Committee Minutes



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

Item no: 01







Appn Ref No:
Applicant:
Parish:

04/1351
 Mr & Mrs Wilkinson
St Cuthberts Without





Date of Receipt:
Agent:
Ward:

07/10/2004
Phoenix Architects
Dalston





Location:

Grid Reference:

Barn at Park Fauld Farm, Durdar, Carlisle, CA5 7LT

339455 551200





Proposal:
Repair and conversion of redundant stone barn to provide additional family accommodation and occasional holiday letting (retrospective).

Planning Decision
Refuse  Permission 

1.
Reason:
The proposed accommodation to be formed would result in the creation of a separate planning unit, as the unit is self-contained and is capable of fully independent use. As such the proposal would fail the severability test that is used to determine if one use is ancillary to another. Due to the independent nature of the accommodation the proposal is tantamount to a self-contained dwelling in a location where such a proposal would be unacceptable. Neither the use of planning conditions or a Section 106 Agreement would make the dual use of the premises, to provide both holiday and ancillary accommodation, acceptable. The proposal is, therefore, contrary to the objectives of Policies E8, H12 and H6 of the Carlisle District Local Plan, the objectives of Policies H7 and H8 of the Carlisle District Local Plan 2001-2016 Deposit Draft and would conflict with the objectives of the Local Planning Authority's Residential Planning Permission Moratorium in the Rural Area.  



2.
Reason:
The development would set a precedent that would make it difficult to resist applications of a similar nature in the future.



Relevant Development Plan Policies

Cumbria & Lake District Joint Structure Plan

Policy 13

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



Cumbria & Lake District Joint Structure Plan

Policy 25

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



Carlisle District Plan

Environment - Policy E8

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

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

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

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

4.
Any existing wildlife habitats are safeguarded.

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



Carlisle District Plan

Housing - Proposal H12

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

1.
The building is of permanent construction; and

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

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

4
Adequate access and appropriate car parking can be achieved.

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

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



Carlisle District Plan

Employment - Proposal EM15

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

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

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

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



Carlisle District Plan

Housing - Proposal H6

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



Carlisle District Local Plan 2001 - 2016 Deposit Draft

Core Development Policies - Policy CP15

The suitability of any new development or redevelopment will be assessed against the following design principles. Proposals should:

1.
Harmonise with the surrounding buildings respecting their form in relation to height, scale and massing and making use of appropriate materials and detailing. 

2.
Take into consideration any important landscape or topographical features.

3.
Reinforce local architectural features where appropriate promoting and respecting local distinctiveness rather than detracting from it.

4.
Be well integrated- ensuring all components of a development are well related to one another e.g. buildings, associated parking, access routes, open space, and hard and soft landscaping to ensure a successful and attractive outcome.

5.
Not adversely affect the residential amenity of existing areas and nearby users, nor result in unacceptable standards for future users and occupiers of the development. (see Policy CP16)

6.
Ensure where possible the retention of existing trees, shrubs, hedges and other wildlife habitats and the replacement of any environmental feature lost to development (see Policy CP7)

7.
Recognise that landscaping schemes (both hard and soft) will be required to assist in integrating 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 drainage infrastructure can be incorporated without causing unacceptable harm to retained features.

9.
Through layout and design, encourage the promotion of energy conservation by its future occupiers, the incorporation of sustainable forms of energy production within the overall design should also be explored where appropriate (see Policy CP19 )

10.
Have a layout and design which minimises the potential for crime and antisocial behaviour. (see Policy CP34)



Carlisle District Local Plan 2001 - 2016 Deposit Draft

Housing - Policy H7

Within the remainder of the Plan area, outside areas covered by Policy H1 and Proposal H15, permission will not be given for dwellings, except where applications are supported by a proven agricultural or forestry need.


Carlisle District Local Plan 2001 - 2016 Deposit Draft

Housing - Policy H8

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

1. 
the building is listed as of architectural or historic interest and alternative use is not viable; and

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

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

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

Where appropriate, in order to retain the character and fabric of historic farm buildings, development rights originally permitted by Class A of Part One of Schedule Two to the Town and Country Planning General Development Order (1995 as amended) may be withdrawn by a condition attached to a planning consent.

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



Carlisle District Local Plan 2001 - 2016 Deposit Draft

Economic and Commercial Growth - Policy EC15

Proposals for tourism related development will be permitted provided that:

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

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

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

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


Item no: 02







Appn Ref No:
Applicant:
Parish:

05/0497
 Barratt Manchester
Carlisle





Date of Receipt:
Agent:
Ward:

19/05/2005

Harraby





Location:

Grid Reference:

Watts Storage Depot, London Road, Carlisle

341200 555100





Proposal:
Residential development comprising 2no 2 bed houses, 35no 3 bed houses, 35no 4 bed houses, 2no 1 bed flats, 16no 2 bed flats and associated parking/garages

Planning Decision
Members resolved to defer consideration of the proposal in order to allow a fuller exploration of whether there were any alternative access points to serve the proposal and/or ways of mitigating the situation and to await a further report on the application at the next meeting of the Committee.

Item no: 03







Appn Ref No:
Applicant:
Parish:

05/0781
 Carlisle City Council
Carlisle





Date of Receipt:
Agent:
Ward:

26/07/2005
Carlisle City Council
Belah





Location:

Grid Reference:

Industrial Estate Name Sign, Land Adjacent to, Wakefield Road, Carlisle

339529 559093





Proposal:
Erection of internally illuminated steel column sign together with a stone plinth and individual lettering mounted on an earth bund with 2no. floodlights (retrospective)

Planning Decision
Refuse  Permission 

1.
Reason:
The site is located on the eastern edge of Kingstown Industrial Estate.  The proposed free-standing advertisement involves the construction of an earth bund together with the siting of a 'totem' structure above.  This structure measures 4 metres in height, totalling 6.8 metres when combined with the bund.  The sign is internally illuminated to highlight the letters 'Kingstown'.  Additional floodlighting serves to illuminate the individual steel letters 'Industrial Estate' mounted on the sandstone faced bund.  The site is situated opposite a Primary Residential Area and by virtue of the orientation and means of illumination, the sign is detrimental to the amenity of the area and is contrary to criterion 2 of Policy E47 (Advertisements) of the Carlisle District Local Plan.



Relevant Development Plan Policies

Cumbria & Lake District Joint Structure Plan

Policy 25

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



Carlisle District Plan

Environment - Policy E47

Proposals for advertisements in Carlisle, Brampton and Longtown will be permitted providing that:

1.
It is an appropriate location for advertising given the character and appearance of the surrounding area; and

2.
The general siting, size and dominance of the advertisement will not have an adverse impact on the amenity of adjacent property; and

3.
Any relevant road safety issues are taken into consideration; and

4.
Within Conservation Areas particular attention must be given to the design, siting and illumination of the advertisements to ensure the preservation and enhancement of the special character and appearance of the area.



Carlisle District Local Plan 2001 - 2016 Deposit Draft

Economic and Commercial Growth - Policy EC16

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

1.
size;

2.
location;

3.
illumination;

4.
design;

5.
materials;

6.
means of fixture; and

7.
impact upon the street scene/local environment.



Item no: 04







Appn Ref No:
Applicant:
Parish:

05/0817
 Lovell Partnerships Limited
Carlisle





Date of Receipt:
Agent:
Ward:

02/08/2005
Ainsley Gommon Architects
Morton





Location:

Grid Reference:

Land at Barras Close, Morton, Carlisle

338386 554235





Proposal:
Demolition of 7no. bungalows, 40no. flats and 27no. garages at Barras Close/Hallin Crescent. Residential development of 40no. new build houses for open market sale, and 4no. bungalows and 10no. apartments for CHA

Planning Decision
Members resolved to defer consideration of the proposal for discussion with the applicant and submission of amended plans and to await a further report on the application at a future meeting of the Committee.

Item no: 05







Appn Ref No:
Applicant:
Parish:

05/0818
 Lovell Partnerships Limited
Carlisle





Date of Receipt:
Agent:
Ward:

02/08/2005
Ainsley Gommon Architects
Morton





Location:

Grid Reference:

Land at, Seatoller Close, Morton, Carlisle

338123 554195





Proposal:
Demolition of properties at Seatoller Close, and adjoining public open space. New build residential development of 41 houses for open market sale, and 8 bungalows for CHA and new P.O.S.

Planning Decision
Refuse  Permission 

1.
Reason:
The proposed development  at Seatoller Road for residential purposes involves the loss of part of an area of open space which lies within an area designated as a Primary Leisure Area  and as such is contrary to the objectives of Policy L2 of  the adopted Carlisle District Local Plan and Policy LC2 of the 2001-2016 Redeposit Draft Local Plan.



Relevant Development Plan Policies

Carlisle District Plan

Housing - Proposal H2

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

1.
Existing areas of open space and other amenity areas are safeguarded; and

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

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

4.
Satisfactory access and appropriate parking arrangements can be achieved.

Proposals for uses other than residential will not be permitted in Primary Residential Areas other than where they do not adversely affect residential amenity.  Development that would create unacceptable noise, smell, safety and health impacts or excessive traffic generation will not be acceptable.  Such schemes falling within the scope of this Policy will be considered against the above criteria as well as other Policies of the Plan appropriate for the proposed use.



Carlisle District Plan

Housing - Proposal H8

The City council will, where appropriate, negotiate with developers for an element of affordable housing to be included in the larger housing developments.



Carlisle District Plan

Housing - Proposal H16

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



Carlisle District Plan

Transport - Proposal T1

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



Carlisle District Plan

Transport - Proposal T7

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

1.
The Parking Guidelines for Cumbria as detailed in Appendix 2;

2.
The availability of public car parking in the vicinity;

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

4.
The likely impact on the surrounding road network; and

5.
Accessibility by and availability of other forms of transport.



Carlisle District Plan

Transport - Proposal T15

Within the Plan area existing provision for cyclists and pedestrians will be protected.  The improvement of provision for cyclists in the form of both highway improvements and secure parking facilities will be encouraged.  All new development will be designed to provide safe and convenient access for cyclists and pedestrians.  This should include the provision of secure cycle parking facilities where appropriate.



Carlisle District Plan

Environment - Policy E19

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



Carlisle District Plan

Environment - Policy E24

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



Carlisle District Plan

Leisure - Proposal L2

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



Carlisle District Plan

Leisure - Proposal L5

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



Carlisle District Plan

Leisure - Proposal L8

The City Council will seek to ensure a suitable area of open space is available for public use, for passive and active recreation within walking distance of every house in Carlisle and the principal settlements and wherever possible with 0.5 km of every home and not separated from it by a busy road.  This includes appropriate provision in new developments, which should be dedicated to the Council for maintenance.



Carlisle District Plan

Leisure - Proposal L9

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





Per Hectare
Outdoor Playgrounds

150 square metres

Informal Playspace


270 square metres

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

In most large developments play provision will be able to be provided within the housing site.  However, if no suitable location can be provided the requirement may be met by the provision of a new off site facility (if an appropriate site is available) or by the provision of additional play facilities on a nearby existing play area or one which is in the course of being provided, such improved play provision being secured by a legal agreement between the developers and the Council.

Where a housing development is over 40 dwellings but is partially developed by different developers or as separate phases by the same housing developer, provision will be required for each constituent part of the site.

On smaller housing sites the developer will be required to make commuted payments towards the provision of playspace in the locality if there is a deficiency of playspace in the local area judged against National Playing Fields Association standards.

Small areas of playspace provided by the developer which are principally of benefit to the development itself shall be dedicated to the City Council for maintenance purposes and a commuted payment equivalent to ten years maintenance costs will be required.



Carlisle District Plan

Leisure - Proposal L11

In the event of playing fields becoming genuinely surplus to requirements, proposals for their development will only be acceptable where:

1.
There is no significant loss of amenity to the surrounding area;

2.
The proposal is in keeping with the character of the surrounding area;

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

4.
Any increased traffic generation can be accommodated by the existing highway network;

5.
Appropriate landscaping is an integral part of the scheme.



Carlisle District Local Plan 2001 - 2016 Redeposit Draft

Housing - Policy H2
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 uses other than residential will not be permitted in Primary Residential Areas other than where they do not adversely affect residential amenity. Development that would create unacceptable noise, smell, safety and health impacts or excessive traffic generation will not be acceptable.  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 H15, applications for residential development, including redevelopment and the change of use of vacant and underused buildings, will 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.



Carlisle District Local Plan 2001 - 2016 Redeposit Draft

Housing - Policy H5

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


Carlisle District Local Plan 2001 - 2016 Redeposit Draft

Core Development Policies - Policy CP4

The suitability of any new development or redevelopment will be assessed against the following design principles. Proposals should:

1.
Have a regard to surrounding buildings in the context of their form in relation to height, scale and massing and 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 rather than detracting from it.

4.
Be well integrated- ensuring all components of a development are well related to one another e.g. buildings, associated parking, access routes, open space, and hard and soft landscaping to ensure a successful and attractive outcome.

5.
Not adversely affect the residential amenity of existing areas nor adjacent land uses nor result in unacceptable standards for future users and occupiers of the development. 

6.
Ensure where possible the retention of existing trees, shrubs, hedges and other wildlife habitats and the replacement of any environmental feature lost to development. 

7.
Recognise that landscaping schemes (both hard and soft) will be required to assist in integrating 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 drainage infrastructure can be incorporated without causing unacceptable harm to retained features.

9.
Through layout and design, encourage the promotion of energy and water conservation by its future occupiers, the incorporation of sustainable forms of energy production within the overall design should also be explored where appropriate. 

10.Have a layout and design which minimises the potential for crime and 

     antisocial behaviour. 



Carlisle District Local Plan 2001 - 2016 Redeposit Draft

Core Development Policies - Policy CP10

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



Carlisle District Local Plan 2001 - 2016 Redeposit Draft

Core Development Policies - Policy CP14

The layout and design of any development will be encouraged to meet the highest standards of accessibility and inclusion for all potential users regardless of disability, age or gender. Development proposals will be expected to demonstrate that they have made provision for easy, safe and inclusive access to, into and within buildings and facilities through the submission of an access statement alongside their planning application. The need for adequate parking facilities for disabled people should also be taken into account. 

Facilities for disabled people should be included in proposals for extending and altering buildings and open spaces and changes of use where they are to be used by the public, in accordance with Part M of the Building Regulations 2004 and the Disability Discrimination Act 1995. Beyond these requirements, the City Council will seek, where applicable, to negotiate the extent of provision required for disabled people.

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. Location of any development proposal in relation to its potential users, customers, employees

3. Accessibility by all transport modes and provision for parking for disabled people

4. Provision of on site facilities e.g.  baby changing facilities, public toilets, disabled parking, lifts and appropriate signage.

Consideration should also be given to the guidance in ‘Better Access’ produced by Carlisle City Council, regarding building details and accessibility for all and BS 8300: 2001 ‘Design of buildings and their approaches to meet the needs of disabled people- Code of Practice’.



Carlisle District Local Plan 2001 - 2016 Redeposit Draft

Core Development Policies - Policy CP15

Existing provision for cyclists and pedestrians will be protected, promoted and enhanced. All new development, accessible by the public, should include provision for safe and convenient pedestrian and cycle access, including secure cycle parking facilities where appropriate. New development should help to create places that are sustainably well connected with each other, providing the right conditions to encourage walking, cycling and the use of public transport. 

In assessing the suitability of new developments account will be taken as to the availability of alternative modes of transport to the private car to ensure that new sites can be reached sustainably. In considering the layout of a proposal, care should be taken to ensure that the needs of pedestrians and cyclists are placed before other traffic to ensure a safe environment for all.



Carlisle District Local Plan 2001 - 2016 Deposit Draft

Core Development Policies - Policy CP31

Carlisle City Council will seek to retain all existing footpaths, bridleways and other rights of way and to establish new routes wherever possible. New development will seek to maintain the existing rights of way network and where possible local improvements and extensions will be sought as part of new developments. Proposals to close or divert existing rights of way will not be permitted unless an alternative route is available which is attractive, serves the same area and is not significantly longer than the original route.


Carlisle District Local Plan 2001 - 2016 Redeposit Draft

Core Development Policies - Policy LC2

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

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

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

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

5. 3.6 hectares of land/1000 population of informal and formal grassed, wooded or landscaped land, and small amenity areas of public open space;

6. 1.86 hectares of playing pitches/1000 population;

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

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

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

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

Permission will not be given for development where it would lead to a reduction in the ward in which it is proposed.



Carlisle District Local Plan 2001 - 2016 Redeposit Draft

Core Development Policies - Policy LC3

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


Carlisle District Local Plan 2001 - 2016 Redeposit Draft

Core Development Policies - Policy CP16

The design of all new development must contribute to creating 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; and

2.
Building design should deter criminal and antisocial activity through natural surveillance; and

3.
Public and private spaces should have clearly defined boundaries and;

4.
Footpaths and cycleways should be designed to maximise their use and prevent opportunities for concealment; and 

5.
Landscape schemes should 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 behaviour whilst minimising light pollution; and closed circuit television may be considered necessary in certain circumstances;

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

Carlisle District Local Plan 2001-2016 Redeposit Draft

Affordable Housing - Policy H5
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 are expected to make a contribution towards affordable housing.  In the urban area a contribution will be sought on all other sites over 10 dwellings.  In the rural area the contribution to affordable housing will be:

1. 25% of development costs on large sites (over 0.8 ha or 25 dwellings); or

2. 20% on medium sites (over 0.3 or 10 dwellings); or

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

Where affordable housing is to be provided at a discounted market value a discount of 25-30% will be sought.



Cumbria & Lake District Joint Structure Plan

Policy 32

On large housing developments some provision should normally be made through negotiation for affordable housing to meet proven local needs.



Cumbria and Lake District Joint Structure Plan 2001 – 2016 Modifications

Policy ST1: A Sustainable Vision for Cumbria

The overall quality of life within Cumbria should be enhanced through the promotion of sustainable development that seeks to protect the environment, ensure prudent use of resources and maintain social progress and economic growth.

Urban and rural communities should be sustained through measures that, in combination, advance the four objectives of sustainable development and achieve:

•
a flourishing and diverse local economy

•
access to good quality housing for all

•
a full range of appropriate and accessible services

•
good transport services and communications linking people to jobs, schools, health and other services

•
quality built, natural and historic environments

•
places to live in a safe and healthy manner

•
vibrant, harmonious and inclusive communities



Cumbria and Lake District Joint Structure Plan 2001 – 2016 Modifications

Policy ST3: - Principles applying to all new development

All proposals for development including alterations to existing buildings and land use change will be required to:

1. 
seek locations consistent with policy ST5, ST6, and ST7 which will assist in reducing the need to travel, and then in the following order of priority :

a)
the appropriate reuse of existing buildings worthy of retention, followed by

b)
the reuse of previously developed land and only then

c)
the use of previously undeveloped land,

2.
seek sites that are or will be made accessible by public transport, walking or cycling,

3.
reduce the risk of flooding within the development and elsewhere by a choice of location in the following order of priority:

a) sites with little or no flood risk, followed by

b) sites with low or medium flood risk, and only then

c)
sites in areas of high flood risk

Design proposals should minimise or mitigate any flood risk and where practicable include sustainable drainage systems

4.
ensure agricultural land of poorer quality is used for development in preference to the best and most versatile agricultural land.

5.
avoid the loss of, or damage to, and where possible enhance, restore or re-establish, important nature conservation features,

6.
avoid the loss of or damage to, and wherever possible enhance important or distinctive conservation features including landscapes, buildings, archaeological sites, historic parks and gardens and visually important public and private open spaces,

7.
ensure 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, promote a safe and secure environment that designs out crime and makes proper provision for people with restricted mobility and people with special needs,  promote energy and water efficient design and the use of recycled materials and renewable energy technology, avoid reductions in air quality and the quality and quantity of groundwater and surface waters, ensure development makes efficient use of and is within infrastructure, community and service constraints, or that these can be satisfactorily overcome through planned improvements or at the developers expense without an adverse effect on the environment, Ensure minimal levels of light pollution and noise.



Cumbria and Lake District Joint Structure Plan 2001 – 2016 Modifications

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

New development will be focused on the key service centres as set out below:


Development
Major
Sustained
Moderate


emphasis
development
development
development



of regional
of large
appropriate to 



towns and
towns
scale of town



cities



City of
Fostering
Carlisle



Carlisle
regional role





see Policy






ST8




North
Sustaining


Brampton,

Cumbria
rural services


Longtown,


see Policy


Wigton


ST9




Furness
Securing
Barrow In
Maryport,
Aspatria

and
regeneration
Furness
Ulverston,
Cleator Moor,

West
see Policy

Whitehaven,
Cockermouth,

Cumbria
ST10

Workington
Dalton in





Furness,





Egremont,





Silloth,





Millom

South and
Meeting local

Kendal
Alston,

East Cumbria
needs, see

Penrith
Appleby,


Policy ST11


Grange over





Sands,





Kirkby





Lonsdale,





Kirkby





Stephen,





Milnthorpe

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

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

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

3.
a high level of transport accessibility, and

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

To ensure consistency with policies EM13 and H17 it will be the role of Local Planning Authorities to manage the above supply of land, particularly in areas of high demand to avoid over provision of development.



Cumbria and Lake District Joint Structure Plan 2001 – 2016 Modifications

Policy ST8: The City of Carlisle

The City of Carlisle’s importance will be fostered by new development that builds on its role as a regional centre for business, commerce, shopping, leisure and tourism. A range of employment opportunities including a Regional Investment Site at Kingmoor will be provided. Opportunities will be taken to strengthen links to employment uses at Kingmoor by all forms of transport. The role of Carlisle airport and its potential for contributing to economic activity within the city will be supported. New housing will be needed to sustain the city’s economic potential. The release of land will be phased to minimise vacancies and ensure the refurbishment and redevelopment of the existing housing stock and to give priority to the use of previously developed land. In accommodating new development regard should be had to the city’s historic character.



Cumbria and Lake District Joint Structure Plan 2001 – 2016 Modifications

Policy H18: Targets for the recycling of land and buildings

During the period 2002 to 2016 at least 50% of housing constructed in Cumbria should use previously developed land and buildings. To achieve this, the following local targets will apply to planning permissions granted in the period 2002 to 2016:



%


City of Carlisle
65


North Cumbria


Allerdale
40


Carlisle
40

Furness and West Cumbria



Allerdale
70


Barrow
85


Copeland
70


South Lakeland
50

Southe and East Cumbria


Eden
30


South Lakeland
50



Cumbria and Lake District Joint Structure Plan 2001 – 2016 Modifications

Policy H19: Affordable housing outside the Lake District National Park

Affordable housing to meet proven local need will be provided through:

1. 
the provision of an element of affordable housing as part of residential or mixed use development of sites of more than 0.4 hectares or 10 or more dwellings, or

2.
the development of affordable housing in rural sites considered an exception to normal planning policy contained in Local Plans.

Adequate arrangements must be made to ensure that the housing remains available on an affordable basis for local people in perpetuity.



Item no: 06







Appn Ref No:
Applicant:
Parish:

05/0890
 Mr & Mrs Ferguson
Carlisle





Date of Receipt:
Agent:
Ward:

22/08/2005
Jock Gordon
Morton





Location:

Grid Reference:

125 Wigton Road, Carlisle, CA2 7EL

338440 555216





Proposal:
Two storey side extension to provide replacement garage, utility with WC, to ground floor with 2no bedrooms, with 1no ensuite above. Conservatory to ground rear elevation

Planning Decision
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 external walling and roofing materials to be used in the building works hereby permitted shall be identical to those in the existing building.  If any other material is proposed no development shall take place until such has been approved, in writing, by the Local Planning Authority.

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



3.
Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 1995, (or any Order revoking and re-enacting that Order), no additional windows shall be inserted on the east elevation closet to 123 Wigton Road without the prior consent of the local planning authority.

Reason:
In order to protect the privacy and amenities of residents in close proximity to the site and to ensure compliance with Policy H14 of the Carlisle District Local Plan.



Summary of Reasons for the Decision

This application seeks full planning permission for the erection of a two storey side extension to provide a replacement garage, utility with WC to the ground floor with 2no bedrooms with 1 no ensuite above and a conservatory to the rear elevation.  

The proposal would be constructed of materials to match the existing dwelling being brick and render walls beneath a tile roof.   

In consideration of this application Policy H14 of the Carlisle District Local Plan and Policy H11 of the Carlisle District Local Plan Deposit Draft require that extensions are of good design and are of an acceptable scale.  The policy also seeks to protect the amenity of adjacent properties from proposals which adversely affect them, through inappropriate scale, design or unreasonable overlooking.  

Policy 25 of the Cumbria and Lake District Joint Structure Plan also seeks to ensure the development is appropriate in terms of quality to that of the surrounding area.  

The proposal can be separated into three elements;

1.
the first floor extension above the garage

2.
a two storey extension to the side of the property

3.
a conservatory to the rear and pitched roof over the existing single extension

Although the first floor extension above the garage does not appear subservient, the design matches an extension recently constructed on the property of 121 Wigton Road, and therefore it is considered that this element of the proposal is acceptable in terms of the effect on the character of the property and the area and the impact on the amenity of the neighbours.  No objections have been raised from the objector in relation to this element of the scheme.

In relation to the two storey extension which extends from the rear of the dwelling along the side of the site between the application site and the objectors property, it is this element that the objector has concerns over.  These concerns will be addressed further in this report.  This element of the proposal has been amended to attempt to accommodate the concerns raised by the objector and the neighbours have been reconsulted but at the time of writing this report no additional comments have been received.  

With regard to the proposed conservatory this would be located at the rear of the property along the boundary of 127 Wigton Road.  There is an existing large boundary wall, therefore there would be no overlooking caused by this element of the proposal.  The creation of the pitched roof over the existing single storey extension is considered to be an improvement and would not have an effect on the amenity of neighbours.

The principle of additional domestic development within the site is considered to be acceptable.  The buildings would be well related to the existing property and would not result in any harm to the visual amenity of the area.  The design of the buildings, the fenestration and the use of materials are appropriate and it is not considered that the amenity of the occupiers of neighbouring properties would be adversely affected by the amended scheme.  

It is not considered that the occupier of the adjacent property would suffer from an unreasonable loss of daylight or sunlight due to the revised drawings reducing the extent of the two storey element from 3.9m to 2.7m.  

The proposal is considered to be in accordance with Policy 25 of the Cumbria and Lake District Joint Structure Plan, Policy H14 of the Carlisle District Local Plan and Policy H11 of the Carlisle District Local Plan Deposit Draft.  The application is therefore recommended for approval.  



Relevant Development Plan Policies

Carlisle District Plan

Housing - Proposal H14

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



Carlisle District Local Plan 2001 - 2016 Deposit Draft

Housing - Policy H11

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.


Cumbria & Lake District Joint Structure Plan

Policy 25

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



Item no: 07







Appn Ref No:
Applicant:
Parish:

05/0950
 Mr P Hopper
Stanwix Rural





Date of Receipt:
Agent:
Ward:

06/09/2005
HTGL Architects Ltd
Stanwix Rural





Location:

Grid Reference:

24 Houghton Road, Carlisle, CA3 0LA

341280 558308





Proposal:
Two storey extension to provide double garage, utility, swimming pool and associated plant room with 1no en-suite bedroom above. Single storey enlarged lounge together with new boundary fence and gates

Planning Decision
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.
No development shall commence within the site until the applicant has secured the implementation of a programme of archaeological work in accordance with a written scheme of investigation which has been submitted to and approved in writing by the local planning authority.

Reason:
To afford reasonable opportunity for an examination to be made to determine the existence of any remains of archaeological interest within the site and for the preservation, examination or recording of such remains in accordance with Policy E30 of the Carlisle District Local Plan.



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 works harmonise as closely as possible with the existing building and to ensure compliance with Policy H14 of the Carlisle District Local Plan.



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

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



Summary of Reasons for the Decision

This application relates to a two storey detached house with brick/rendered walling and a tiled roof located on the western side of Houghton Road, approximately 270 metres to the north of the junction with Whiteclosegate.  The southern and eastern elevations also consist of a flat roofed garage, and, an enlarged dining room.

The current proposal, as revised, involves the erection of a two storey side extension, single storey double garage on the "front"/west elevation, a single storey extension on the "rear"/rear elevation to enclose a swimming pool, an extension to the living room, the re-alignment of the existing access, and, the delineation of the boundary fronting Houghton Road with a wall comprising brickwork and black iron railings.

When considering this application, and in the context of the adopted policies of the Development Plan, it is felt that the five fundamental issues are: a) whether the proposal can be considered detrimental to the amenity of the neighbouring residents; b) whether the proposal is detrimental to the character of the area including the setting of Hadrian;s Wall; c) whether the proposal would be detrimental to highway safety; d) whether the proposal would have an adverse effect on any archaeology; and, e) whether the proposal would exacerbate any difficulties associated with the existing foul and surface water drainage.

When looking at the amenties of the neighbouring resident at 22 Houghton Road it is evident that the property has two windows on the gable end serving the garage and a landing respectively.  The potential effect on the garage and landing windows are not felt to be of such significance as to determine the application.  The proposed extension serving the pool projects 3.3 metres from the line of the "back" wall of 22 Houghton Road and would be set 2.3 metres from the boundary.  The extension serving the swimming pool is on a sloping site which means that at its highest point it would be 3.3 metres to the eaves with a ridge height of 4.4 metres.  The aforementioned ridge being on a hipped roof approximately 4.7 metres from the boundary with 22 Houghton Road.  The proposed garage, which also has a hipped roof is proposed to be sited 1 metre from the boundary and run parallel with the driveway with the driveway serving the garage of 22 Houghton Road.

In relation to 26 Houghton Road the proposed living room extension, which would have a flat roof, is to be sited 1 metre from the boundary and extend a further 3.2 metres from the existing end wall of 24 Houghton Road.  The proposed extension serving the pool is shown to be 7.4 metres from the boundary with 26 Houghton Road.

Because of the design of the existing houses, there is already overlooking of neighbouring properties.  In such a context it is considered that the proposal will not make the situation worse.

When assessing b) it is apparent that Houghton Road consists of a mixture of house types and styles with views of the countryside beyond.  The properties are set back from the road although this varies in distance from 25 metres at 30/32 Houghton Road to 10 metres at 40 Houghton Road.  The design of the proposed extension is felt to be sympathetic to the original house.  The proposed garage would project beyond the plane of the existing building although it would still be set back 10 metres from the road frontage.

In the context of the existing properties along Houghton Road, it is considered that the proposal, with regard to the proposed boundary treatment and extensions, would neither harm the character of the area nor the setting of Hadrian's Wall.

In relation to issues d) and e), the County Archaeologist, English Heritage, and, United Utilities have not raised any objections.

When considering c) the further observations of the Highways Authority are awaited.  An updated report on this issue will thus be made to Members. 


Relevant Development Plan Policies

Carlisle District Plan

Environment - Policy E22

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



Carlisle District Plan

Environment - Policy E24

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



Carlisle District Plan

Environment - Policy E25

Development will not be permitted where there is an unacceptable adverse effect on the Hadrian's Wall Military Zone World Heritage Site.



Carlisle District Plan

Environment - Policy E26

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

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

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



Carlisle District Plan

Environment - Policy E28

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



Carlisle District Plan

Environment - Policy E30

On all scheduled and other nationally important monuments, sites of archaeological significance and other sites of high archaeological potential the City Council will ensure that the archaeological aspects of development proposals are examined and evaluated before planning applications are determined.  Planning permission will not be granted without adequate assessment of the archaeological implications.



Carlisle District Plan

Housing - Proposal H14

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



Carlisle District Plan

Housing - Proposal H17

The amenity of residential areas will be protected from inappropriate development where that development:

1.
Is for a use inappropriate for residential areas; and/or

2.
Is of an unacceptable scale; and/or

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

4.
Is visually intrusive; and/or

5.
Leads to a loss of housing stock.



Carlisle District Plan

Transport - Proposal T7

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

1.
The Parking Guidelines for Cumbria as detailed in Appendix 2;

2.
The availability of public car parking in the vicinity;

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

4.
The likely impact on the surrounding road network; and

5.
Accessibility by and availability of other forms of transport.



Item no: 08







Appn Ref No:
Applicant:
Parish:

05/0999
 Peter Crook
Carlisle





Date of Receipt:
Agent:
Ward:

15/09/2005

Denton Holme





Location:

Grid Reference:

68 Milbourne Street, Carlisle, CA2 5XB

339582 555815





Proposal:
Single storey extension to be used for living/dining area (revised application)

Planning Decision
Grant Permission 

Summary of Reasons for the Decision

The application seeks full planning permission for the amended details of a previously approved scheme. The extension is partially completed at this time.

The changes have been brought about by a combination of Building Regulation requirements and changes made by the applicant to lessen the impact of the development on neighbours.

The issues raised are:

1. Impact on amenities of adjacent property occupiers.

The Site
The site is a mid terrace property with a long but narrow rear garden. A number of terraces in the area have similar rear extensions. The land to the rear falls slightly towards Shaddongate.

The Proposal
The proposed extension has been previously granted planning permission under reference 05/0239. The new proposal is slightly reduced in length that the previously approved scheme, with narrower patio doors to the end elevation and an altered entrance to the rear door due to the requirements of Building Regulations. The finish would be smooth render to the walls and concrete tiles to the roof.

Impact on Adjacent Property Occupiers

Overlooking

The gardens to the rear are open. A fence has been erected between the application site and the neighbouring property by the occupiers of the neighbouring property although the previous consent included the erection of a 2m high fence which the applicant agreed to erect. The fence is approximately 1.8m high and approximately 1m from the side of the extensions. When standing in the extension, views into the neighbouring garden and property are  limited and it is not considered that any demonstrable harm would be caused by an increase in overlooking.

Overbearing
The extension is single storey in nature with a single pitch roof. It is 3.6m when measured from the ground floor which conforms with the previous approval. It is typical of other extensions in the immediate vicinity although approximately 2m of metres greater in length than those existing. It is not considered that, given the length of the gardens, a length of approximately 12.5m remains following the end of the extension, that the proposal is unacceptable in terms of its size or will cause an unacceptable degree of overbearance or visual intrusion.

Conclusion

The amendments are relatively minor and reduce the overall size of the extension from that approved. It is not considered that an unacceptable level of harm would be caused by approval of the amended details to occupiers of neighbouring properties. It is considered that the proposal accords with the criteria of Policy H14 of the Carlisle District Local Plan and H11 of the Carlisle District Local Plan Deposit.

Relevant Development Plan Policies

Carlisle District Plan

Housing - Proposal H14

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



Carlisle District Local Plan 2001 - 2016 Deposit Draft

Housing - Policy H11

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.


Item no: 09







Appn Ref No:
Applicant:
Parish:

05/1019
 Story Homes
St Cuthberts Without





Date of Receipt:
Agent:
Ward:

21/09/2005

Dalston





Location:

Grid Reference:

Parkland Village, Cumwhinton Drive, Carlisle, CA1 3HX

343249 553870





Proposal:
Display of advertisement board (retrospective)

Planning Decision
Grant Permission 

1.
The sign hereby given consent shall be limited to a period of one year from the date of this consent or immediately after the sale of the final property on the development known as Parkland Village whichever is the sooner. 

Reason:
To accord with Regulation 13(5) of the Town and Country Planning (Control of Advertisements) Regulations 1992.



2.
Any advertisements displayed, and any site used for the display of advertisements shall be maintained in a clean and tidy condition to the reasonable satisfaction of the local planning authority.

Reason:
To accord with Schedule 1 of the Town and Country Planning (Control of Advertisements) Regulations 1992.



3.
Any advertisements or hoarding erected or used principally for the purpose of displaying advertisements shall be maintained in a safe condition.

Reason:
To accord with Schedule 1 of the Town and Country Planning (Control of Advertisements) Regulations 1992.



4.
Where an advertisement is required under these Regulations to be removed, the removal shall be carried out to the reasonable satisfaction of the local planning authority.

Reason:
To accord with Schedule 1 of the Town and Country Planning (Control of Advertisements) Regulations 1992.



5.
No advertisement is to be displayed without the permission of the owner of the site or any other person with an interest in the site entitled to grant permission.

Reason:
To accord with Schedule 1 of the Town and Country Planning (Control of Advertisements) Regulations 1992.



6.
No advertisement shall be sited or displayed so as to obscure, or hinder the ready interpretation of, any road traffic sign, railway signal or aid to navigation by water or air, or so as otherwise to render hazardous the use of any highway, railway, waterway (including any coastal waters) or aerodrome (civil or military).

Reason:
To accord with Schedule 1 of the Town and Country Planning (Control of Advertisements) Regulations 1992.



Summary of Reasons for the Decision

This application seeks retrospective advert consent for the display of a non-illuminated advertisement board situated on the southern side of Cumwhinton Road at the junction with Sycamore Lane.  The board is constructed from painted wood and measures 4 metres by 2.2 metres and advertises homes for sale by Story Homes.   

In the context of Circular 5/92, PPG19, Policy E47 of the Carlisle District Local Plan, and, Policies CP15 and EC16 of the Carlisle District Local Plan 2001 -2016 Deposit Draft the two fundamental issues are "amenity" and "public safety".

When assessing the application on this basis it is evident that the proposed advertisement board is sited at the start of the Story Homes "Parkland Village" development on the former Garlands Estate and is viewed against a backdrop of mature trees.  In addition, the application site is not immediately neighboured by any Listed Buildings or part of a designated conservation area.  It is, therefore, felt that this proposal does not impact further upon the visual amenities of either adjacent properties or the surrounding area.  

An occupier of Pennine View has expressed concern with regard to other sites and advertisements within the vicinity.  The proliferation of advertisements is a concern.  However, in this instance the Sales Manager of Story Homes has intimated that the following homes are currently for sale:

1 apartment at Tickenham Court; 

1 apartment at Willow Place (Phase 7); and,

7 apartments at Worthington Place.

The applicant are therefore hopeful that they will be sold within 6 months and, as a result, are willing to agree to a condition which limits the siting of the sign for one year.

In relation to public safety, the Highways Authority have not raised any objections.  


Relevant Development Plan Policies

Carlisle District Plan

Environment - Policy E47

Proposals for advertisements in Carlisle, Brampton and Longtown will be permitted providing that:

1.
It is an appropriate location for advertising given the character and appearance of the surrounding area; and

2.
The general siting, size and dominance of the advertisement will not have an adverse impact on the amenity of adjacent property; and

3.
Any relevant road safety issues are taken into consideration; and

4.
Within Conservation Areas particular attention must be given to the design, siting and illumination of the advertisements to ensure the preservation and enhancement of the special character and appearance of the area.



Carlisle District Local Plan 2001 - 2016 Deposit Draft

Core Development Policies - Policy CP15

The suitability of any new development or redevelopment will be assessed against the following design principles. Proposals should:

1.
Harmonise with the surrounding buildings respecting their form in relation to height, scale and massing and making use of appropriate materials and detailing. 

2.
Take into consideration any important landscape or topographical features.

3.
Reinforce local architectural features where appropriate promoting and respecting local distinctiveness rather than detracting from it.

4.
Be well integrated- ensuring all components of a development are well related to one another e.g. buildings, associated parking, access routes, open space, and hard and soft landscaping to ensure a successful and attractive outcome.

5.
Not adversely affect the residential amenity of existing areas and nearby users, nor result in unacceptable standards for future users and occupiers of the development. (see Policy CP16)

6.
Ensure where possible the retention of existing trees, shrubs, hedges and other wildlife habitats and the replacement of any environmental feature lost to development (see Policy CP7)

7.
Recognise that landscaping schemes (both hard and soft) will be required to assist in integrating 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 drainage infrastructure can be incorporated without causing unacceptable harm to retained features.

9.
Through layout and design, encourage the promotion of energy conservation by its future occupiers, the incorporation of sustainable forms of energy production within the overall design should also be explored where appropriate (see Policy CP19 )

10.
Have a layout and design which minimises the potential for crime and antisocial behaviour. (see Policy CP34)



Carlisle District Local Plan 2001 - 2016 Deposit Draft

Economic and Commercial Growth - Policy EC16

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

1.
size;

2.
location;

3.
illumination;

4.
design;

5.
materials;

6.
means of fixture; and

7.
impact upon the street scene/local environment.



Item no: 10







Appn Ref No:
Applicant:
Parish:

05/1022
 Mr & Mrs McDonald
Stanwix Rural





Date of Receipt:
Agent:
Ward:

21/09/2005
Green Design Group
Stanwix Rural





Location:

Grid Reference:

12 Vestaneum, Low Crosby, Carlisle, CA6 4PN

344625 559620





Proposal:
Two storey rear extension to provide garden room, dining area and utility room on ground floor with 2no en-suite bedrooms above

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

Item no: 11







Appn Ref No:
Applicant:
Parish:

05/1041
 Mr I Murray
Dalston





Date of Receipt:
Agent:
Ward:

23/09/2005

Dalston





Location:

Grid Reference:

37 New Road, Dalston, CA5 7LA

337585 552081





Proposal:
Change of use for the parking of a 37 seat coach and an additional three vehicles. Retention of metal storage container

Planning Decision
Members resolved to defer consideration of the proposal in order to:

11. undertake a site visit; and 

12. await further comment with regard to the construction of the vehicular access; 

and to await a further report on the application at a future meeting of the Committee.





Item no: 12







Appn Ref No:
Applicant:
Parish:

05/1052
 Mr A Chandler & Mrs Spary
Kirkandrews





Date of Receipt:
Agent:
Ward:

28/09/2005
Tsada Building Design Services
Longtown & Rockcliffe





Location:

Grid Reference:

Road End Croft, Moat, Longtown, Carlisle, CA6 5PJ

341118 573934





Proposal:
Change of use of agricultural field to horse paddock and garden; erection of stables, amendment to highways access and parking

Planning Decision
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.
No floodlights shall be installed on the site without the prior consent in writing of the local planning authority.

Reason:
In order to safeguard the visual amenities of the area.



3.
The stables and land hereby permitted shall not be used except for private and domestic purposes and shall at no time be used for any commercial or business purposes whatsoever.

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



Summary of Reasons for the Decision

The proposal involves the formation of a vehicular access and parking area.  A timber stable block is also proposed that would be situated approximately 17.5 metres east of the metalled part of the highway.  The building measures 9.8 metres by 10.7 metres, 2.5 metres to the eaves and 3 metres to the ridge.  The roof consists of slate grey profiled metal sheeting.  Ordinarily, the erection of stables within the curtilage of a dwellinghouse is permitted development, subject to certain criteria.  However, planning permission is required in this instance by virtue of the fact that approximately 3 metres of the southern portion of the building is within the adjacent paddock and therefore, outwith the curtilage.

The site is located in an area designated as being of County Importance and as such, Policy 12 of the Cumbria and Lake District Joint Structure Plan, Policy E4 of the Carlisle District Local Plan and Policy CP4 of the Carlisle District Local Plan Deposit Draft states that within County Landscapes (as defined on the Proposals Map) permission will not be given for development or land use changes which would have an unacceptable effect on their distinctive landscape character.  Furthermore, development required to meet local infrastructure needs which cannot be located elsewhere will be permitted provided it is sited to minimise environmental impact and meet high standards of design.

Policy 25 of the Cumbria and Lake District Joint Structure Plan seeks to ensure the development is appropriate in terms of quality to that of the surrounding area.  Development proposals should harmonise with the surrounding buildings respecting their form in relation to height, scale and massing and making use of appropriate materials and detailing. 

Planning Policy Statement 7 (Sustainable Development in Rural Areas) and Policy LE21 of the Local Plan Deposit Draft discuss the issue of equine development.  Paragraph 32 of PPS7 recognises that horse riding and other equestrian activities are popular forms of recreation in the countryside.    

Policy LE21 states that the development of stables, horse riding schools and/or riding centres in the rural area will be permitted provided that: there will be no detrimental effect upon the landscape and character of the area; adequate access arrangements and on-site car parking can be achieved; the scheme will not have a detrimental effect upon nearby properties or surrounding land uses; the scheme reuses existing buildings where possible and any associated new build, where necessary, should be located within an existing group of buildings; the surrounding roads and bridleways are adequate for the increased use by horseriders, with the roads being suitable for both riders and motorists; the issue of lighting is addressed to ensure that there is no impact on surrounding uses; and the intensity of use is appropriate for the character of the area. 

Policy H17 of the Local Plan and Policy CP16 of the Local Plan Deposit Draft seek to safeguard residential amenity.  The nearest residential property is approximately 35 metres to the west of the proposed building.  It is not considered that the development adversely affects the amenities of adjacent properties by poor design, unreasonable overlooking or unreasonable loss of daylight or sunlight.  Whilst the proposed access is directly opposite 6 The Moat, as opposed between numbers 6 and 7, this does not affect the fact that the principle of development has been accepted under the previous approval and whilst the development may be more visible, the proposal does not sufficiently alter the impact as to warrant refusal of the application.

The scale and height of the building is not excessive and is well related to the curtilage of the site.  The existing front boundary, with the exception of the vehicular access, has an established and mature hedgerow that is reasonable in height.  The land at which the stables is sited, is at a lower level than that of the adjacent highway.

The Highway Authority have raised no objection further to the imposition of highway conditions.  Furthermore, an amended drawing has been received from the applicant's agent illustrating the visibility splay as required by the Highway Authority.

The proposed building is of a scale and design that is appropriate to the application site.  The building has been sited in such a manner as to minimise the impact on the character and appearance of the area and the building does not appear too obtrusive.  The building is sited to the east of the occupiers of the adjacent properties and due to the fact that the building is at a lower level, it is not considered that the amenity of the occupiers of these properties would be adversely affected through unreasonable loss of daylight or sunlight, in accordance with the relevant Local Plan policies. 



Relevant Development Plan Policies

Cumbria & Lake District Joint Structure Plan

Policy 12

Development and other land use changes detrimental to the distinctive character of designated County Landscapes, will not normally be permitted.  Development required to meet local infrastructure needs which cannot be located elsewhere, will normally be permitted, provided it is sited to minimise environmental impacts and meets high standards of design.



Cumbria & Lake District Joint Structure Plan

Policy 25

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



Carlisle District Plan

Environment - Policy E4

Within County Landscapes (as defined on the Proposals Map) permission will not be given for development or land use changes which would have an unacceptable effect on their distinctive landscape character.

Development required to meet local infrastructure needs which cannot be located elsewhere will be permitted provided it is sited to minimise environmental impact and meet high standards of design.



Carlisle District Plan

Housing - Proposal H17

The amenity of residential areas will be protected from inappropriate development where that development:

1.
Is for a use inappropriate for residential areas; and/or

2.
Is of an unacceptable scale; and/or

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

4.
Is visually intrusive; and/or

5.
Leads to a loss of housing stock.



Carlisle District Local Plan 2001 - 2016 Deposit Draft

Core Development Policies - Policy CP3

Within County Landscapes permission will not be given for development or land use changes which would have an unacceptable effect on the distinctive landscape character of the areas.  Development required to meet local infrastructure needs which cannot 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 Deposit Draft

Core Development Policies - Policy CP16

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 Deposit Draft

Housing - Policy LE21

The development of stables, horse riding schools and/or riding centres in the rural area will be permitted provided that:

1.
there will be no detrimental effect upon the landscape and character of the area; and

2.
adequate access arrangements and on-site car parking can be achieved; and

3.
the scheme will not have a detrimental effect upon nearby properties or surrounding land uses; and 

4.
the scheme reuses existing buildings where possible and any associated new build, where necessary, should be located within an existing group of buildings; and 

5.
the surrounding roads and bridleways are adequate for the increased use by horseriders, with the roads being suitable for both riders and motorists; and

6.
the issue of lighting is addressed to ensure that there is no impact on surrounding uses; and,

7.
the intensity of use is appropriate for the character of the area. 



Item no: 13







Appn Ref No:
Applicant:
Parish:

05/1058
 Mr B Mileson
Carlisle





Date of Receipt:
Agent:
Ward:

29/09/2005
Blackett Hart & Pratt
Harraby





Location:

Grid Reference:

9 Chertsey Mount, Carlisle, CA1 2PH

341176 554823





Proposal:
Renewal of temporary planning permission for change of use of dwelling as football trainees hostel

Planning Decision
Grant Permission 

1.
The use hereby permitted shall be discontinued not later than the 11th day of November 2008 unless in the meantime a further application has been submitted to and approved by the local planning authority.

Reason:
The local planning authority wish to review the matter at the end of the limited period specified.



2.
This permission shall not be exercised by any person other than those employed by  Gretna FC.

Reason:
To preclude the possibility of the use of the premises for purposes inappropriate to a residential area  in accordance with Policies H17 of the Carlisle District Local Plan and CP16 of the 2001-2016 Redeposit Draft.



3.
The premises shall be used as hostel for nine trainee footballers aged 16-18 years of age and for no other purpose.

Reason:
To preclude the possibility of the use of the premises for purposes inappropriate in the locality in accordance with Policies H17 of the Carlisle District Local Plan and CP16 of the 2001-2016 Redeposit Draft.



Summary of Reasons for the Decision

As the applicant ,in a supporting statement , has agreed to take steps to  prevent specific types of vehicle entering the private road , conditions to prevent any change of occupancy or intensification of the use, I consider that the proposed development satisfies the criteria in Plan Policies H17 and H18 of the Carlisle District Local Plan and Policies CP5 and H12 of the 2001-2016 Redeposit Draft.  As the use has only been operational since June 2005 a further temporary planning permission for period of three years was considered to be appropriate



Relevant Development Plan Policies

Carlisle District Plan

Housing - Proposal H17

The amenity of residential areas will be protected from inappropriate development where that development:

1.
Is for a use inappropriate for residential areas; and/or

2.
Is of an unacceptable scale; and/or

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

4.
Is visually intrusive; and/or

5.
Leads to a loss of housing stock.



Carlisle District Plan

Housing - Proposal H18

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

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

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

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

4.
Adequate internal and external space is provided.



Carlisle District Plan

Housing - Proposal H2

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

1.
Existing areas of open space and other amenity areas are safeguarded; and

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

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

4.
Satisfactory access and appropriate parking arrangements can be achieved.

Proposals for uses other than residential will not be permitted in Primary Residential Areas other than where they do not adversely affect residential amenity.  Development that would create unacceptable noise, smell, safety and health impacts or excessive traffic generation will not be acceptable.  Such schemes falling within the scope of this Policy will be considered against the above criteria as well as other Policies of the Plan appropriate for the proposed use.



Carlisle District Local Plan 2001 - 2016 Redeposit draft

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 uses other than residential will not be permitted in Primary Residential Areas other than where they do not adversely affect residential amenity.  Development that would create unacceptable noise, smell, safety and health impacts or excessive traffic generation will not be acceptable.  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, applications for residential development, including redevelopment and the change of use of vacant and underused buildings, will 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.



Carlisle District Local Plan 2001 - 2016 Redeposit draft

Policy CP16 (CP34) 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 should 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.

7. CCTV may be considered necessary in certain circumstances.

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


Carlisle District Local Plan 2001 - 2016 Redeposit draft

Policy H12 Subdivision of Houses and Houses in Multiple Occupation

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

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

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

3. the proposal ensures the creation of units of a good standard and does not result in the creation of substandard units; and

4. adequate internal and external space is provided.



Item no: 14







Appn Ref No:
Applicant:
Parish:

05/0006
 Vodafone Limited
Carlisle





Date of Receipt:
Agent:
Ward:

28/09/2005
Waldon Telecom
Morton





Location:

Grid Reference:

Land adjacent to, 137 Wigton Road, Carlisle, CA2 6JR

338194 554994





Proposal:
Proposed installation of a 11.3 metre high street works column with 1no equipment housing cabinet and ancillary development

Planning Decision
Determination - Approved  + add.conds. 

1.
The mast shall be painted in a colour which shall be agreed, in writing, by the local planning authority before any development takes place.

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



Item no: 15







Appn Ref No:
Applicant:
Parish:

05/0767
 Mr & Mrs C Hogg
Scaleby





Date of Receipt:
Agent:
Ward:

22/07/2005
Tsada Building Design Services
Stanwix Rural





Location:

Grid Reference:

Barclose Farm, Barclose, Scaleby

344200 562870





Proposal:
Conversion of redundant outbuilding to 50 seater restaurant with kitchen and car parking

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

Item no: 16







Appn Ref No:
Applicant:
Parish:

05/0825
 Mr I McMath
Wetheral





Date of Receipt:
Agent:
Ward:

03/08/2005
Taylor & Hardy
Wetheral





Location:

Grid Reference:

Land at Thornedge, Cumwhinton, Carlisle, CA4 8DJ

345238 552888





Proposal:
Erection of stable block and store

Planning Decision
Withdrawn by Applicant/or by default 

Item no: 17







Appn Ref No:
Applicant:
Parish:

05/0582
 Mr & Mrs Cork
Orton





Date of Receipt:
Agent:
Ward:

13/06/2005
Mr G Tyler
Burgh





Location:

Grid Reference:

Plot No. 3 Low House Farm, Baldwinholme, CA5 6LJ

333860 552020





Proposal:
Erection of 4no. bedroom house to Plot 3 (reserved matters application pursuant to outline permission 02/0629)

Planning Decision
Members resolved to give authority to the Head of Planning Services to issue approval for the proposal subject to the receipt of satisfactorily amended drawings illustrating a greater distance between the proposed dwelling and the north east boundary.

Item no: 18







Appn Ref No:
Applicant:
Parish:

05/0759
 Mr G Ferguson
Burgh-by-Sands





Date of Receipt:
Agent:
Ward:

21/07/2005

Burgh





Location:

Grid Reference:

Cobblebeck, Thurstonfield, Carlisle, CA5 6HG

331268 556675





Proposal:
Erection of storage shed/stables (retrospective application)

Planning Decision
Grant Permission 

1.
This permission shall not be exercised by any person other than Mr G Ferguson.  

Reason:
But for the special circumstances of the applicant permission would not be forthcoming and in order to safeguard the amenity of the character of the locality in accordance with the objectives of Policy SP13 of the Cumbria and Lake District Joint Structure Plan for rural character and/or choose from Policies E8 of the Carlisle District Local Plan.



2.
The proposed development shall be used solely for private, domestic purposes by the occupier and his immediate family whilst resident at the premises and no trade or business shall be carried out therein or therefrom except for the storage of building materials and equipment in association with Mr Ferguson's construction business.

Reason:
To preclude the possibility of the use of the premises for purposes inappropriate in the locality in accordance with the objectives of Policy EM10 of the Carlisle District Local Plan.



Summary of Reasons for the Decision

The proposed building is sited to the western end of the curtilage.  The building itself measures 12.1 metres in width by 24.4 metres in length.  The height to the eaves is 3.05 metres and to the ridge measures 4.85 metres.  The building has been constructed from brown facing brickwork under a steel profile sheeted roof that is Juniper Green in colour.

In consideration of this application Policy EM10 of the Carlisle District Local Plan is relevant and requires that where commercial buildings are proposed, there is no unacceptable adverse effect on the amenity of any adjacent properties.  The building is significantly large in scale and design and akin to a commercial/ agricultural building.

The current proposal is significantly larger and closer to the boundary with the adjacent property ' Garth Cottage'.  Policy EM10 also requires that development proposals do not adversely affect the character of the surrounding landscape.  The scale of the building is large but it is sited adjacent to an existing boundary which has existing screening, although the species are deciduous.  The applicant has attempted to keep the height of the building low and the height proposed, is not considered to be excessive.  This is illustrated in the photographs that are reproduced following this report.

Policy H17 of the Local Plan and Policy CP16 of the Local Plan Deposit Draft seek to safeguard residential amenity.  The nearest residential property is approximately 48 metres to the south of the proposed building.  It is not considered that the development adversely affects the amenities of adjacent properties by poor design, unreasonable overlooking or unreasonable loss of daylight or sunlight.  

The author of the objection letter has raised the issue that the building is more akin to an industrial unit rather than a store/ stable and is out of character in this rural location.  The issue of siting, scale and design of the building have largely been addressed earlier in this report.  A salient point with regard to this issue however, is the fact that Hill Farm is situated approximately 90 metres to the north.  When viewing the development from the Kirkbride Road, the building would be viewed against a backdrop of agricultural buildings and slurry towers.  

The author also perceives that the prime use of the building is as a base for a construction company and that the use of plant and equipment by the current or future owners in and around the building could result in a noise nuisance to neighbouring properties.  As with the earlier planning consent, it would be reasonable to restrict the use of the building which, it is considered, should address this issue.

The proposed building is of a scale and deign that is appropriate to the application site.  The building has been sited in such a manner as to minimise the impact on the character and appearance of the area and the building does not appear to obtrusive.  The building is sited to the north of the occupiers of the adjacent properties and due to the fact that the building is at a lower level, it is not considered that the amenity of the occupiers of these properties would be adversely affected through unreasonable loss of daylight or sunlight, in accordance with the relevant Local Plan policies. 



Relevant Development Plan Policies

Cumbria & Lake District Joint Structure Plan

Policy 25

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



Carlisle District Plan

Employment - Proposal EM10

Within the remainder of the Plan area permission will not be granted for industrial, warehousing and commercial development.  However, small scale development within existing settlements, the curtilage of existing employment premises, or groups of farm buildings, or moderate extensions to existing premises will be acceptable provided:

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

2.
There is no unacceptable adverse effect on nature conservation interests; and

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

4.
There is no unacceptable adverse affect on the amenity of any adjacent properties.



Carlisle District Plan

Housing - Proposal H17

The amenity of residential areas will be protected from inappropriate development where that development:

1.
Is for a use inappropriate for residential areas; and/or

2.
Is of an unacceptable scale; and/or

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

4.
Is visually intrusive; and/or

5.
Leads to a loss of housing stock.



Carlisle District Local Plan 2001 - 2016 Deposit Draft

Core Development Policies - Policy CP15

The suitability of any new development or redevelopment will be assessed against the following design principles. Proposals should:

1.
Harmonise with the surrounding buildings respecting their form in relation to height, scale and massing and making use of appropriate materials and detailing. 

2.
Take into consideration any important landscape or topographical features.

3.
Reinforce local architectural features where appropriate promoting and respecting local distinctiveness rather than detracting from it.

4.
Be well integrated- ensuring all components of a development are well related to one another e.g. buildings, associated parking, access routes, open space, and hard and soft landscaping to ensure a successful and attractive outcome.

5.
Not adversely affect the residential amenity of existing areas and nearby users, nor result in unacceptable standards for future users and occupiers of the development. (see Policy CP16)

6.
Ensure where possible the retention of existing trees, shrubs, hedges and other wildlife habitats and the replacement of any environmental feature lost to development (see Policy CP7)

7.
Recognise that landscaping schemes (both hard and soft) will be required to assist in integrating 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 drainage infrastructure can be incorporated without causing unacceptable harm to retained features.

9.
Through layout and design, encourage the promotion of energy conservation by its future occupiers, the incorporation of sustainable forms of energy production within the overall design should also be explored where appropriate (see Policy CP19 )

10.
Have a layout and design which minimises the potential for crime and antisocial behaviour. (see Policy CP34)



Carlisle District Local Plan 2001 - 2016 Deposit Draft

Core Development Policies - Policy CP16

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.



Item no: 19







Appn Ref No:
Applicant:
Parish:

05/0949
 Mountskip Limited
Carlisle





Date of Receipt:
Agent:
Ward:

05/09/2005 12:29:39
HM Architecture
St Aidans





Location:

Grid Reference:

Former Garage, adj Haddon House, South Henry Street, Carlisle

340732 555563





Proposal:
Erection of 10 Self Contained Apartments

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

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



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

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



4.
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/second floor landing window shown on the south-western/Rydal Street elevation of the development hereby approved shall be obscure glazed to factor 3 or above and thereafter retained as such.
Reason:
In order to protect the privacy and amenities of residents in close proximity to the site in accordance with Policies H2 and H16 of the Carlisle District Local Plan.



5.
No apartment hereby approved shall be occupied until the access, turning and parking facilities have been constructed in accordance with the approved plan. The access, turning and parking facilities shall be retained and be capable of use when the development is completed and shall not be removed or altered without the prior consent of the local planning authority.

Reason:
In the interests of highway safety and in accordance with Policies H16 and T7 of the Carlisle District Local Plan.



6.
The construction of the apartments hereby approved shall not commence within the site until the applicant has secured the implementation of a programme of archaeological work in accordance with a written scheme of investigation which has been submitted by the applicant and approved in writing by the local planning authority.  The written scheme shall include:-

i) an archaeological excavation of that part of the site containing important archaeological remains; and

ii) a post excavation assessment and analysis, preparation of a site archive ready for deposition at a store approved by the local planning authority, completion of an archive report and publication of the results in a suitable journal.

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


to determine the existence of any remains of archaeological interest within the site and for the preservation, examination and recording of such remains.



Summary of Reasons for the Decision

This application relates to the site of a former garage located on the southern side of South Henry Street approximately 50 metres to the west of the junction with Fusehill Street.  To the immediate east there is a cobbled lane leading to Rydal Street and a primarily three storey block of sheltered accommodation run by Anchor Housing at St Cuthberts Court.  To the immediate west there are two storey properties in the form of 1-8 Haddon House, and, 131/133 Rydal Street which are two self-contained flats.

In comparison to the scheme approved under 03/0887 the current application involves the following changes:

a)
Access to the upper floors is now via staircases accessed off both 

Rydal Street and South Henry Street which has resulted in an 


additional door on these elevations;

b)
Windows serving proposed flats 1 and 2 have been inserted facing 

the lane;

c)
The window positions and sizes at ground floor have changed;

d)
The alterations have resulted in a reduction of parking spaces to 7 

in the courtyard; and,

e)
In relation to landownership, the applicants architect has explained 

that there is no intention to overhang any neighbouring property.  It 

is alleged that in the case of Haddon House it overhangs the 


application site which has necessitated the proposed building to be 

set back 250mm to compensate for this.

At the time of dealing with application 03/0887 the key determining planning issues were considered to be:-

a)
the principle of residential development on the site

b)
archaeology

c)
the potential for ground contamination by historic commercial uses 

d)
the scale, character and impact of the development (including amenity of 

neighbours)

e)
the suitability and accessibility of the courtyard parking proposed

In relation to the aforementioned issues a), b), c) and d) it is evident that the circumstances have not fundamentally altered.

When assessing e)  paragraphs 59-62 of PPG3 deal with the issue of parking standards.  Paragraph 60 states that car parking standards have been applied too rigidly.  Paragraph 61 emphasises that local authorities should revise their parking standards to allow for significantly lower levels of off-street parking particularly in locations, such as town centres, where services are readily accessible by walking, cycling or public transport.  Meanwhile, paragraph 62 goes on to say that car parking standards that result, on average, in development with more than 1.5 off-street car parking spaces per dwelling are unlikely to reflect the Government's emphasis on securing sustainable residential environments.  Policies which would result in higher levels of off-street parking, especially in urban areas, should not be adopted. 

Under Policy T7 of the Local Plan the parking guidelines are commuted to a minimum of one space per unit in town centre locations where public transport is readily accessible, as it is here.

In such a context it is felt that the following points need to be kept in mind:

a) Parking standards may sometimes be relaxed by giving consideration to the fact that the existing use to be replaced also has substandard provision and, that as a result, no additional harm would be caused.  However, for such a line of argument to have any credence it is normally essential to show that refusal of permission would be likely to result in the existing use remaining operational.  When considering application 03/0887, in relation to the matter of parking it was acknowledged that the removal of the  then existing garage, afforded some planning gain.  The applicant is, nevertheless, now in a position where the garage has been demolished yet the scheme given planning permission under 03/0887 cannot be built;

b) Under these circumstances any judgement would also be dependent upon the physical and environmental capacity of the area to accept additional parking, and, the needs of the existing occupiers.  In the case of the current proposal it is evident that the roads are heavily parked with the developer not seeking to restrict owner of the proposed units;

c) Rydal Street is, however, a road in a controlled parking zone where the Council grants or withholds residents parking permits.  In effect the Council, as the issuing authority for parking permits, has discretionary control.  The City Council's Service Development Manager has explained that because of the existing congested nature of South Henry Street it is unlikely that anymore residents permits will be issued for the occupiers of any new development.  This could, therefore, ensure that the owners of the proposed three units not served by a parking space would be "car free"; and,

d) In overall terms it could also be argued that the benefits of re-developing a brownfield site in a sustainable location outweigh the disbenefits which may result from the parking shortfall.



Relevant Development Plan Policies

Cumbria & Lake District Joint Structure Plan

Policy 1

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



Cumbria & Lake District Joint Structure Plan

Policy 4

The quality of the environment within and around towns will be upgraded for the benefit of residents, visitors and the local economy by high standards of design for new development, by improvements to existing buildings, ground surfaces and spaces, and by measures to reduce the impact of traffic.



Cumbria & Lake District Joint Structure Plan

Policy 23

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



Cumbria & Lake District Joint Structure Plan

Policy 25

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



Cumbria & Lake District Joint Structure Plan

Policy 30

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




Dwellings

Allerdale


about 5000

Barrow


about 2500

Carlisle


about 6000

Copeland


about 4000

Eden


about 4000

South Lakeland

about 6000



Cumbria & Lake District Joint Structure Plan

Policy 31

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



Cumbria & Lake District Joint Structure Plan

Policy 34

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



Carlisle District Plan

Environment - Policy E31

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



Carlisle District Plan

Environment - Policy E55

Proposals for the reclamation of derelict, redundant and vacant land and buildings will be permitted provided that the use is appropriate to the location and the development and landscaping are in keeping with the surroundings.



Carlisle District Plan

Transport - Proposal T1

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



Carlisle District Plan

Transport - Proposal T7

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

1.
The Parking Guidelines for Cumbria as detailed in Appendix 2;

2.
The availability of public car parking in the vicinity;

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

4.
The likely impact on the surrounding road network; and

5.
Accessibility by and availability of other forms of transport.



Carlisle District Plan

Housing - Proposal H2

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

1.
Existing areas of open space and other amenity areas are safeguarded; and

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

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

4.
Satisfactory access and appropriate parking arrangements can be achieved.

Proposals for uses other than residential will not be permitted in Primary Residential Areas other than where they do not adversely affect residential amenity.  Development that would create unacceptable noise, smell, safety and health impacts or excessive traffic generation will not be acceptable.  Such schemes falling within the scope of this Policy will be considered against the above criteria as well as other Policies of the Plan appropriate for the proposed use.



Carlisle District Plan

Housing - Proposal H15

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



Carlisle District Plan

Housing - Proposal H16

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



Item no: 20







Appn Ref No:
Applicant:
Parish:

05/0963
 Mrs Deborah Clode
Dalston





Date of Receipt:
Agent:
Ward:

07/09/2005

Dalston





Location:

Grid Reference:

Dalston Library, 14 The Square, Dalston, CA5 7PY

336868 550075





Proposal:
Change of use from library to sandwich/food outlet

Planning Decision
Members resolved to give authority to the Head of Planning Services to issue approval for the proposal subject to no additional objections being received following the expiration of the notification period.

Item no: 21







Appn Ref No:
Applicant:
Parish:

05/1034
 Mrs Deborah Clode
Dalston





Date of Receipt:
Agent:
Ward:

23/09/2005

Dalston





Location:

Grid Reference:

Dalston Library, 14 The Square, Dalston, CA5 7PY

336868 550075





Proposal:
Change of use from library to sandwich/food outlet (LBC)

Planning Decision
Members resolved to give authority to the Head of Planning Services to issue approval for the proposal subject to no additional objections being received following the expiration of the notification period.

Item no: 22







Appn Ref No:
Applicant:
Parish:

05/1067
 Mr C F & Mrs S D Deans
Dalston





Date of Receipt:
Agent:
Ward:

04/10/2005
Mr G R Stephen
Dalston





Location:

Grid Reference:

Dalston Library, 14 The Square, Dalston, CA5 7PY

336868 550075





Proposal:
Change of use from library to sandwich shop

Planning Decision
Members resolved to give authority to the Head of Planning Services to issue approval for the proposal subject to no additional objections being received following the expiration of the notification period.

Item no: 23







Appn Ref No:
Applicant:
Parish:

05/1070
 Mr C F & Mrs S D Deans
Dalston





Date of Receipt:
Agent:
Ward:

04/10/2005
Mr G R Stephen
Dalston





Location:

Grid Reference:

Dalston Library, 14 The Square, Dalston, CA5 7PY

336868 550075





Proposal:
Internal alteration to provide counters and workspace with internal partition walls (LBC)

Planning Decision
Members resolved to give authority to the Head of Planning Services to issue approval for the proposal subject to no additional objections being received following the expiration of the notification period.

Item no: 24







Appn Ref No:
Applicant:
Parish:

05/0780
 Carlisle City Council
Carlisle





Date of Receipt:
Agent:
Ward:

26/07/2005
Carlisle City Council
Belah





Location:

Grid Reference:

Industrial Estate Name Sign, Land Adjacent to, Grearshill Road, Carlisle, CA3 0ET

339524 559137





Proposal:
Erection of internally illuminated steel column sign together with a stone plinth and individual lettering mounted on an earth bund with 2no. floodlights (retrospective)



Planning Decision
Refuse  Permission 

1.
Reason:
The site is located on the eastern edge of Kingstown Industrial Estate.  The proposed free-standing advertisement involves the construction of an earth bund together with the siting of a 'totem' structure above.  This structure measures 4 metres in height, totalling 6.8 metres when combined with the bund.  The sign is internally illuminated to highlight the letters 'Kingstown'.  Additional floodlighting serves to illuminate the individual steel letters 'Industrial Estate' mounted on the sandstone faced bund.  The site is situated opposite a Primary Residential Area and by virtue of the orientation and means of illumination, the sign is detrimental to the amenity of the area and is contrary to criterion 2 of Policy E47 (Advertisements) of the Carlisle District Local Plan.



Relevant Development Plan Policies

Cumbria & Lake District Joint Structure Plan

Policy 25

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



Carlisle District Plan

Environment - Policy E47

Proposals for advertisements in Carlisle, Brampton and Longtown will be permitted providing that:

1.
It is an appropriate location for advertising given the character and appearance of the surrounding area; and

2.
The general siting, size and dominance of the advertisement will not have an adverse impact on the amenity of adjacent property; and

3.
Any relevant road safety issues are taken into consideration; and

4. Within Conservation Areas particular attention must be given to the design, siting and illumination of the advertisements to ensure the preservation and enhancement of the special character and appearance of the area.

Carlisle District Local Plan 2001 - 2016 Deposit Draft

Economic and Commercial Growth - Policy EC16

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

1.
size;

2.
location;

3.
illumination;

4.
design;

5.
materials;

6.
means of fixture; and

7.
impact upon the street scene/local environment.



Item no: 25







Appn Ref No:
Applicant:
Parish:

05/0978
 Rickerby Estates Ltd
Carlisle





Date of Receipt:
Agent:
Ward:

09/09/2005

Stanwix Urban





Location:

Grid Reference:

51 Scotland Road, Carlisle, CA3 9HS

339980 557210





Proposal:
Change of use from two flats to single dwelling and erection of single dwelling on the Thornton Road frontage (revised application).

Planning Decision
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.
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 26 of the Cumbria and Lake District Structure Plan.



3.
Samples or full details of the railing to be erected 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 26 of the Cumbria and Lake District Structure Plan.



4.
Details of all new windows, in the form, of quarter or full-size drawings including sections, shall be submitted for prior written approval by or on behalf of the local planning authority before any development takes place.  Such details shall include the frames, means of affixing to the wall and the size and opening arrangements of the window.

Reason:
To ensure the works harmonise as closely as possible with the existing building in accordance with Policy 26 of the Cumbria and Lake District Joint Structure Plan and Policy E34 of the Carlisle District Local Plan.



5.
The dwellings shall not be occupied until the parking areas have been constructed in accordance with the approved plans. The parking provision shall be retained and be capable of use when the development is completed and shall not be removed or altered without the prior consent of the local planning authority.

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



6.
Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 1995, (or any Order revoking and re-enacting that Order), the glazed panels on the south elevation of the new dwelling to be erected the building shall be obscure glazed, factor 3 or above, as indicated on drawing number 1357-10A, and thereafter retained as such.

Reason:
In order to protect the privacy and amenities of residents in close proximity to the site in accordance with Policies H2 and H16 of the Carlisle District Local Plan.



7.
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 that the character and attractive appearance of the listed building or the amenity of neighbouring properties is not harmed by inappropriate alterations and/or extensions and in accordance with Policies E35 and H17 of the Carlisle District Local Plan.



8.
No development shall commence until details of the proposed crossing of the footway have been submitted to and approved, in writing, by the Local Planning Authority. The dwellings shall not be occupied until the crossings have been constructed in accordance with the approved plan.

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



Summary of Reasons for the Decision

This application seeks full planning permission for the change of use of No.51 Scotland Road from two flats to a single dwelling, together with the erection of a new dwelling within the property’s curtilage. No.51 Scotland Road is a Grade II listed terraced property finished in a red facing brick with a slate roof. The application site is situated within the Stanwix Conservation Area and the Primary Residential Area, as identified by the Carlisle District Local Plan. 

In consideration of this application Policy 26 of the Cumbria and Lake District Joint Structure Plan, Policies E34, E35, E43, T7, H2, H16 and H17 of the Carlisle District Local Plan and Policies CP11, CP12, CP15, CP16, LE18 and T3 of the Carlisle District Local Plan 2001-2016 Deposit Draft are of relevance.

It should be noted that the planning application is accompanied by an application for listed building consent, reference 2005/0980. 

In summary, the change of use of No.51 Scotland Road will help enhance the character and appearance of the listed building, without prejudicing the amenity of neighbouring properties. The new dwelling is considered acceptable in terms of siting, design and materials to be used. Its scale and sensitive design ensures that the setting of both the listed building and Conservation Area are safeguarded. It is not considered that the development adversely affects the amenities of adjacent properties by poor design, unreasonable overlooking or unreasonable loss of daylight or sunlight. 

The proposal is in accordance with Policy 26 of the Cumbria and Lake District Joint Structure Plan, Policies E34, E35, E43, T7, H2, H16 and H17 of the Carlisle District Local Plan and Policies CP11, CP12, CP15, CP16, LE18 and T3 of the Carlisle District Local Plan 2001-2016 Deposit Draft. 



Relevant Development Plan Policies

Cumbria & Lake District Joint Structure Plan

Policy 26

Development and other land use changes which fail to preserve or enhance the character or appearance of Conservation Areas or which damage, obscure or remove important archaeological sites or other historic features, or are detrimental to the character or setting of a Listed Building or Ancient Monument will not normally be permitted.


Carlisle District Plan

Environment - Policy E34

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



Carlisle District Plan

Environment - Policy E35

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



Carlisle District Plan

Environment - Policy E43

The City Council will encourage and permission will be granted for development within and adjoining Conservation Areas which preserves or enhances their character.  The City Council will seek to ensure that any new development or alterations to existing buildings are in sympathy with the setting, scale, density and physical characteristics of Conservation Areas and protect important views into or out of such areas.  Applications for outline planning permission will not be accepted for proposals in Conservation Areas.



Carlisle District Plan

Transport - Proposal T7

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

1.
The Parking Guidelines for Cumbria as detailed in Appendix 2;

2.
The availability of public car parking in the vicinity;

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

4.
The likely impact on the surrounding road network; and

5.
Accessibility by and availability of other forms of transport.



Carlisle District Plan

Housing - Proposal H2

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

1.
Existing areas of open space and other amenity areas are safeguarded; and

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

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

4.
Satisfactory access and appropriate parking arrangements can be achieved.

Proposals for uses other than residential will not be permitted in Primary Residential Areas other than where they do not adversely affect residential amenity.  Development that would create unacceptable noise, smell, safety and health impacts or excessive traffic generation will not be acceptable.  Such schemes falling within the scope of this Policy will be considered against the above criteria as well as other Policies of the Plan appropriate for the proposed use.



Carlisle District Plan

Housing - Proposal H16

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



Carlisle District Plan

Housing - Proposal H17

The amenity of residential areas will be protected from inappropriate development where that development:

1.
Is for a use inappropriate for residential areas; and/or

2.
Is of an unacceptable scale; and/or

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

4.
Is visually intrusive; and/or

5.
Leads to a loss of housing stock.



Carlisle District Local Plan 2001 - 2016 Deposit Draft

Core Development Policies - Policy CP12

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

Applications will be assessed against the following criteria:

1.
the importance of the building, and its intrinsic architectural and historic interest and rarity;

2.
the particular physical features of the building 

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


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



Carlisle District Local Plan 2001 - 2016 Deposit Draft

Core Development Policies - Policy CP11

Proposals for new development which adversely affects a listed building or its setting will not be permitted.  Any new development within the setting of a listed building should preserve the building’s character and its setting.  The City Council will seek to encourage any new development to be sympathetic in scale, character and materials.



Carlisle District Local Plan 2001 - 2016 Deposit Draft

Housing - Policy LE18

The City Council will continue to review existing and designate new conservation areas.  The City Council will encourage, and permission will be granted for development within and adjoining conservation areas which preserves or enhances their character. The City Council will seek to ensure any new development or alterations to existing buildings are in sympathy with the setting, scale, density and physical characteristics of conservation areas, and protect important views into or out of such areas.  Applications for outline planning permission will not be accepted for proposals in conservation areas.

Proposals for new development and/or the alteration of buildings in conservation areas should harmonise with their surroundings:

1.
the design, massing and height of the building should closely relate to adjacent buildings and should not adversely impinge on the townscape or landscape;

2.
wherever practicable traditional local materials such as brick, stone and slate should be used and incongruous materials should be avoided;

3.
individual features both on buildings and contributing to their setting, should be retained e.g. doorways, windows, shopfronts, garden walls, railings, cobbled or flagged forecourts, sandstone kerbs, trees and hedges, etc. Where features have deteriorated to the extent to which they have to be replaced, the replacement should match the original;

4. 
proposals which would generate increased traffic movements and heavy vehicles or excessive parking demands will not be permitted since these would be prejudicial to amenity;

5.
proposals which would require substantial car parking and servicing areas which cannot be provided without an adverse effect on the site and its surroundings will not be permitted.



Carlisle District Local Plan 2001 - 2016 Deposit Draft

Housing - Policy T3

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 Deposit Draft

Housing - Policy H2
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 uses other than residential will not be permitted in Primary Residential Areas other than where they do not adversely affect residential amenity. Development that would create unacceptable noise, smell, safety and health impacts or excessive traffic generation will not be acceptable.  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 H15, applications for residential development, including redevelopment and the change of use of vacant and underused buildings, will 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.



Carlisle District Local Plan 2001 - 2016 Deposit Draft

Core Development Policies - Policy CP15

The suitability of any new development or redevelopment will be assessed against the following design principles. Proposals should:

1.
Harmonise with the surrounding buildings respecting their form in relation to height, scale and massing and making use of appropriate materials and detailing. 

2.
Take into consideration any important landscape or topographical features.

3.
Reinforce local architectural features where appropriate promoting and respecting local distinctiveness rather than detracting from it.

4.
Be well integrated- ensuring all components of a development are well related to one another e.g. buildings, associated parking, access routes, open space, and hard and soft landscaping to ensure a successful and attractive outcome.

5.
Not adversely affect the residential amenity of existing areas and nearby users, nor result in unacceptable standards for future users and occupiers of the development. (see Policy CP16)

6.
Ensure where possible the retention of existing trees, shrubs, hedges and other wildlife habitats and the replacement of any environmental feature lost to development (see Policy CP7)

7.
Recognise that landscaping schemes (both hard and soft) will be required to assist in integrating 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 drainage infrastructure can be incorporated without causing unacceptable harm to retained features.

9.
Through layout and design, encourage the promotion of energy conservation by its future occupiers, the incorporation of sustainable forms of energy production within the overall design should also be explored where appropriate (see Policy CP19 )

10.
Have a layout and design which minimises the potential for crime and antisocial behaviour. (see Policy CP34)



Carlisle District Local Plan 2001 - 2016 Deposit Draft

Core Development Policies - Policy CP16

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.



Item no: 26







Appn Ref No:
Applicant:
Parish:

05/0980
 Rickerby Estates Ltd
Carlisle





Date of Receipt:
Agent:
Ward:

09/09/2005

Stanwix Urban





Location:

Grid Reference:

51 Scotland Road, Carlisle, CA3 9HS

339980 557210





Proposal:
Internal modifications to convert the main house from two flats to single family house, including replacement period sash windows, railings and re-decoration. Demolition of the rear double garage/outbuildings and erection of a single self contained dwelling with private parking (LBC)

Planning Decision
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.
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 26 of the Cumbria and Lake District Structure Plan.



3.
Samples or full details of the railing to be erected 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 26 of the Cumbria and Lake District Structure Plan.



4.
Details of all new windows, in the form, of quarter or full-size drawings including sections, shall be submitted for prior written approval by or on behalf of the local planning authority before any development takes place.  Such details shall include the frames, means of affixing to the wall and the size and opening arrangements of the window.

Reason:
To ensure the works harmonise as closely as possible with the existing building in accordance with Policy 26 of the Cumbria and Lake District Joint Structure Plan and Policy E34 of the Carlisle District Local Plan.



5.
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 that the character and attractive appearance of the listed building or the amenity of neighbouring properties is not harmed by inappropriate alterations and/or extensions and in accordance with Policies E35 and H17 of the Carlisle District Local Plan.



Summary of Reasons for the Decision

This application seeks listed building consent for the change of use of No.51 Scotland Road from two flats to a single dwelling, together with the erection of a new dwelling within the property’s curtilage. No.51 Scotland Road is a Grade II listed terraced property finished in a red facing brick with a slate roof. The application site is situated within the Stanwix Conservation Area and the Primary Residential Area, as identified by the Carlisle District Local Plan. 

In consideration of this application Policy 26 of the Cumbria and Lake District Joint Structure Plan, Policies E34, E35, E43, T7, H2, H16 and H17 of the Carlisle District Local Plan and Policies CP11, CP12, CP15, CP16, LE18 and T3 of the Carlisle District Local Plan 2001-2016 Deposit Draft are of relevance.

It should be noted that the listed building application is accompanied by an application for planning permission, reference 2005/0978. 

In summary, the change of use of No.51 Scotland Road will help enhance the character and appearance of the listed building, without prejudicing the amenity of neighbouring properties. The new dwelling is considered acceptable in terms of siting, design and materials to be used. Its scale and sensitive design ensures that the setting of both the listed building and Conservation Area are safeguarded. It is not considered that the development adversely affects the amenities of adjacent properties by poor design, unreasonable overlooking or unreasonable loss of daylight or sunlight. 

The proposal is in accordance with Policy 26 of the Cumbria and Lake District Joint Structure Plan, Policies E34, E35, E43, T7, H2, H16 and H17 of the Carlisle District Local Plan and Policies CP11, CP12, CP15, CP16, LE18 and T3 of the Carlisle District Local Plan 2001-2016 Deposit Draft. 



Relevant Development Plan Policies

Cumbria & Lake District Joint Structure Plan

Policy 26

Development and other land use changes which fail to preserve or enhance the character or appearance of Conservation Areas or which damage, obscure or remove important archaeological sites or other historic features, or are detrimental to the character or setting of a Listed Building or Ancient Monument will not normally be permitted.


Carlisle District Plan

Environment - Policy E34

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



Carlisle District Plan

Environment - Policy E35

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



Carlisle District Plan

Environment - Policy E43

The City Council will encourage and permission will be granted for development within and adjoining Conservation Areas which preserves or enhances their character.  The City Council will seek to ensure that any new development or alterations to existing buildings are in sympathy with the setting, scale, density and physical characteristics of Conservation Areas and protect important views into or out of such areas.  Applications for outline planning permission will not be accepted for proposals in Conservation Areas.



Carlisle District Plan

Transport - Proposal T7

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

1.
The Parking Guidelines for Cumbria as detailed in Appendix 2;

2.
The availability of public car parking in the vicinity;

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

4.
The likely impact on the surrounding road network; and

5.
Accessibility by and availability of other forms of transport.



Carlisle District Plan

Housing - Proposal H2

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

1.
Existing areas of open space and other amenity areas are safeguarded; and

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

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

4.
Satisfactory access and appropriate parking arrangements can be achieved.

Proposals for uses other than residential will not be permitted in Primary Residential Areas other than where they do not adversely affect residential amenity.  Development that would create unacceptable noise, smell, safety and health impacts or excessive traffic generation will not be acceptable.  Such schemes falling within the scope of this Policy will be considered against the above criteria as well as other Policies of the Plan appropriate for the proposed use.



Carlisle District Plan

Housing - Proposal H16

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



Carlisle District Plan

Housing - Proposal H17

The amenity of residential areas will be protected from inappropriate development where that development:

1.
Is for a use inappropriate for residential areas; and/or

2.
Is of an unacceptable scale; and/or

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

4.
Is visually intrusive; and/or

5.
Leads to a loss of housing stock.



Carlisle District Local Plan 2001 - 2016 Deposit Draft

Core Development Policies - Policy CP12

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

Applications will be assessed against the following criteria:

1.
the importance of the building, and its intrinsic architectural and historic interest and rarity;

2.
the particular physical features of the building 

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


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



Carlisle District Local Plan 2001 - 2016 Deposit Draft

Core Development Policies - Policy CP11

Proposals for new development which adversely affects a listed building or its setting will not be permitted.  Any new development within the setting of a listed building should preserve the building’s character and its setting.  The City Council will seek to encourage any new development to be sympathetic in scale, character and materials.



Carlisle District Local Plan 2001 - 2016 Deposit Draft

Housing - Policy LE18

The City Council will continue to review existing and designate new conservation areas.  The City Council will encourage, and permission will be granted for development within and adjoining conservation areas which preserves or enhances their character. The City Council will seek to ensure any new development or alterations to existing buildings are in sympathy with the setting, scale, density and physical characteristics of conservation areas, and protect important views into or out of such areas.  Applications for outline planning permission will not be accepted for proposals in conservation areas.

Proposals for new development and/or the alteration of buildings in conservation areas should harmonise with their surroundings:

1.
the design, massing and height of the building should closely relate to adjacent buildings and should not adversely impinge on the townscape or landscape;

2.
wherever practicable traditional local materials such as brick, stone and slate should be used and incongruous materials should be avoided;

3.
individual features both on buildings and contributing to their setting, should be retained e.g. doorways, windows, shopfronts, garden walls, railings, cobbled or flagged forecourts, sandstone kerbs, trees and hedges, etc. Where features have deteriorated to the extent to which they have to be replaced, the replacement should match the original;

4. 
proposals which would generate increased traffic movements and heavy vehicles or excessive parking demands will not be permitted since these would be prejudicial to amenity;

5.
proposals which would require substantial car parking and servicing areas which cannot be provided without an adverse effect on the site and its surroundings will not be permitted.



Carlisle District Local Plan 2001 - 2016 Deposit Draft

Housing - Policy T3

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 Deposit Draft

Housing - Policy H2
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 uses other than residential will not be permitted in Primary Residential Areas other than where they do not adversely affect residential amenity. Development that would create unacceptable noise, smell, safety and health impacts or excessive traffic generation will not be acceptable.  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 H15, applications for residential development, including redevelopment and the change of use of vacant and underused buildings, will 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.



Carlisle District Local Plan 2001 - 2016 Deposit Draft

Core Development Policies - Policy CP15

The suitability of any new development or redevelopment will be assessed against the following design principles. Proposals should:

1.
Harmonise with the surrounding buildings respecting their form in relation to height, scale and massing and making use of appropriate materials and detailing. 

2.
Take into consideration any important landscape or topographical features.

3.
Reinforce local architectural features where appropriate promoting and respecting local distinctiveness rather than detracting from it.

4.
Be well integrated- ensuring all components of a development are well related to one another e.g. buildings, associated parking, access routes, open space, and hard and soft landscaping to ensure a successful and attractive outcome.

5.
Not adversely affect the residential amenity of existing areas and nearby users, nor result in unacceptable standards for future users and occupiers of the development. (see Policy CP16)

6.
Ensure where possible the retention of existing trees, shrubs, hedges and other wildlife habitats and the replacement of any environmental feature lost to development (see Policy CP7)

7.
Recognise that landscaping schemes (both hard and soft) will be required to assist in integrating 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 drainage infrastructure can be incorporated without causing unacceptable harm to retained features.

9.
Through layout and design, encourage the promotion of energy conservation by its future occupiers, the incorporation of sustainable forms of energy production within the overall design should also be explored where appropriate (see Policy CP19 )

10.
Have a layout and design which minimises the potential for crime and antisocial behaviour. (see Policy CP34)



Carlisle District Local Plan 2001 - 2016 Deposit Draft

Core Development Policies - Policy CP16

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.



Item no: 27







Appn Ref No:
Applicant:
Parish:

05/0993
 O2 (UK) Ltd/ Orange PCS Ltd/ Vodafone Ltd
Orton





Date of Receipt:
Agent:
Ward:

14/09/2005
Turner & Partners
Burgh





Location:

Grid Reference:

Orton Grange Farm, Orton Grange, Carlisle, CA5 6LA

335204 551972





Proposal:
Replacement of existing lattice tower  with new 25m lattice tower to accommodate 6no. O2 PCS antennas,  2no. Orange  PCS antennas, 3no. Vodafone antennas, 2no. 0.6 metre Orange PCS transmission dishes and 2no. 0.6 metre Vodafone transmission dishes with associated radio equipment housing  and ancillary development

Planning Decision
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 mast shall be pointed in a colour to be agreed in writing by the local planning authority.

Reason:
To safeguard the visual amenity of the area.



Summary of Reasons for the Decision

The application proposes the erection of a 25m. high telecommunications mast on the site of an existing mast of 17.5m. Although the new mast will be significantly higher than the existing, this is the best option available because the alternative would be a separate free-standing mast. The proposal therefore complies with the guidelines of P.P.G 8 and Policy E 52 of the Carlisle District Local Plan.

Relevant Development Plan Policies

Carlisle District Plan

Environment - Policy E52

In considering applications for larger telecommunications development the Council will wish to be satisfied that there is no spare capacity on existing structures or that technical and/or operational difficulties preclude such spare capacity from being exploited.  High masts and other large apparatus will only be permitted within AONB's if they are sited and designed to minimise their impact on the landscape, taking into account their technical and locational requirements.



Item no: 28







Appn Ref No:
Applicant:
Parish:

05/1017
 Mr N Hyslop
Carlisle





Date of Receipt:
Agent:
Ward:

21/09/2005
Jock Gordon
Currock





Location:

Grid Reference:

79 Blackwell Road, Carlisle, CA2 4AJ

340579 554563





Proposal:
Change of use of shop to hot food takeaway with residential flat on the first floor

Planning Decision
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 premises shall not be open for trading except between 1100 hours and 2200 hours on Mondays to Saturdays and shall not  trade at any time on Sundays.

Reason:
To prevent disturbance to nearby occupants in accordance with Policy H17 of the Carlisle District Local Plan.



3.
Details of the design, height, external finish and position of the proposed mechanical extract fan for takeaway shall be submitted to and approved in writing by the local planning authority before any work is commenced.

Reason:
In order to safeguard the amenities of the neighbouring residents in accordance with Policy H17 of the Carlisle District Local Plan.



4.
The first floor residential accommodation above the takeaway hereby approved by this permission, shall be occupied only by the applicant or an employee of the business and by no other person. 

Reason:
To ensure that the occupancy of the flat is compatible with the use of the takeaway in accordance with Policy H17 of the Carlisle District Local Plan.



Summary of Reasons for the Decision

This application seeks full planning permission for change of use of No.79 Blackwell Road from a shop to a hot food takeaway with a residential flat on the first floor. The premises, which currently trades as sign shop, comprises part of a Neighbourhood Shopping Centre and is situated within the Primary Residential Area, as defined by the Carlisle District Local Plan. 

The proposal, as amended since first received, is a speculative development on the part of the applicant and no end user has been established. The ground floor of the premises measures approximately 104 square metres, with approximately two thirds as much again on the first floor. The flat is intended to be occupied by an employee of the business. The proposal involves no external alterations to the building, with the exception of an extractor flue. An indicative drawing of the proposed flue has been provided, although the specific details can be regulated by the imposition of an appropriate condition. The proposed hours of operation are 11.00 a.m. to 10.00 p.m. Monday to Saturday.

In considering this application Policy 25 of the Cumbria and Lake District Joint Structure Plan, Policies S10, S15, H2 and H17 of the Carlisle District Local Plan and Policies EC8, EC11, H2 and CP15 of the Carlisle District Local Plan 2001-2016 Deposit Draft are of relevance.  

In summary, given the opening times of the adjacent commercial properties, together with the views of Cumbria Constabulary, it is not felt that the impact that the proposed use of the premises, as a hot food takeaway, would have is such that it would be harmful to the amenity of neighbouring residential properties, as a result of increased noise, disturbance or antisocial behaviour. It is the Highway Authorities view the traffic generated by the proposed use will not materially affect highway conditions. The proposal is considered to be in accordance with Policy 25 of the Cumbria and Lake District Joint Structure Plan, Policies S10, S15, H2 and H17 of the Carlisle District Local Plan and Policies EC8, EC11, H2 and CP15 of the Carlisle District Local Plan 2001-2016 Deposit Draft. 



Relevant Development Plan Policies

Cumbria & Lake District Joint Structure Plan

Policy 25

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



Carlisle District Plan 

Shopping - Proposal S10

Within Denton Holme, other neighbourhood centres and major new housing areas, shopping proposals that serve these areas will be acceptable, provided that:

1.
They do not adversely affect the local environment or the amenity of surrounding residential areas; and

2.
Satisfactory servicing access can be achieved; and

3.
Appropriate parking arrangements can be made; and

4.
The scale of development is appropriate to the centre where it is located.



Carlisle District Plan 

Shopping - Proposal S15

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

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

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

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

4.
Appropriate access and parking can be provided; and

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



Carlisle District Plan

Housing - Proposal H2

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

1.
Existing areas of open space and other amenity areas are safeguarded; and

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

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

4.
Satisfactory access and appropriate parking arrangements can be achieved.

Proposals for uses other than residential will not be permitted in Primary Residential Areas other than where they do not adversely affect residential amenity.  Development that would create unacceptable noise, smell, safety and health impacts or excessive traffic generation will not be acceptable.  Such schemes falling within the scope of this Policy will be considered against the above criteria as well as other Policies of the Plan appropriate for the proposed use.



Carlisle District Plan

Housing - Proposal H17

The amenity of residential areas will be protected from inappropriate development where that development:

1.
Is for a use inappropriate for residential areas; and/or

2.
Is of an unacceptable scale; and/or

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

4.
Is visually intrusive; and/or

5.
Leads to a loss of housing stock.



Carlisle District Local Plan 2001 - 2016 Deposit Draft

Economic and Commercial Growth - Policy EC8

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

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

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

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

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


Carlisle District Local Plan 2001 - 2016 Deposit Draft

Economic and Commercial Growth - Policy EC11

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

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

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

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

4. 
appropriate access and parking can be provided; and

5. 
throughout the Plan area opening hours will be imposed having regard to the surrounding uses, the character of the area and the possibility of disturbance to residential areas.



Carlisle District Local Plan 2001 - 2016 Deposit Draft

Housing - Policy H2
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 uses other than residential will not be permitted in Primary Residential Areas other than where they do not adversely affect residential amenity. Development that would create unacceptable noise, smell, safety and health impacts or excessive traffic generation will not be acceptable.  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 H15, applications for residential development, including redevelopment and the change of use of vacant and underused buildings, will 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.



Carlisle District Local Plan 2001 - 2016 Deposit Draft

Core Development Policies - Policy CP16

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.



Item no: 29







Appn Ref No:
Applicant:
Parish:

05/1044
 Punch Taverns
Carlisle





Date of Receipt:
Agent:
Ward:

26/09/2005
S R Signs Ltd
Denton Holme





Location:

Grid Reference:

The Knight Inn, 79 Milbourne Street, Carlisle, CA2 5XF

339667 555667





Proposal:
Erection of illuminated and non-illuminated signage

Planning Decision
The application Report was withdrawn from discussion at the meeting in order to allow the applicant to submit additional technical information in relation to the lighting and potential spillage.  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: 30







Appn Ref No:
Applicant:
Parish:

05/1062
 Border Homes
Carlisle





Date of Receipt:
Agent:
Ward:

30/09/2005
Day Cummins Architects
Denton Holme





Location:

Grid Reference:

L/A Milbourne Street, Carlisle, CA2 5UZ

339625 555790





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

Planning Decision
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.
Details of the proposed hard surface finishes to all public and private external areas within the proposed development shall be submitted to and approved in writing by the Local Planning Authority before any site works commence. The development shall, thereafter,  be implemented in accordance with the approved details.

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



3.
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 S3, LD11 and LD7



4.
Finished floor levels for first habitation shall be set at +18.00m AOD.

Reason:
To reduce the danger to intended occupants of the building from potential flooding in accordance with the following development plan policies:


Policy ER8 - Development and Flood Risk - Regional Planning Guidance 13.


Policy 24 - Flood Risk - Cumbria and Lake District Joint Structure Plan.


Policy E20 - Development in Floodplains - Carlisle District Local Plan.



5.
The proposed lower storey level shall be set at +15.00m AOD.

Reason:
To reduce the danger of loss or damage to the assets (vehicles) belonging to occupants from potential flooding in accordance with the following development plan policies:


Policy ER8 - Development and Flood Risk - Regional Planning Guidance 13.


Policy 24 - Flood Risk - Cumbria and Lake District Joint Structure Plan.


Policy E20 - Development in Floodplains - Carlisle District Local Plan.



6.
All major electrical switch gear, gas and electricity meters together with telephone equipment in the building shall be set above the first floor level, ie +18.00 AOD. Any electric wiring, switchgear and electrical equipment below first floor level shall be on separate circuits.

Reason:
To ensure that the main electrical supply to the building will not be affected during times of flooding affecting the lower storey in accordance with the following development plan policies:


Policy ER8 - Development and Flood Risk - Regional Planning Guidance 13.


Policy 24 - Flood Risk - Cumbria and Lake District Joint Structure Plan.


Policy E20 - Development in Floodplains - Carlisle District Local Plan.



7.
There must be no development within the 8 metre Byelaws distance along the northern boundary of the site and parellel with the river River Caldew.

Reason:
The Agency needs to maintain its permissive powers under 



s.165(6) and s.172 of the Water Resources Act and Land 



Drainage Byelaw 7 to undertake flood defence improvement 



works. Improvement works have been identified as part of the 


Carlisle Flood Defence Strategy.



8.
No development approved by this permission shall be commenced until details for the disposal of surface waters (including the lower storey  parking area) have been approved in writing by the Local Planning Authority.  Surface water from the lower storey parking area shall be passed through an oil interceptor designed and constructed to have a capacity and details compatible with, the site being drained.  Roof water shall not pass through the interceptor.  Such a scheme shall be constructed and completed in accordance with the approved plans.
Reason:
To ensure a satisfactory means of drainage and to prevent 



pollution of the River Caldew.



9.
Construction work shall take place only during  daylight hours

Reason:
To ensure that the works do not result in disturbance to Otters which are known to be present in the River Caldew and to ensure compliance with Policy E14 of the Carlisle District Local Plan.



Summary of Reasons for the Decision

This application is in respect of a revised proposal for the development of a block of flats in Milbourne Street, Carlisle. The site is located at the northern end of the street between the University Library and a recently constructed block of flats.

This development of 32 apartments was approved in May 2005. As work on the detailed design has proceeded, it has become apparent that a number of detailed design changes are necessary. In total these changes necessitate the submission of this revised application. The changes proposed are:-

1.  The site layout has been revised, with an electrical sub-station and bin-store re-sited, and the access road amended, following discussions with the Environment Agency and United Utilities.

2. The rear fire escape stairs have been amended to accommodate ventilation shafts.

3.  Ventilation outlets have been introduced on the rear roof slope for ventilation shafts.

4.  Minor changes have been made to the footprint of the Building and the roof/eaves detailing, consequent upon this decision to opt for timber frame construction.

5.  Lead flat roofs are provided over the rear escape stairs.

6.  The configuration/number of ventilation grilles to car park amended.

7.  Two small areas of brickwork at high level have been changed to render to facilitate timber frame construction.

8.  Amendments to main entrance steps, canopy and external garden walls.

9.  Columns omitted and roof amended at rear entrance.

10.  Car park layout amended and plant rooms added.

11.  Fire escape doors amended at ground floor level and positioned indicated on elevations.

12.  Amendments to configuration of glazed screens to rear fire escape stairs. Opening lights added to comply with Building Regulations.

It will be apparent that these changes derive from the decision to opt for timber frame construction, and the need to comply with Building and other Regulations. The building is essentially the same in terms of height, siting and design, and the number of units remains unchanged at 32. 

Further details have been supplied with the current proposal, in terms of landscaping and the materials to be used, together with other information which will discharge some of the conditions imposed on the previous approval.

There has been no change in circumstances since the previous approval, which was granted following the flood of 7th/8th January. The same policies and considerations are therefore relevant, and material considerations applicable in this case are limited to the changes from the approved proposal.

The objections raised no new issues than what have previously been addressed during the previous application.  No objections have been received which relate directly to the minor changes that are subject of this application.  

These are minor in nature, and do not affect the scale, design or appearance of the building, or the nature of the development The proposal is therefore acceptable on the basis of the relevant Development Plan Policies 

Relevant Development Plan Policies

Cumbria & Lake District Joint Structure Plan

Policy 1

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



Cumbria & Lake District Joint Structure Plan

Policy 17

Development and other land use changes which are detrimental to important nature conservation interests will not be permitted unless the harm caused to the value of those interests is clearly outweighed by the need for the development.  Where development is permitted the loss of conservation interest should, where practicable, be minimised.


Cumbria & Lake District Joint Plan

Policy 24

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



Cumbria & Lake District Joint Structure Plan

Policy 25

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



Carlisle District Plan

Housing - Proposal H4

Within Carlisle, Brampton, Longtown and Dalston, outside the Primary Residential Areas and sites allocated under proposal H1, applications for residential development, including redevelopment and the change of use of vacant and underused buildings, will 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.



Carlisle District Plan

Housing - Proposal H17

The amenity of residential areas will be protected from inappropriate development where that development:

1.
Is for a use inappropriate for residential areas; and/or

2.
Is of an unacceptable scale; and/or

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

4.
Is visually intrusive; and/or

5.
Leads to a loss of housing stock.



Carlisle District Plan

Leisure - Proposal L8

The City Council will seek to ensure a suitable area of open space is available for public use, for passive and active recreation within walking distance of every house in Carlisle and the principal settlements and wherever possible with 0.5 km of every home and not separated from it by a busy road.  This includes appropriate provision in new developments, which should be dedicated to the Council for maintenance.



Carlisle District Plan

Employment - Proposal EM2

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

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

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

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



Carlisle District Plan

Transport - Proposal T1

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



Carlisle District Plan

Transport - Proposal T3

Proposals for development which materially increase the traffic movement on the road network will need to be accompanied by a Traffic Impact Assessment.  The City Council will usually require any road improvements or new highways, identified as being necessary by the assessment, to be funded by the developer.  Such work should be consistent with the role and function of the highway.  In the case of trunk roads all the costs will be borne by the developer and the scheme should be designed to be consistent with the Development of Environment, Transport and Regions' design horizon.



Carlisle District Plan

Environment - Policy E11

Development which would adversely affect the nature conservation (including the geological) interest of Sites of Specific Scientific Interest will be subject to special scrutiny and will not be permitted unless:

1.
The reasons for the development clearly outweigh the nature conservation value of the site as part of the national series of SSSI's; or 

2.
The nature conservation interest of the site can be fully protected and enhanced by the appropriate use of planning conditions or obligations.



Carlisle District Plan

Environment - Policy E19

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



Carlisle District Plan

Environment - Policy E20

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



Carlisle District Plan

Environment - Policy E22

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



Carlisle District Plan

Environment - Policy E24

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



Item no: 31







Appn Ref No:
Applicant:
Parish:

05/1066
 Mr C F & Mrs S D Deans
Dalston





Date of Receipt:
Agent:
Ward:

04/10/2005
Mr G R Stephen
Dalston





Location:

Grid Reference:

Dalston Library, 14 The Square, Dalston, CA5 7PY

336868 550075





Proposal:
Erection of fascia and projecting signage

Planning Decision
The application Report was withdrawn from discussion at the meeting in order to undertake further consultation with the applicants in relation to revisions to the proposals and/or allow the requirements of technical consultees to be investigated.  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: 32







Appn Ref No:
Applicant:
Parish:

05/1088
 Mr Tom Bowe
Dalston





Date of Receipt:
Agent:
Ward:

10/10/2005
Gray Associates
Dalston





Location:

Grid Reference:

27 Low Moorlands, Dalston, CA5 7NX

336831 550529





Proposal:
Extension to provide enlarged kitchen, bedroom and utility

Planning Decision
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).



Summary of Reasons for the Decision

This application seeks full planning permission for the erection of a single storey extension to provide an enlarged kitchen, bedroom and utility.  

This application raises two main issues for which policy guidance is provided under Policy 25 of the Cumbria and Lake District Joint Structure Plan, and, Policy H14 of the Carlisle District Local Plan. 

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

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

Although an objection from the owners of 25 Low Moorlands has received which expressed concern with regard to loss of light, intimidating presence, and, overshadowing pitched roof. 

It is not, however, that the proposal would exacerbate the current situation to an unacceptable level for two reasons.  

Firstly the neighbouring property is located to the south west of the application site and due to the sun orientation, the neighbouring property would not suffer an unreasonable loss of daylight or sunlight.  

Secondly, the extension would be single storey, stepped away from the boundary by 0.35 metres, have a hipped roof which would slope away from the boundary with the adjacent property, and, be partially hidden from view by the existing wooden fence panels and mature planting.

It is, therefore, considered that the proposal does not adversely affect the amenities of adjacent properties by poor design, unreasonable overlooking or unreasonable loss of daylight or sunlight.

b)
Whether the proposal is appropriate to the dwelling.

Policy 25 of the Structure Plan and Policy H14 of the Local Plan also seek to ensure the development is appropriate in terms of quality to that of the surrounding area, are of good design and are of an acceptable scale.  The proposals which are being presented for consideration is not felt to be disproportionate or obtrusive but rather complement the design of the existing dwelling.

In conclusion it is considered that the proposed single storey extension to the dwelling complies with the criteria of Policy H14 of the Adopted Local Plan and Policy 25 of the adopted Structure Plan. 



Relevant Development Plan Policies

Cumbria & Lake District Joint Structure Plan

Policy 25

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



Carlisle District Plan

Housing - Proposal H14

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



Item no: 33







Appn Ref No:
Applicant:
Parish:

05/1130
 Brian Hetherington
Dalston





Date of Receipt:
Agent:
Ward:

17/10/2005

Dalston





Location:

Grid Reference:

Greenlea, Buckabank, Dalston, CA5 7AA

337282 549191





Proposal:
Erection of single storey extensions to rear to provide lounge and conservatory; addition of first floor extension over garage; raising of eaves by 1no. metre to provide 4no. bedrooms (2no. en-suite) and bathroom (revised application)

Planning Decision
Members resolved to give authority to the Head of Planning Services to issue approval for the proposal subject to subject to expiration of statutory publicity period. 

Item no: 34







Appn Ref No:
Applicant:
Parish:

05/0831
 Edmond Castle Estates Ltd
Hayton





Date of Receipt:
Agent:
Ward:

04/08/2005

Hayton





Location:

Grid Reference:

Edmond Castle, Corby Hill, CA4 8QD

349700 558600





Proposal:
Siting of timber buildings for use as offices and garden machinery/implements and formation of hard surface for parking of six vehicles

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

Item no: 35







Appn Ref No:
Applicant:
Parish:

04/1016
 Mr D McKenzie
St Cuthberts Without





Date of Receipt:
Agent:
Ward:

16/07/2004
Phoenix Architects
Dalston





Location:

Grid Reference:

Plough Inn, Wreay, Carlisle, CA4 0RL

343609 548886





Proposal:
Redevelopment of former public house to form 2no. dwellings and erection of 4 no houses in car park

Planning Decision
Decision:
Refuse  Permission
Date:
27/08/2004

Decision of:
Planning Inspectorate

Decision Type:
Appeal Withdrawn
Date:
18/10/2005

Item no: 36







Appn Ref No:
Applicant:
Parish:

05/0163
 Mrs G A Taylor
Carlisle





Date of Receipt:
Agent:
Ward:

25/02/2005

Stanwix Urban





Location:

Grid Reference:

16 Strawberry Terrace, Carlisle, CA3 9LT

339485 557381





Proposal:
Replacement of wooden sash windows with georgian style pvc sliding sash windows

Planning Decision
Decision:
Refuse  Permission
Date:
21/04/2005

Decision of:
Planning Inspectorate

Decision Type:
Appeal Allowed with Conditions
Date:
21/09/2005

Item no: 37







Appn Ref No:
Applicant:
Parish:

05/9022
 PT & SU
Solport





Date of Receipt:
Agent:
Ward:

30/08/2005
Cumbria County Council
Lyne





Location:

Grid Reference:

Shankhill Primary School, Hethersgill, Carlisle, CA6 6JA

347238 571839





Proposal:
New school hall with incorporated disabled WC and store

Planning Decision
Decision:
City Council Observation -  Raise No Objection
Date:
29/09/2005

Decision of:
Cumbria County Council

Decision Type:
Grant Permission
Date:
03/10/2005

Item no: 38







Appn Ref No:
Applicant:
Parish:

04/0835
 Nigel Thompson Developments
Wetheral





Date of Receipt:
Agent:
Ward:

11/06/2004
Alpha Design
Wetheral





Location:

Grid Reference:

Low Allenwood Farm, Broadwath, Heads Nook, Carlisle

348600 555395





Proposal:
Conversion of redundant former agricultural buildings to form 3no dwellings with associated work units.

Members will recall at Committee meeting held on 8th October 2005 that authority was given to the Head of Planning Services to issue approval subject to completion of a legal agreement to ensure that the residential units are only occupied whilst the relevant workspace is also in use for employment purposes. The Section 106 Agreement has now been entered into and approval was issued on 10th October 2005.

Planning Decision
Granted Subject to Legal Agreement 

1.
The development shall be begun not later than the expiration of 5 years beginning with the date of the grant of this permission.

Reason:
In accordance with the provisions of Section 91 of the Town and Country Planning Act 1990.



2.
Samples or full details of all materials to be used on the exterior shall be submitted to and approved in writing by the local planning authority before any work is commenced.

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



3.
Details shall be submitted of the proposed hard surface finishes to all public and private external areas within the proposed scheme and approved by the local planning authority before any site works commence, and the approved scheme shall be fully implemented before any of the dwellings are occupied.

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



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

Reason:
To ensure that the appearance of the area is not prejudiced by lack of satisfactory screening which is not carried out in a co-ordinated manner and to ensure compliance with Policy 25 of the Cumbria and Lake District Structure Plan.



5.
The development shall be landscaped in accordance with details to be submitted to and approved by the local planning authority and shall include details of the proposed type and species of all planted material including particulars of the proposed heights and planting densities.

Reason:
To ensure that a satisfactory landscaping scheme is prepared and to ensure compliance with Policy 25 of the Cumbria and Lake District Structure Plan.



6.
All planting, seeding or turfing comprised in the approved details of landscaping shall be carried out in the first planting and seeding seasons following the occupation of the building or the completion of the development, whichever is the sooner, and maintained thereafter to the satisfaction of the Council; and any trees or plants which within a period of 5 years from the completion of the development die, are removed or become seriously damaged or diseased shall be replaced in the next planting season with others of similar size and species, unless the local planning authority gives written consent to any variation.

Reason:
To ensure that a satisfactory landscaping scheme is implemented and to ensure compliance with Policy 25 of the Cumbria and Lake District Structure Plan.



7.
This approval is in respect of 3no. live/work units, the layout of which shall comply with that on the approved drawings. No subsequent change to the relative proportion of residential and workspace elements shall be made without the prior approval in writing of the local planning authority. 

Reason:
For the avoidance of doubt.



8.
No development shall commence within the site until the applicant 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 by the Local Planning Authority.

Reason:
To afford reasonable opportunity for a record to be made of buildings of architectural and historic interest prior to their alteration as part of the proposed development.



9.
No development approved by this permission shall be commenced until a scheme for the conveyance of foul drainage to a private treatment plant has been submitted to and approved in writing by the Local Planning Authority.  No part of the development shall be brought into use until such treatment plant has been constructed and completed in accordance with the approved plans.

Reason:
To prevent pollution of the water environment and to ensure compliance with Policy E22 of the Carlisle District Local Plan.



10.
No development shall commence until visibility splays providing clear visibility of 50 metres x 2 metres x 50 metres measured down the centre of the access road and the nearside channel line of the major road have been provided at the junction of the access road with the county highway.  Notwithstanding the provision of the Town and Country Planning (General Permitted Development) Order 1995 (or any Order revoking and re-enacting that Order) relating to permitted development, no structure, vehicle or object of any kind shall be erected, parked or placed and no trees, bushes or other plants shall be planted or be permitted to grow within the visibility splay which obstruct the visibility splays.

Reason:
In the interests of highway safety and to support Local Transport 

Policies S3 and LD7.



11.
The access drive shall be surfaced in bituminous or cement bound material, so as to prevent loose material being carried onto the highway which could lead to damage to the highway, nuisance or danger to highway users.

Reason:
In the interests of highway safety and to support Local Transport 

Policies S3 and LD7.



12.
The use shall not be commenced until the access and parking requirements have been constructed in accordance with the approved plan. Any such access and parking provisions shall be retained and capable of use when the development is completed and shall not be removed or altered without the prior consent of the local planning authority.

Reason:
To ensure a minimum standard of access provision when the development is brought into use and to support Local Transport Policies S3, LD7, LD13 (in revision), P10 and Structure Plan Policy T29.



13.
Details of passing places along the new access track shall be submitted to and approved by the local planning authority. The passing places shall be provided before the development is brought into use.

Reason:
In the interests of road safety.



14.
Details of proposed crossings of the highway verge and/or footway shall be submitted to the local planning authority for approval. The development shall not be commenced until the 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 S4, S3 and LS10.



16.
The workspace element of the individual units shall be used for purposes falling within Class B1 of the Schedule of the Town and Country Planning (Use Classes) Order 1987, or in any provision equivalent to the Class in any Statutory Instrument revoking and re-enacting that Order.

Reason:
To preclude the possibility of the use of the premises for purposes inappropriate in the locality and to ensure that the proposal complies with the local planning authority's policy in relation to residential development in the rural area  .



Relevant Development Plan Policies

Carlisle District Plan

Housing - Proposal H12

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

1.
The building is of permanent construction; and

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

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

4
Adequate access and appropriate car parking can be achieved.

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

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



Carlisle District Plan

Employment - Proposal EM11

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

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

2.
Adequate access and appropriate parking arrangements are made;

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

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



Carlisle District Plan

Employment - Proposal EM10

Within the remainder of the Plan area permission will not be granted for industrial, warehousing and commercial development.  However, small scale development within existing settlements, the curtilage of existing employment premises, or groups of farm buildings, or moderate extensions to existing premises will be acceptable provided:

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

2.
There is no unacceptable adverse effect on nature conservation interests; and

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

4.
There is no unacceptable adverse affect on the amenity of any adjacent properties.



Cumbria & Lake District Joint Structure Plan

Policy 38

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



Item no: 39







Appn Ref No:
Applicant:
Parish:

05/0861
 Geltsdale Properties Ltd
Wetheral





Date of Receipt:
Agent:
Ward:

12/08/2005
Green Design Group
Wetheral





Location:

Grid Reference:

3 Elm Garth, Wetheral, CA4 8LB

346337 555144





Proposal:
Two storey extension to rear elevation to provide kitchen on the ground floor with bathroom and ensuite bedroom above, together with single storey extensions to the front and side elevations to provide double garage, garden store, utility, sitting room and conservatory

Members will recall at Committee meeting held on 30th September 2005 that authority was given to the Head of Planning Services to issue approval subject to new objections being received during the remainder of the consultation period.  The period lapsed with no further objections being received, therefore, the decision was issued on 5th October 2005.

Planning Decision
Grant Permission 

1.
The development shall be begun not later than the expiration of 5 years beginning with the date of the grant of this permission.

Reason:
In accordance with the provisions of Section 91 of the Town and Country Planning Act 1990.



2.
Notwithstanding any description of materials in the application no development shall be commenced until samples or full details of materials to be used externally on the building have been submitted to and approved by the Local Planning Authority.  Such details shall include the type, colour and texture of the materials.

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



3.
Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 1995, (or any Order revoking and re-enacting that Order), the first floor bathroom windows in the southeast elevation of the building shall be obscure glazed, factor 3 or above, and thereafter retained as such.

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



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

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



5.
Before any development is commenced on the site, including site works of any description, a post and wire or chestnut pale fence shall be erected around the trees and hedges to be retained, at a distance corresponding with the branch spread of the tree or hedge, or half the height of the tree or hedge, whichever is greater.  Within the area’s fenced off the existing ground level shall be neither raised nor lowered, and no materials, temporary buildings or surplus soil of any kind shall be placed or stored thereon. If any trenches for services are required in the fenced off area, they shall be excavated or back filled by hand and any roots encountered with a diameter of 50mm or more shall be left unsevered. The fence shall thereafter be retained at all times during construction works on the site. 

Reason:
In order to ensure that adequate protection is afforded to all trees/hedges to be retained on site in support of Policy E18 of the Carlisle District Local Plan.



Summary of Reasons for the Decision

This application seeks planning permission for the erection of an extension to a detached dwelling of modern construction, finished in a combination of facing brick, stone, upvc cladding with a tile roof. The proposal, as amended since first received, seeks approval for the erection of a two storey extension to the rear elevation to provide a kitchen on the ground floor with a bathroom and ensuite bedroom above, together with single storey extensions to the front and side elevations. These would provide a double garage, garden store, utility, sitting room and conservatory. The proposed extensions would be constructed from materials to match those of the existing property. The existing upvc cladding to the front elevation of the property is to be removed and replaced with render.

In consideration of this application Policy 25 of the Cumbria and Lake District Joint Structure Plan, Policies H14, E18 and E43 of the Carlisle District Local Plan and Policies CP15, LE18 and H11 of the Carlisle District Local Plan 2001-2016 Deposit Draft are of relevance.  

The proposed extensions are considered acceptable in terms of their siting, design and materials to be used. Officers are satisfied that the extensions, by virtue of their scale, would not detract from the character or appearance of the Wetheral Conservation Area or the amenities of neighbouring properties. It is not considered that the proposed extensions have an unacceptable impact upon the amenities of adjacent properties as a result of loss of light, unreasonable overlooking or overdominance. 

The application is in accordance with Policy 25 of the Cumbria and Lake District Joint Structure Plan, Policies H14, E18 and E43 of the Carlisle District Local Plan and Policies CP15, LE18 and H11 of the Carlisle District Local Plan 2001-2016 Deposit Draft. 



Relevant Development Plan Policies

Cumbria & Lake District Joint Structure Plan

Policy 25

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



Carlisle District Plan

Housing - Proposal H14

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



Carlisle District Plan

Environment - Policy E43

The City Council will encourage and permission will be granted for development within and adjoining Conservation Areas which preserves or enhances their character.  The City Council will seek to ensure that any new development or alterations to existing buildings are in sympathy with the setting, scale, density and physical characteristics of Conservation Areas and protect important views into or out of such areas.  Applications for outline planning permission will not be accepted for proposals in Conservation Areas.



Carlisle District Plan

Environment - Policy E18

Trees which contribute to amenity, and are under threat, will in appropriate cases, be protected by means of Tree Preservation Orders, or conditions attached to planning permissions.



Carlisle District Local Plan 2001 - 2016 Deposit Draft

Core Development Policies - Policy CP15

The suitability of any new development or redevelopment will be assessed against the following design principles. Proposals should:

1.
Harmonise with the surrounding buildings respecting their form in relation to height, scale and massing and making use of appropriate materials and detailing. 

2.
Take into consideration any important landscape or topographical features.

3.
Reinforce local architectural features where appropriate promoting and respecting local distinctiveness rather than detracting from it.

4.
Be well integrated- ensuring all components of a development are well related to one another e.g. buildings, associated parking, access routes, open space, and hard and soft landscaping to ensure a successful and attractive outcome.

5.
Not adversely affect the residential amenity of existing areas and nearby users, nor result in unacceptable standards for future users and occupiers of the development. (see Policy CP16)

6.
Ensure where possible the retention of existing trees, shrubs, hedges and other wildlife habitats and the replacement of any environmental feature lost to development (see Policy CP7)

7.
Recognise that landscaping schemes (both hard and soft) will be required to assist in integrating 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 drainage infrastructure can be incorporated without causing unacceptable harm to retained features.

9.
Through layout and design, encourage the promotion of energy conservation by its future occupiers, the incorporation of sustainable forms of energy production within the overall design should also be explored where appropriate (see Policy CP19 )

10.
Have a layout and design which minimises the potential for crime and antisocial behaviour. (see Policy CP34)



Carlisle District Local Plan 2001 - 2016 Deposit Draft

Housing - Policy H11

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 Deposit Draft

Housing - Policy LE18

The City Council will continue to review existing and designate new conservation areas.  The City Council will encourage, and permission will be granted for development within and adjoining conservation areas which preserves or enhances their character. The City Council will seek to ensure any new development or alterations to existing buildings are in sympathy with the setting, scale, density and physical characteristics of conservation areas, and protect important views into or out of such areas.  Applications for outline planning permission will not be accepted for proposals in conservation areas.

Proposals for new development and/or the alteration of buildings in conservation areas should harmonise with their surroundings:

1.
the design, massing and height of the building should closely relate to adjacent buildings and should not adversely impinge on the townscape or landscape;

2.
wherever practicable traditional local materials such as brick, stone and slate should be used and incongruous materials should be avoided;

3.
individual features both on buildings and contributing to their setting, should be retained e.g. doorways, windows, shopfronts, garden walls, railings, cobbled or flagged forecourts, sandstone kerbs, trees and hedges, etc. Where features have deteriorated to the extent to which they have to be replaced, the replacement should match the original;

4. 
proposals which would generate increased traffic movements and heavy vehicles or excessive parking demands will not be permitted since these would be prejudicial to amenity;

5.
proposals which would require substantial car parking and servicing areas which cannot be provided without an adverse effect on the site and its surroundings will not be permitted.



Date of Committee 11/11/05
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