off site and during both construction and operation, and shall be carried out in full accord with the approved details so that drainage facilities for foul and surface water disposal are in place prior to the occupation of any building within any of the constituent Phases of the development. The scheme for surface water drainage shall, wherever practicable, incorporate the mitigation measures outlined within the "Flood Risk Assessment: February 2009" prepared by Shepherd Gilmour Infrastructure Ltd [ref: C379/SBS/EAJ/jt/R0649].

Reason:
To prevent pollution of the water environment in accordance with Policies CP12, LE2 and LE4 of the Carlisle District Local Plan 2001-2016.



	12.
	Prior to first occupation of any part of the development on site a full site Travel Plan based on the Framework Travel Plan (and as subsequently amended), shall be submitted to and approved by the Local Planning Authority, in consultation with the Secretary of State for Transport (Highways Agency). The approved Travel Plan shall be monitored in accordance with the details set out therein and the results of the monitoring shall be submitted to the Local Planning Authority within one month of the end of each reporting period. Where targets are not achieved, the Travel Plan Coordinator will be notified in writing by the Local Planning Authority and the Travel Plan shall then be reviewed and updated and submitted to the Local Planning Authority, in consultation with the Secretary of State for Transport for approval within 1 month of receipt of the Local Planning Authority Notification. The updated Travel Plan shall then be implemented within 1 month of the date of the Local Planning Authority's approval having been obtained.

Reason:
In order to minimise the use of the private car and promote the use of more sustainable forms of transport and so as to ensure that appropriate management and monitoring of the Travel Plan process can be secured in order to reasonably minimise the impact of additional vehicle flows which should be generated by the proposed development upon affected highway networks and in accordance with the provision in Planning Policy Guidance Note 13 “Transport and the Relevant Policies in Carlisle City Councils Local Plan. 



	13.
	The carriageways, footways, footpaths. cycleways etc shall be designed, constructed, drained and lit to a standard suitable for adoption and in this respect further details, including longitudinal/cross sections, shall be submitted to the Local Planning Authority for approval before any work commences on site.  No work shall be commenced in relation to any phase of the development until a full specification has been approved in relation to that phase.  Any work so approved shall be constructed before the development is complete.

Reason:
To ensure a minimum standard of construction in the interest of highway safety to support Local Transport Plan Policies LD5, LD7, and LD8.



	14.
	The development shall not be occupied until the access roads have been constructed in accordance with the approved plan (for each possible future phase) and the whole of the CNDR is opened to traffic.

Reason:
To ensure a minimum standard of access provision when the development is brought into use and to support Local Transport Plan policies LD5, LD7, LD8 and Structure Plan Policy T32.



	15.
	No development shall commence in relation to any phase of the development until an investigation and risk assessment (in addition to any assessment provided with the Planning Application) has been completed in accordance with the scheme to assess the nature and extent of any contamination on the site, whether or not it originates on the site. The content of the scheme are subject to the approval in writing of the Local Planning Authority. The investigation and risk assessment must be undertaken by competent persons and a written report of the findings must be produced. The written report is subject to the approval in writing of the Local Planning Authority. The report of the findings must include:

i)
A survey of the extent, scale and nature of contamination;


ii)
An assessment of the potential risks to:

· Human Health;

· Property (existing or proposed) including buildings, crops, livestock, pets, woodland and service lines and pipes;

· Adjoining land;

· Ground waters and surface waters;

· Ecological systems;

· Archaeological sites and ancient monuments.


iii)
An appraisal of un-remediable options and proposal of the preferred options. This must be conducted in accordance with DEFRA and Environment Agencies “Model Procedures for the Management of Land Contamination” CLR11.

Reason:
To ensure that risks from land contamination to the future of the land and neighbouring land are minimised, together with those to controlled waters, property and ecological systems, and to ensure the development can be carried out safely without unacceptable risks to workers, neighbours and other off site receptors.



	16.
	The development shall not commence until agreement has been reached for the funding by the developer of a satisfactory Local Bus service to serve the development, unless the service provider is willing to extend the current service without additional cost.  If the latter is the case confirmation of the route and timing must be provided.
Reason:
In the interests of highway safety, accessibility by sustainable transport modes and to minimise potential hazards. 



	17.
	The total amount of employment (B1, B2 and B8) floorspace hereby consented will not exceed a total of 104.080 square metres of which no more than 16,200 square metres will be B1(a) Offices. 

Reason:
To ensure the development is acceptable in Highways terms. 



	18.
	Permission is hereby given for the access points shown in drawing numbers C379-900, C379-901 and C379-902.
Reason:
To define this permission.



	19.
	Prior to the commencement of development a detailed Habitat Management Plan shall be submitted to and approved in writing by the Local Planning Authority. The Plan, which shall be based upon the principles contained within the submitted Ecological Management Framework- Addendum: June 2010 [prepared by How Planning LLP], shall include full details of habitat management and shall include:

· details of how those features/habitats on site to be retained will be protected;

· details of the long term management strategy of those features/habitats on site to be retained and protected.

When approved, the detailed Management Plan shall be implemented in full.  A Management Action Report will be submitted to the City Council on a 2-yearly basis.

Reason:
To ensure that habitat retention is suitably managed. 



	20.
	Noise from any operations conducted within the development hereby permitted shall not exceed the following levels as measured at any point on the site boundary:- 

 

50 dB(A) Leq 1Hr - 0600 - 2200 hrs and 

45 dB(A) Leq 1Hr - 2200 - 0600 hrs.

Reason:
To accord with existing operational restrictions that pertain to development at Kingmoor Park and  in the interests of amenity.



	21.
	Before any work is commenced in relation to any Phase of the development, a Construction Environmental Management Strategy [including any related Plan or Plans] shall be submitted to and agreed in writing by the Local Planning Authority in respect of that phase. This shall include noise management measures; waste minimisation; management of site drainage such as the use of silt traps during construction and/or oil/petrol interceptors; measures for the safe disposal of waste waters; the checking and testing of imported materials [e.g. top soils, etc] to ensure suitability of use and prevent the spread of invasive species; measures [where necessary] for the management and safe removal of invasive species; the construction hours of working; facilities for wheel washing, vibration management and dust management; measures for vermin control; measures for vehicle control within the site; an Emergency Plan for pollution events; protocols for contact and consultation with local people and any other matters to be agreed with the Local Planning Authority. The agreed scheme, which shall in all respects be in compliance with the Environment Agency’s Pollution Prevention Guidelines No5 [for works or maintenance in or near water] shall be implemented upon the commencement of each phase of development and shall not be varied without the prior written agreement of the Local Planning Authority.

Reason:
To safeguard the living conditions of neighbouring residents, prevent pollution, mitigate impacts on wildlife and any adverse impact upon the River Eden and Tributaries Special Area of Conservation in accordance with Policies CP5 and CP6 of the Carlisle District Local Plan 2001-2016. 



	22.
	Construction operations for all roads, sewers and building works carried out pursuant to this permission shall only take place between 0700-1800 hours on Mondays to Fridays and between 0800-1300 hours on Saturdays with no working at any time on Sundays or Public Holidays.

Reason:
To minimise the risk of noise nuisance and disturbance from those activities to occupiers of properties in proximity to the site.



	23.
	There shall be submitted, to, and approved in writing by, the Local Planning Authority a lighting design scheme and related specification  for the proposed lighting measures to be implemented within each Phase of the development. The proposed scheme[s] shall include proposed mitigation measures during the construction and operational stages of the development of that Phase specifically to prevent lighting impacts on wildlife, including otters and bats, and their habitats both on-site and off-site. 

Reason:
To prevent adverse impacts on wildlife in accordance with Policy CP5 of the Carlisle District Local Plan 2001-2016.




Summary of Reasons for the Decision

The application, submitted in "outline", relates to an extensive area of essentially agricultural land, amounting to 42 hectares in extent, which is wedged between Kingmoor Park Central to the south and Kingmoor Park North [better known as the former “Headquarters Site] to its north. 

The land, which was formerly part of Brunthill Farm, is bounded by the West Coast Main Railway Line [WCML] on its western side and by the internal road system for Kingmoor Park to the east although it’s eastern limits also extend close to the line of the former Waverley Railway line. Much of its northern boundary is with open agricultural land forming part of High Crindledyke Farm but otherwise is formed by the southern fringes of the employment development focussed upon Kingmoor Park North. 

The bulk of the application site has been allocated for development for Employment purposes in the adopted Carlisle District Local Plan 2001-2016. That allocation includes provision of 10 hectares of land designated as an extension to the existing Regional Investment Site at Kingmoor Park together with a further 20 hectares that is allocated as a Strategic Employment Site. An area of Common Land near to the southwest margins is excluded from the allocation: although it is included within the "red line" of the application site, that land is to be retained in its existing form.

An Indicative Masterplan demonstrating how it is anticipated the application site would be developed supports the submission. The indicative plan suggests the 10 hectares allocated to extend the existing Regional Investment Site would be concentrated along the western site boundary [with the WCML] and close to the existing northern edge of Kingmoor Park Central. The proposed B1 uses are shown located immediately adjoining the northern side of  the approved “Hub" Development [which wraps around the roundabout forming links from Kingmoor Park Central, Kingmoor Park East and Kingmoor Park North onto a section of the Carlisle Northern Development Route]. There is, clearly, logic in siting the B1 uses adjacent to the Hotel, pub/restaurant, crèche, bus interchange, retail and other B1 pods that comprise the proposals for "The Hub" as, in land use, the likely scale of development, finishes and physical form there is greater synergy between these uses than would be the case with the much larger, "warehouse" character of B2 and B8 uses.

The western fringes of the site, immediately between Public Footpath Number 120010 and the site's boundary with the WCML, is an area of considerable ecological significance as it comprises marsh/marshy grassland habitat of intrinsic nature conservation interest as an uncommon form of lowland meadow/wet pasture. It also represents UK BAP [Biodiversity Action Plan] Habitat and Cumbria LBAP habitat, the loss of which would be a material planning consideration. The area is also important as it supports four breeding pairs of Reed Bunting which is a red-listed and UK BAP Priority species and is listed as a species of principal importance for the conservation of biological diversity in England. 

Reflecting the importance, in nature conservation terms, of that land the applicants undertook a major revision to the original application proposals to retain, as undeveloped, those fields north of the Common Land between the Public Footpath 120010 and the WCML. In addition, they have provided a Landscape and Ecology Mitigation Plan and a Draft Ecological Management Plan Framework setting out the principles for a future management and mitigation for the overall site that has careful regard to its nature conservation value, features and opportunities for enhancement.

The Indicative Masterplan incorporates a notional road pattern to serve the site. It envisages primary access being obtained from one arm of the 4-arm roundabout with CNDR [details of that junction are provided as this is not "reserved" for later approval].That access spur is projected to extend as the site is developed into the heart of the site where a smaller roundabout, also with 4-arms, would disperse traffic to the north [linking into the established road system in Kingmoor Park North], to the east to serve most of the extension to the Regional Investment Site, and to the west to serve the greatest area of the site. The latter arm has the potential to further extend to the adjacent, currently unallocated land to the north-west .

The Masterplan, as modified, also demonstrates the principle of drainage that pertains at Kingmoor Park which follows the SuDS approach i.e. Sustainable Drainage System utilising a series of balancing ponds/swales to store, manage and control the rate of discharge. Part of that system will involve some diversion of the existing watercourse at the southern end of the site [adjacent to the boundary with Kingmoor Park Central]. The swale system is already employed to deal with surface water from the developed areas at Kingmoor Park and allows the incorporation of features that are both hydrologically suitable and result in semi-natural and strong landscape features. It is considered that this will further enhance the attractiveness of the development.

The application proposals clearly enjoy the policy support accorded by Policy EM13 of the Structure Plan and Policy EC22 of the adopted Carlisle District Local Plan. The site is convenient to a major transport node [which will itself be strengthened when CNDR is completed within the next 18 months], is within the urban area, is close to established and maturing employment areas, enjoys accessibility by a range of modes including public transport, walking and cycling and all of these will be enhanced by a combination of on-site provision and improvements to the adjacent wider network.

All of the analysis of potential environmental effects of these proposals, undertaken within the Environmental Impact Assessment that supported the application but, in some instances, augmented subsequently [notably in the Addendum relating to Nature Conservation but also in relation to further work undertaken by the applicant's Transport Consultants] has satisfactorily demonstrated that there are no adverse effects likely to arise from these proposals. Both the local Highway Authority [Cumbria County Council] and the Highway Authority responsible for the Motorway and Trunk Road system have carefully assessed traffic impacts and possible implications on the wider transport network coupled with the measures the applicants propose to encourage modal shift. Neither Authority opposes the application although specific conditions have been recommended and have been included, as appropriate, including a condition “directed” by the Highway Agency.

When determining a planning application and, in particular, considering whether proposals to develop land properly safeguards the biodiversity and ecology of the area, the Courts have held that Local Planning Authorities must have regard to the requirements of the EC Habitats Directive (92/43/EEC) as prescribed by Regulation 3(4) of the Conservation (Natural Habitats, &c.) Regulations 1994 (as amended) and Article 16 of the Habitats Directive and must fully consider these before planning permission is granted.  Article 16 of the Directive indicates that if there is reasonable likelihood of a European protected species being present then derogation may be sought when there is no satisfactory alternative and that the proposal will not harm the favourable conservation of the protected species and their habitat.  In this case, the proposal partly relates to land where nature conservation interests have been identified but, as a consequence of that, the applicants' proposals have been modified to protect those interests.  The formal views of Natural England and Cumbria Wildlife Trust support the approach that has been adopted. in addition, the Council has undertaken an Assessment of Likely Significant Effects under the Conservation of Species and Habitats Regulations 2010 and it, and Natural England conclude that the proposed development at Brunthill is unlikely to have a significant effect alone or in combination with other plans or projects on the interest features of the River Eden Special Area of Conservation.

Whereas the normal "commencement" condition of an "Outline Consent requires a start within 3 years from the date of approval, the applicants have specifically requested that this be extended to 7 years since uncertain economic conditions, following the recession of the last 2 years, means that the implementation of the approval is highly likely to be later than 3 years from now. Clearly, however, if the applicants attracted a major inward investment that required a large site with the sort of transport connections that Kingmoor Park possesses, the site would be available and will come forward sooner. In addition, the Highway Authority wishes to see CNDR completed prior to development taking place at the site and the construction work is still on-going on the road. The later "start" date will accord with the Highway Authority's objective for CNDR to be completed and in use.

In granting this planning permission, the City Council has taken into account all relevant environmental information (including the supporting Environmental Statement) within the meaning of Regulation 3(2) of the Town and Country Planning (Environmental Impact Assessment) (England and Wales) Regulations 1999.

Relevant Development Plan Policies

	Carlisle District Local Plan 2001 - 2016 

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

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

Urban Area

City of Carlisle

Key Service Centres

Brampton

Longtown

Local Service Centres

Burgh by Sands

Heads Nook

Castle Carrock

Houghton

Cummersdale

Irthington

Cumwhinton

Raughton Head

Dalston

Rockcliffe

Gilsland 

Scotby

Great Corby

Smithfield

Great Orton

Thurstonfield

Hallbankgate

Warwick Bridge

Hayton

Wetheral

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

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

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

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

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



	Carlisle District Local Plan 2001 - 2016 

Spatial Strategy And Development Principles - Policy DP6 - Carlisle Northern Development Route

The line of the proposed Carlisle Northern Development Route will be protected.



	Carlisle District Local Plan 2001 - 2016 

Core Development Policies - Policy CP2 - Biodiversity
Proposals in both the rural and urban area should not harm the integrity of the biodiversity resource as judged by key nature conservation principles, and proposals should seek to conserve and enhance the biodiversity value of the areas which they affect.

In areas where species protected under national and European legislation are most likely to occur, special account will be given to their presence in the consideration of development proposals.



	Carlisle District Local Plan 2001 - 2016

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

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

1
the location of existing trees and hedges;

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

3
an assessment of the condition of each tree;

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

5
existing and proposed changes in ground level.

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

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

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



	Carlisle District Local Plan 2001 - 2016

Core Development Policies - Policy CP5 - Design 

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

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

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

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

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

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

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

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

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

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



	Carlisle District Local Plan 2001 - 2016

Core Development Policies - Policy CP9 - Development, Energy Conservation And Efficiency

Development proposals should take into account the need for energy conservation and efficiency in their design, layout and choice of materials. The principles should be introduced in the early stages of the design process in order to consider the orientation of buildings to maximise solar gain coupled with high levels of insulation to reduce heating costs. The efficient and effective use of land, including the reuse of existing buildings and the use of environmentally sustainable materials should also be encouraged. Landscaping schemes also may be used to shelter buildings in exposed positions to reduce heat loss.

These elements will contribute to the energy efficiency of a new development. Developers should also consider the possible incorporation of photovoltaic cells, active solar panels and other small-scale sources of renewable energy. Consideration should be given to recycled materials, waste minimisation and recycling measures within the design.

Designers will be encouraged to include systems for collecting roof water to enable its re-use.



	Carlisle District Local Plan 2001 - 2016

Core Development Policies - Policy CP10 - Sustainable Drainage Systems

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

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

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

Where SUDS are incorporated the following details shall be provided:

1
The type of SUDS; and

2
Hydraulic design details/calculations; and

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

4
Operation, maintenance and adoption details (SUDS structures will not be adopted by the statutory sewerage undertaker unless maintenance and legal agreements are in place).



	Carlisle District Local Plan 2001 - 2016

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

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



	Carlisle District Local Plan 2001 - 2016

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

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



	Carlisle District Local Plan 2001 - 2016

Core Development Policies - Public Transport, Pedestrians And Cyclists

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



	Carlisle District Local Plan 2001 - 2016

Economic & Commercial Growth - Policy EC22 - Employment & Commercial Growth Land Allocations

To provide for employment development needs, in addition to sites with planning permission, an additional 77 hectares are allocated for employment purposes, providing for a variety of employment needs including B1, B2 B8 industrial uses and A1 retail uses

Land is to be designated for potential redevelopment in the Rickergate Area of the City Centre to provide for additional retail/office and hotel development. This will be on land already in employment use. Any additional employment premises arising as a net gain to the stock will be monitored against the overall employment land provision (Use Class B1, B2 and B8). An Action Area Plan will be produced for the Botchergate South/St Nicholas area to consider the regeneration possibilities for the area between Crown Street and St Nicholas Bridges

Employment Land Allocations - Urban

The following sites are allocated for employment development under Proposal EC22:

EMPLOYMENT LAND MARKET SECTOR

2001-2006 Ha

2006-

2011 

Ha

2011-2016 Ha

Regional Investment Site

SP requirement

15

20

15

Completions

15.72

Available (permission or allocated)

34.867

Allocated in this plan:

Brunthill

10
Strategic Employment Site (B1 (b&c), B2, B8 and ancillary B1a)

SP requirement

10

10

10

Completions

0

Available (permission or allocated)

0

Allocated in this plan:

Brunthill

Land south of Park Road

10

8.8

10

Local Employment Site (B1, B2, B8)
SP requirement

15

15

15

Completions

3.81

Available (permission or allocated)

10.343

0.4

Allocated/released in this plan

10.02 + Carleton clinic 
CR sites ricker-

gate/ caldew riverside
Business/Science Park (Class B1)

SP requirement
5

10

10

Completions

3.83

Available (permission or allocated)

(Rosehill)

2.92

Allocated in this plan:

South West of Morton

12

 The allocation of additional land for Regional Investment Site would replace part of the existing site with development constraints (11.4ha) in order to ensure a readily available supply and would extend overall provision into the following plan period

 This figure includes the land released from the relocation of the Auction Mart from Rosehill Industrial Estate.  The figure for land at Carleton Clinic is dependent upon detailed proposals including transport assessments being undertaken.

Carlisle Renaissance sites have a range of options for differing uses currently indicating a minimum of 35,000 sqm of business space

Kingmoor Park

Kingmoor Park is designated on the Proposals Map as a Regional Investment Site in accordance with RPG13 and the North West Regional Economic Strategy. A central hub for the Regional Investment Site will be developed at the link with the CNDR where it traverses the site. 

Ten hectares of land at Brunthill is designated as an extension to the Regional Investment Site at Kingmoor Park.  Development will be concentrated on use Class B1, B2 and B8. Development of the RIS extension will not be commenced before 2011 unless before that time available land supply within the Kingmoor Park RIS falls below 15 ha.  A central hub for the Regional Investment Site will be developed at the southern part of this site at its link with the CNDR. 

In addition 20 hectares of land are designated for a strategic employment site building on the growth of the Regional Investment Site.

A Development Guide/Masterplan approach will be adopted for the development of this site resulting in a Supplementary Planning Document adopted by the Council.
Employment Land Allocations – Rural

EMPLOYMENT LAND MARKET SECTOR

2001-2006 Ha

2006-

2011 Ha

2011-

2016 Ha

Strategic Employment Site (B1 (b&c), B2, B8 and ancillary B1a)

SP requirement

6

6

6

Completions

0

Available (permission or allocated)

Allocated in this plan

1.95

8.00

11.20

Local Employment Site (B1, B2, B8)

SP requirement

5

5

5

Completions

3.66

Available (permission or allocated)

5.68

Allocated in this plan

5 
 Morton District Centre

Land off Wigton Road, Morton is allocated for a district centre as part of the urban extension at Morton, to serve the resident population and the south-west of the City.  The proposal includes an allocation for a single food retail store with a capacity of 2,500 square metres.  Land will also be reserved for Park and Ride facilities, required during the Plan period
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Transport - Policy T1- Parking Guidelines For Development

The level of car parking provision for development will be determined on the basis of the following factors:

1
the Parking Guidelines for Cumbria as updated by additional requirements in PPG 13;

2
the availability of public car parking in the vicinity;

3
the impact of parking provision on the environment of the surrounding area;

4
the likely impact on the surrounding road network; and

5
accessibility by and availability of, other forms of transport.
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Implementation, Resources And Monitoring - Policy IM1 - Planning Obligations

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




