Committee Minutes



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

	Item no: 01
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	09/0719
	 Citadel Estates Ltd.
	Brampton

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	26/08/2009 08:11:16
	Holt Planning Consultancy
	Brampton

	
	
	

	Location:
	
	Grid Reference:

	Tarn End House Hotel, Talkin, Brampton, CA8 1LS
	
	354388 558354

	
	
	

	Proposal:
	Conversion And Extension Of Hotel Premises To Create 15no. Dwellings


Members resolved to give authority to the Head of Planning and Housing Services to issue a refusal of permission for the proposal subject to the awaited comments from Brampton Parish Council.

	Item no: 02
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	09/0714
	 Citadel Estates Ltd.
	Brampton

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	26/08/2009 08:07:16
	Holt Planning Consultancy
	Brampton

	
	
	

	Location:
	
	Grid Reference:

	Talkin Tarn Countryside Park, Talkin Tarn, Talkin, CA8 1HN
	
	354459 559165

	
	
	

	Proposal:
	Erection Of New Boathouse For Talkin Tarn Amateur Rowing Club


Members resolved to give authority to the Head of Planning and Housing Services to issue approval for the proposal subject to the receipt of appropriate surveys and satisfactory resolution of the outstanding matters concerning the presence of protected species in the form of bats and otters, and clarifying the potential damage to the woodland.

	Item no: 03
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	08/1254
	 JJ Lattimer Ltd
	Dalston

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	19/12/2008
	Swarbrick Associates
	Dalston

	
	
	

	Location:
	
	Grid Reference:

	Ben Hodgson Bodyworks, Dalston Service Station, The Square, Dalston, Carlisle, CA5 7QA
	
	336861 550000

	
	
	

	Proposal:
	Removal Of Existing Garage Buildings And Erection Of Convenience Store And Three Residential Units (Revised Proposals Submitted on 7th July 2009)


Members resolved to give authority to the Head of Planning and Housing Services to issue approval for the proposal subject to the applicant entering into a Section 106 Agreement relating to Highway works and to planning conditions. 
	Item no: 04
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	09/0358
	 J. J. Lattimer Limited
	Dalston

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	29/04/2009 13:00:48
	Swarbrick Associates
	Dalston

	
	
	

	Location:
	
	Grid Reference:

	Land adjacent to Dalston Service Station, Dalston, Carlisle, CA5 7QA
	
	336831 549981

	
	
	

	Proposal:
	Formation Of Car Parking Area To Serve The Proposed Convenience Store And Two Residential Units Subject Of Planning Application Ref: 08/1254


Members resolved to give authority to the Head of Planning and Housing Services to issue approval for the proposal subject to completion of a section 106 Agreement for Highway works associated with a related application for a convenience store and three residential units (08/1254).

	Item no: 05
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	09/0408
	 Riverside Carlisle
	Brampton

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	18/05/2009 08:00:41
	Day Cummins Limited
	Brampton

	
	
	

	Location:
	
	Grid Reference:

	1-21 West Hill House, St Martins Drive, BRAMPTON, CA8 1TG
	
	352655 560921

	
	
	

	Proposal:
	Reconfiguration Of Existing Bedsits/Flats To Provide 12No. Flats And 2No. Houses; Including The Erection Of Entrance Porches, Two Storey Extensions To Both Side Elevations And Alterations To Positioning Of Window Openings


Members resolved to give authority to the Head of Planning and Housing Services to issue approval for the proposal subject to the expiry of the neighbour consultation period, although this is subject to no new issues being raised, together with an amendment to the wording Condition 4, which would require the parking area to be constructed from permeable paving.  

	Item no: 06
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	09/0701
	Mr G C Stothard
	Carlisle

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	21/08/2009
	Architects Plus (UK) Ltd
	Stanwix Urban

	
	
	

	Location:
	
	Grid Reference:

	Viewfield, Cavendish Terrace, Stanwix, Carlisle, CA3 9ND
	
	339840 556825

	
	
	

	Proposal:
	Two Storey Rear Extension To Provide Living Room, Utility And Shower Room On Ground Floor With 1no. Bedroom And Bathroom Above


Grant Permission 

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

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



	2.
	The materials (and finishes) to be used in the construction of the proposed development shall be in accordance with the details contained in the submitted application, unless otherwise agreed in writing by the local planning authority.

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



	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 west elevation without the prior consent of the local planning authority.

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



	4.
	Details of all new windows, including sections, shall be submitted for prior approval by or on behalf of the local planning authority before any development takes place.  Such details shall include the window elevations at a scale of 1:20, horizontal and vertical sections through the windows at a scale of 1:2 together with full size details of the junction between the glazing bar and the double glazing units. 

Reason:
To ensure the works harmonise as closely as possible with the existing building in accordance with Policy CP5 and H11 of the Carlisle District Local Plan 2001-2016.



	5.
	An archaeological watching brief shall be undertaken by a qualified archaeologist during the course of the ground works of the permitted development.  The archaeological watching shall be in accordance with a written scheme of investigation which has been submitted by the applicant and approved by the Local Planning Authority in advance of the permitted development.  Within two months of the completion of the permitted development, 3 copies of the report shall be furnished to the Local Planning Authority.

Reasons: 
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 investigation and recording of such remains in accordance with Policy LE10 of the Carlisle District Local Plan 2001-2016. 



Summary of Reasons for the Decision

Introduction

5.1
This application seeks approval for the demolition of a single storey external store and erection of a two storey rear extension to provide a living room, utility and shower room on the ground floor with 1no. bedroom and bathroom above at Viewfield. The property is a large two storey Georgian semi-detached dwelling constructed from rendered walls under a slate roof. The surroundings to the property are wholly residential. 

Background
5.2
The application site is located on Cavendish Terrace overlooking Bitts Park. The site is neighboured by two storey dwellings to the east, west and north-west; "The Limes", "Scaur House" and "The Coach House" respectively, together by single storey residential properties to the north. The north and eastern boundaries of the application site are delineated by a 2.5 metre (approx) high brick wall. Viewfield's garage is located adjacent to the eastern boundary of the application site together with large trees which are situated within the curtilage of "Scaur House".  The western boundary of the site is partially delineated by a 1 metre high brick and rail wall together with a two metre (approx) high hedge towards the rear. There is a large cherry tree located adjacent to the western boundary.

Assessment
5.3
The relevant planning policies against which the application is required to be assessed are Policies CP5, CP6, H11, LE7 and LE19 of the Carlisle District Local Plan (2001-2016).

5.4
The proposal raises the following planning issues:

1.
The Impact Of The Proposal On The Living Conditions Of Neighbouring Residents

5.5
There will be windows situated on the north, east and west elevations of the proposed extension. These windows are situated an appropriate distance from the windows of neighbouring properties. The residential property located to the north-west of the application site "The Coach House" has two windows (one serving a sitting room and the other serving a bedroom) located on the rear of the property facing the application site. These windows are 'off set' from the proposed extension therefore the proposal would not adversely affect the tenants of this property through loss of light or over dominance sufficient to warrant refusal of the application on this basis.  Given the location of the proposed extension in relation to the positioning of neighbouring properties it is considered that the proposed development will not adversely affect occupiers of any neighbouring properties on the basis of loss of light, overlooking or over dominance.

2.
Whether The Proposal Is Appropriate To The Dwelling

5.6
The scale and height of the proposed extension is comparable to the existing property. The extension would be constructed from materials to match the existing dwelling, and would employ similar detailing. Accordingly, it is considered that the proposed development would complement the existing dwelling in terms of design and materials to be used.


3.
Impact Of The Proposal On Stanwix Conservation Area

5.7
The property falls within Stanwix Conservation Area. The Council's Conservation Officer has been consulted on the proposed extension and has raised no objections subject to a condition being imposed within the decision notice ensuring that the new joinery details respect the existing traditional details and proportions, particularly where multi-paned, double glazed windows are proposed. Furthermore the Conservation Advisory Committee has also raised no objections to the proposal. As the proposed extension is located to the rear of the application site it is considered that the proposal will not adversely affect the street scene. In relation to the comments raised by the Council's Conservation Officer and the Conservation Advisory Committee it is considered that the proposal will preserve the character of Stanwix Conservation Area.


4.
Trees

5.8
As stated above there is an ornamental cherry tree located adjacent to the western boundary of the application site. This tree is to be retained as part of the proposal. At the time of writing the report comments from the Council's Landscape Architect/Tree Officer are still awaited.

Conclusion

5.9
In overall terms it is considered that the proposal will not adversely affect the living conditions of adjacent properties sufficient to merit refusal. The scale and design of the proposed extension is considered acceptable and it is considered that the proposal will preserve the character of Stanwix Conservation Area. On this basis the proposal will be recommended for approval subject to no objections being received from interested parties in the interim.

Relevant Development Plan Policies

	Carlisle District Local Plan 2001 - 2016

Core Development Policies - Policy CP5 - Design 

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

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

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

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

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

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

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

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

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

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



	Carlisle District Local Plan 2001 - 2016

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

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

2
is of an unacceptable scale; and/or

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

4
is visually intrusive.



	Carlisle District Local Plan 2001 - 2016

Housing - Policy H11 - Extensions To Existing Residential Premises

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



	Carlisle District Local Plan 2001 - 2016

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

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

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

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

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



	Carlisle District Local Plan 2001 - 2016

Local Environment - Policy LE19 - Conservation Areas

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

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

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

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

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

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

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

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

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




	Item no: 07
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	09/0513
	Mr & Mrs G Martin
	Wetheral

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	26/06/2009
	Bingham Yates
	Wetheral

	
	
	

	Location:
	
	Grid Reference:

	Windhover Barn, Low Cotehill, Cotehill, Cumbria, CA4 0EL
	
	347113 550570

	
	
	

	Proposal:
	Demolition Of Existing Single Storey Building And Erection Of Replacement Two Storey Extension To Provide Entrance Hall, Living Room And Ensuite Sunroom/ Guest Room On Ground Floor With 1No. Study/Bedroom And 1No. En-Suite Bedroom Above (Revised Application)


Grant Permission 

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

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



	2.
	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 or door openings shall be inserted on any elevation without the prior written consent of the Local Planning Authority.

Reason:
In order to protect the privacy and living conditions of residents in close proximity to the site and to ensure compliance with Policy H11 of the Carlisle District Local Plan 2001-2016.



	3.
	All new external stonework shall be carried out in natural stone which shall, in type and in the manner in which it is laid, match that of the existing building.  

Reason:
To ensure the works harmonise as closely as possible with the existing building in accordance with Policy H11 of the Carlisle District Local Plan 2001-2016.



	4.
	The roofing materials to be used in the building works hereby permitted shall be identical to those in the existing building.

Reason:
To ensure the works harmonise as closely as possible with the existing building and to ensure compliance with Policy H11 of the Carlisle District Local Plan 2001-2016.



	5.
	The premises shall be occupied as a single, self contained family dwelling house, and at no time shall any part be sub-divided and occupied independently of the remainder of the property.

Reason:
The local planning authority is not prepared to permit the establishment of a separate unit of accommodation on this site in accordance with Policy H1 of the Carlisle District Local Plan 2001-2016.




Summary of Reasons for the Decision

This application seeks Full Planning permission for the erection of an extension to Windhover Barn, Cotehill, Carlisle.  The building is a two storey detached dwelling house constructed from natural stone under a slate roof.  The property, together with the neighbouring property Chapel House, is located in open countryside, approximately 350 metres to the north-east of Covehill.

The application seeks consent for the demolition of the existing single storey building those projects to the rear of the property and erection of a two storey extension.  The resulting accommodation would provide an entrance hall, no. ensuite bedroom and 1no. Unsuited sunroom/ guest bedroom on the ground floor with no. bedroom and an office/ study above.  The extension would occupy a similar footprint to that of the existing building.

This application is a revision to the scheme approved in 2008 with the main changes involving the increase of the ridge height by 0.1 metres; the increase in length of the building by 0.6 metres; reconfiguration of the internal layout; the insertion of two first floor windows on the north-east elevation; the insertion of three additional rooflights on the north-east elevation; the insertion of three additional rooflights on the south-west elevation; the insertion of one additional window on the south-west elevation; and construction of a retaining wall. 

There have been several applications preceding the current proposal for this dwelling.  The applicant has provided supplementary information which states that when works began on site following the grant of the previous application, the scheme as drawn by their architect, would have obscured existing windows in the property and that the pitch of the roof was incorrect and the way that the roof had been designed, would have left insufficient headroom in the first floor accommodation.

The size of the windows have been scaled down as the applicant believes that the windows in the approved scheme were inappropriately larger than those in the existing dwelling.  The builder continued working to the extent at which he thought consent had been granted and ceased work on site when the scheme involved alterations that are subject of this application.  The internal staircase has been provided in place of the corridor that occupied too much floorspace and could not have been provided due to the limited headroom.

Planning policies require that extensions are of good design and are of an acceptable scale and protect the amenity of adjacent properties from proposals that are of inappropriate scale, design or result in unreasonable overlooking.  In assessing the current proposal, Members should note that the extension would be sited on the north-west elevation of the building.  The original approval sought to replace an existing single storey building.  The revised application would extend the length of this building by 0.7 metres.    

The eaves height of the extension varies along its length on the north-east elevation to break up the facade of this building which otherwise due to its length, may appear awkward and incongruous.  The eaves height would be lower than the eaves height of the existing dwelling and the ridge height would be 1.15 metres lower the ridge of the house. 

The revised application seeks to increase the ridge height by 0.1 metres.  In order to provide adequate first floor accommodation the extension has been dug into the ground which also means that the relationship between the floor levels of the existing house and the proposed extension are more acceptable.  Consequently, only a minimal increase in the height of the ridge is required to facilitate this development.

The scale and footprint of the proposal would be large; however, the footprint of the original building and the extension that was granted planning consent in 2008 should be bourne in mind.  Essentially, the principle of development is not in dispute; the proposed extension is marginally larger than the approved and attention must be given to the differences between the previous extant planning consent and the current submission.  

The design and fenestration of the current scheme is appropriate to the style and character of the existing property.  The applicant has made revisions to the scale and position of the window openings that better reflect the character of the existing property.  

The site is located on a low-lying area of land and would be visible from the village of Cotehill located to the south-west and at a higher level; however, these views would be limited and on this elevation, the extension would be faced from natural stone.  Accordingly, the scale and height of the building would not be detrimental to the character or appearance of the area or detract from the setting of the dwelling house or neighbouring property.  The development would be well related to the existing dwelling and curtilage boundaries and the proposed increase in scale of the building is marginal from that of the approved scheme and in this respect, the proposal does not conflict with planning policy objectives.

The nearest residential property is known as 'Chapel House'.  This dwelling is located at right angles and set back from the proposed extension.  Within the curtilage of this property is a detached two storey building that is occupied as a holiday let.  This building directly faces the proposed extension.  The relationship between Chapel House and the proposed extension is less of an issue due to the orientation and the oblique view of the application site.

As the proposal involves the introduction of windows that face the neighbouring property, it is appropriate to consider the development against the commonly used distance of 21 metres that is required between primary windows.  The draft Supplementary Planning Document "Achieving Well Designed Housing" reinforces this requirement although limited weight can be afforded to this documentation as it has not been formally adopted.  Some overlooking will be occur from the proposed extension and the parking area in front of Chapel House and the holiday unit.  The distance between the holiday let and the proposed extension is approximately 32.5 metres from the proposed extension and even taking into account the fact that some of the windows are at first floor level, there is more than the prescribed distance between the two properties. 

Given the orientation of the application site with the adjacent property, it is not considered that the occupiers would suffer from an unreasonable loss of daylight or sunlight.  Due to the siting, scale and design of the extension, the development will not adversely affect the living conditions of the occupiers of the neighbouring properties by virtue of unreasonable loss of light, loss of privacy or over-dominance. 

Reference is made in the letter of objection to the fact that there may be land shown on the application details as belonging to the applicants.  This issue is disputed between the two parties; however, the applicant has signed a declaration that they own the land shown on the plans and the area concerned does not affect the land involved as part of the extension.

There is no right to a view.  The proposed extension will be 100mm higher than the scheme that was approved and in this respect, would not be detrimentally overbearing or fundamentally affect the outlook towards the village.

There is already existing landscaping along the boundary between the two properties that partially screens the development.  Additional landscaping to further screen the site would have to be planted across the vehicular access to the applicant's property which would be unreasonable.

Some minor changes to the building have been made from the approved scheme to those shown on the current proposal, for example, the scale and position of the ground floor windows.  The applicant has stated that he took advice from his builder who told him that as the windows are smaller, a revised application would not be required.  When it became apparent that a new application would be required, work ceased on the external works to the building.  As Members are unaware, it is not unlawful to undertake works without planning consent but that any development is at the applicant's own risk.

Policy H1 of the Carlisle District Local Plan 2001-2016 establishes a hierarchical approach to housing within the District in line with sustainable objectives.  In summary, the bulk of new housing in the district is expected to be focussed upon the urban area of Carlisle, followed by the two Key Service Centres of Brampton and Longtown with more limited development within the rural area being accommodated within villages which perform a service function.  The site is located outwith Cotehill and in this location an application for a separate dwelling would be contrary to policy objectives.  Due to the revisions to the internal layout it would be appropriate to impose a condition preventing any subdivision of the property.  

In overall terms, the scale and design of the extension to the property is large but is acceptable in the context of the site and marginally differs from the extant permission.  proposal does not adversely affect the living conditions of adjacent properties by poor design or unreasonable loss of daylight or sunlight.  Whilst the current proposal involves the insertion of additional window openings, particularly at first floor level, it has been demonstrated in the report that there is sufficient distance between the two buildings that the occupiers of the neighbouring property would not suffer from overlooking or loss of privacy.  In all aspects the proposal is considered to be compliant with the objectives of the relevant Local Plan policies.

Relevant Development Plan Policies

	Carlisle District Local Plan 2001 - 2016

Housing - Policy H11 - Extensions To Existing Residential Premises

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




	Item no: 08
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	09/0245
	 The Diocesan Trustees
	Carlisle

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	27/03/2009
	Derek Hicks & Thew
	Stanwix Urban

	
	
	

	Location:
	
	Grid Reference:

	Social Club And Field, St Augustines Church, Waverley Gardens, Carlisle, CA3 4JU
	
	339733 557884

	
	
	

	Proposal:
	Proposed Residential Development On Social Club And Side Field Site (Revised Application)


Members resolved to give authority to the Head of Planning and Housing Services to issue approval for the proposal subject to the completion of a Section 106 Agreement to deal with the provision of affordable housing and open space contributions.

	Item no: 09
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	09/0670
	 Carlisle City Council
	Carlisle

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	10/08/2009
	Johnston & Wright
	Multiple Wards

	
	
	

	Location:
	
	Grid Reference:

	Land Behind John Street Hostel, Shaddongate, Carlisle CA2 5LG
	
	339475 555900

	
	
	

	Proposal:
	Change of Use from Existing Car Park to Proposed Resource and Training Centre with Associated Offices and Workshop as well as Car Parking and Landscaping (Revised Application)


Members resolved to give authority to the Head of Planning and Housing Services to issue approval for the proposal subject to:

1. the expiry of the consultation period regarding the design and access issues;

2. the receipt of satisfactorily amended details regarding the Access Officers further comments;

3. the receipt of a Method Statement detailing pollution prevention measures;

4. the imposition of a condition requiring the development to be undertaken in accordance with the Flood Risk Assessment as suggested by the Environment Agency; and

5. revised drawings deleting the rendered band from the north elevation

	Item no: 10
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	08/0472
	Mr Plumb
	Carlisle

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	08/05/2008 11:33:30
	Space_Architecture
	Harraby

	
	
	

	Location:
	
	Grid Reference:

	Former Cavaghan & Gray Limited, London Road, Carlisle, CA1 3EU
	
	341870 553940

	
	
	

	Proposal:
	Proposed Aldi Supermarket And Single Storey Workshop Development


Members resolved to give authority to the Head of Planning and Housing Services to issue approval for the proposal subject to the completion of a Section 106 Agreement concerning the payment of £31,970 as a contribution towards the improvements to the London Road and Eastern Way junction; the imposition of an additional condition seeking to ensure that within three years of the retail/food store commencing to trade the employment units are completed to a wind and watertight finish; and the comments of interested parties on the revised scheme.

	Item no: 11
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	09/0634
	Mr R H Percival
	Stanwix Rural

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	03/08/2009
	Jock Gordon
	Stanwix Rural

	
	
	

	Location:
	
	Grid Reference:

	L/A Orchard Gardens, Orchard Gardens, Houghton, Carlisle CA3 OLH
	
	340608 559214

	
	
	

	Proposal:
	Erection Of Detached Bungalow And Detached Garage


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.  The development shall then be undertaken in accordance with the approved details.

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



	3.
	No development shall take place until details of a landscaping scheme have been submitted to and approved in writing by the Local Planning Authority.

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



	4.
	All works comprised in the approved details of landscaping shall be carried out in the first planting and seeding season following the occupation of the dwelling.
Reason:
To ensure that a satisfactory landscaping scheme is implemented in accordance with Policy CP5 of the Carlisle District Local Plan 2001-2016.



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

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



	6.
	No development hereby approved by this permission shall commence until details of the proposed hard surface finishes to all public and private external areas within the proposed scheme have been submitted to and approved in writing by the Local Planning Authority.  The development shall be undertaken in accordance with the approved details.

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




Summary of Reasons for the Decision

This application seeks Full Planning permission for the erection of detached bungalow on land at Orchard Gardens, Houghton, Carlisle.  The site is currently in agricultural use and occupies an area of approximately 400 square metres.  The site is located on the western fringe of the village and is bounded to the north, east and west by residential properties.  The agricultural land to the south of the proposed dwelling would remain in its current use.

The bungalow would be sited close to the western boundary of the site and would comprise of a living room, kitchen, hall, utility room, a bathroom and 2no. ensuite bedrooms.  The building would be finished from facing brick with artstone cills under a slate roof.  The vehicular access located in the north-east corner of the site that leads from Orchard Gardens.  A detached single storey garage would be sited adjacent to the eastern boundary and would be finished from materials to match those of the proposed bungalow.  The rear boundary would be comprised of the hedgerow that aligns the rear boundary of the adjacent property located to the east, no. 2 Orchard Gardens.

Section 54a of the Town and Country Planning Act 1990/Section 38(6) of the  Planning and Compulsory Purchase Act 2004, requires that an application for planning permission shall be determined in accordance with the provisions of the Development Plan unless material considerations (including Government Policy as expressed through Planning Policy Guidance Notes or Planning Policy Statements) indicate otherwise.  The Development Plan comprises the North West of England Plan Regional Spatial Strategy to 2021, saved Structure Plan Policies and the Carlisle District Local Plan 2001-2016.

Planning policies seek to ensure that, in the context of the Spatial Strategy and Development Principles set out in the adopted Local Plan, new housing development outwith Carlisle should be in locations which will assist in reducing the need to travel. It, therefore, focuses development on the two Key Service Centres (Brampton and Longtown) plus limited small scale development in identified Local Service Centres.

The only other exceptions with regard to housing in the rural area (apart from dwellings needed for agriculture or forestry or "exception sites" such as for a Registered Social Landlord) is small scale infilling development (defined as development between an otherwise continuous frontage) within specified settlements where there is evidence of a local need to be in that location. The relevant Local Plan policy (Policy H1) seeks to ensure that development in such locations achieves the following objectives:

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

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

3.    the layout of the site and the design of the building(s) is well related to existing property in the village;

4.    the siting and design of the building(s) is well related to and does not adversely affect the amenity of neighbouring property;

5.    appropriate access and parking can be achieved;

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

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

8.    adequate arrangements are made for the disposal of foul and surface water drainage.

Policies require that development proposals, and in this instance, residential development, should enhance the overall quality of life within Cumbria through the promotion of sustainable development that seeks to protect the environment, ensure prudent use of resources and maintain social progress and economic growth. 

Orchard Gardens is located immediately adjacent and to the east of the application site.  A series of semi-detached bungalows characterise the property types in this street.  To the west of the application is a substantial and well-established hedgerow further to the west of which is located a large detached property known as 'Orchard Holme' that was built in 2003.   

Whilst the appeal decision from the Planning Inspectorate is a material consideration, there are clear distinctions between the current proposal and the application that was subject of the appeal.  The appeal site was much larger in area and given that the proposal was submitted in outline form, could potentially have accommodated numerous dwellings which, as the Inspector noted, would have had a significant impact on the character of the area.  The current proposal involves a significantly smaller parcel of land adjacent to the northern boundary of the field and the development of one dwelling would be well related to the existing built form of Orchard Gardens.  To the west of the application site, the hedgerow provides a well-defined boundary to the site and this particular part of the village, beyond which is a further dwelling.  Due to the siting and scale of the proposal, together with the well contained boundaries of the site, the development would have a significant impact on the character of the area.  

The Parish Council has objected to the principle of development stating that the proposed development would intrude into open countryside and that the proposed development would deny access to the field immediately south of the site, thus preventing proper care and maintenance of the land.  It is further argued that the application does not provide any evidence of proven agricultural or forestry need; or any exceptional circumstances which may support a special need for residential development in this location.  Neither is it stated that the proposal is intended meet a local need.  In response to the issue of access, an existing vehicular access exists in the southern boundary that would serve the remaining land and allow for the maintenance of the field. 

Although planning permission was refused in 2006 and the subsequent appeal was dismissed, this related to a much larger parcel of land that would have, if granted, had a much greater impact on the character and appearance of the village.

Whilst the site is outwith the settlement boundary planning policies do allow for development of such sites where there the land is well related to the settlement boundary and would not result in a precedent for further development.  The proposal would result in a liner continuation of the properties in Orchard Gardens and development would be prohibited by the property to the west.  Given the layout of the site, it would not allow for the provision of an access to the remaining land to the rear of the site.  The principle of development is therefore accepted in policy terms, a view that is supported by the Council's Local Plans Officer.

The submitted drawings illustrate that the proposed dwelling would be of a similar scale and massing to those of its immediate neighbours and other properties within the immediate vicinity to the east of the application site.  The Design and Access Statement, submitted as part of the application, indicates that the proposed materials would also complement the existing dwellings.  Furthermore, the proposal would achieve adequate amenity space and off-street parking.   The character and appearance of the dwelling would not be disproportionate or obtrusive within the streetscene. 

Planning policies require that development proposals should not adversely affect the living conditions of occupiers of residential properties by virtue of inappropriate development, scale or visually intrusiveness. 

The detached garage would be located adjacent to the nearest property, number 2 Orchard Gardens.  As the development would be a linear continuation of the existing built form, it is not considered that the building would be detrimental to the occupiers of these properties.  The bungalow would be sufficient distance from the properties to the north and west and in terms of the latter, would be screened by an existing hedgerow. 

Given the orientation of the application site with adjacent properties, the occupiers of the adjacent properties would not suffer from an unreasonable loss of daylight or sunlight and due to the siting, scale and design of the property, the development would not be over-dominant.

The submitted drawings indicate a hawthorn/ blackthorn hedge would be planted along the rear boundary.  Whilst this is acceptable in principle, specific details would be required and is it therefore appropriate to impose a condition requiring the submission further details.  

A letter of objection has been received from the occupier of a property on Orchard Lane which leads onto Orchard Gardens.  The issues raised relate to the increase in traffic along the road and the ability of the road to accommodate the increased vehicle movements as well as from heavy and light goods vehicles.  The Highway Authority has raised no objection subject to the application obtaining a S184 permit under the Highways Act 1980 and an advisory note has been included for the applicant's attention. 

In overall terms, it is considered that the proposal does not adversely affect the living conditions of adjacent properties by poor design, unreasonable overlooking or unreasonable loss of daylight or sunlight.  The siting, scale and design of the proposal is considered acceptable and would be well related to the existing built form of the village.  The development would not create a precedent for further applications in the area which, in any case, would have to be considered on their own merits.  In all aspects the proposal is considered to be compliant with the objectives of the relevant Local Plan policies.

Relevant Development Plan Policies

	Carlisle District Local Plan 2001 - 2016 

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

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

Urban Area

City of Carlisle

Key Service Centres

Brampton

Longtown

Local Service Centres

Burgh by Sands

Heads Nook

Castle Carrock

Houghton

Cummersdale

Irthington

Cumwhinton

Raughton Head

Dalston

Rockcliffe

Gilsland 

Scotby

Great Corby

Smithfield

Great Orton

Thurstonfield

Hallbankgate

Warwick Bridge

Hayton

Wetheral

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

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

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

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

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



	Carlisle District Local Plan 2001 - 2016

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

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

1
the location of existing trees and hedges;

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

3
an assessment of the condition of each tree;

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

5
existing and proposed changes in ground level.

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

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

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



	Carlisle District Local Plan 2001 - 2016

Core Development Policies - Policy CP5 - Design 

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

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

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

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

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

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

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

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

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

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



	Carlisle District Local Plan 2001 - 2016

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

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

2
is of an unacceptable scale; and/or

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

4
is visually intrusive.



	Carlisle District Local Plan 2001 - 2016

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

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



	Carlisle District Local Plan 2001 - 2016

Housing - Policy H1 - Location Of New Housing Development

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

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

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

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

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

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

5
appropriate access and parking can be achieved; and

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

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

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

Burgh-by-Sands
Castle Carrock

Cummersdale

Cumwhinton

Dalston


Gilsland

Great Corby

Great Orton


Hallbankgate

Hayton

Heads Nook


Houghton

Irthington

Raughton Head

Rockcliffe



Scotby

Smithfield


Thurstonfield


Warwick Bridge (including Little Corby & Corby Hill)
Wetheral





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

Cardewlees


Cargo

Carleton

Cotehill


Cumwhitton

Durdar

Faugh



Harker

Hethersgill

How Mill


Lanercost

Laversdale

Low Row


Monkhill 

Moorhouse

Talkin



Todhills 

Walton 

Warwick-on-Eden

Wreay



	Carlisle District Local Plan 2001 - 2016

Transport - Policy T1- Parking Guidelines For Development

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

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

2
the availability of public car parking in the vicinity;

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

4
the likely impact on the surrounding road network; and

5
accessibility by and availability of, other forms of transport.
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	David Hetherington Environmental And Planning Services
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	Location:
	
	Grid Reference:

	Gill Farm, The Gill, Dalston, Carlisle, CA5 7JP
	
	335752 548469

	
	
	

	Proposal:
	Proposed Agricultural Workers Dwelling (Outline) (Revised Application)


Grant Permission 

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

i)
The expiration of 3 years from the date of the grant of this permission, or

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

Reason:
In accordance with the provisions of Section 92 of the Town and Country Planning Act 1990. (as amended by The Planning and Compulsory Purchase Act 2004).



	2.
	Before any work is commenced, details of the layout, scale, appearance, access and landscaping of the site (hereinafter called "reserved matters") shall be submitted to and approved by the local planning authority.

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



	3.
	The occupation of the dwelling shall be limited to persons solely or mainly employed, or last employed, in the locality in agriculture as defined in Section 336 of the Town and Country Planning Act 1990 or dependants of such persons residing with him or her, or a widow or widower of such a person.

Reason:
The unrestricted use of the dwelling would be contrary to the provisions of Policy H7 of the Carlisle District Local Plan ( 2001 - 2016) which seeks to prevent additional sporadic development in the countryside unless demonstrated to be essential in the interests of agriculture.



	4.
	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 in accordance with the objectives of Policies CP11 and CP12 of the Carlisle District Local Plan ( 2001 - 2016) 



	5.
	If any contamination which has not previously been identified and discussed in writing is found during development, (ie building works) no further development shall be carried out until the developer has submitted a remediation plan and a proposed validation strategy. The plan and strategy must be given approval from the LPA before development re-commences and the plan must detail the type of contamination, how it will be dealt with and the likely extent of the contamination. Once the method statement has been implemented a validation report showing that all work has been fully completed must be submitted to the satisfaction of the LPA.

Reason:
To ensure that appropriate measures are taken treat, contain and control any contamination found in accordance with the objectives of Policies LE29 and CP11 of the Carlisle District Local Plan ( 2001 - 2016) 



	6.
	Details to be submitted in accordance with Condition 2 shall include the floor level and existing and proposed sections through the site.

Reason:
To ensure that the house is located above the flood level of Gill Beck in accordance with the objectives of Policy LE26 of the Carlisle District Local Plan ( 2001 - 2016) 




Summary of Reasons for the Decision

Introduction

5.1
This application seeks outline planning permission with all matters reserved for subsequent approval for the erection of an agricultural worker's dwelling on land adjacent to The Gill Farm steading, Dalston.  (An application for a similar proposal was refused by the Development Control Committee in May 2008 but there has been a change of circumstance).

5.2
The site is located approximately 2 kilometres south of Dalston in the Rural Area as defined in both the Carlisle District Local Plan and the Revised Redeposit Draft (2001-2016).  Part of the site lies within Flood Zone 2.  The site which is part of a field, is located adjacent to Gill Cottages.  Gill Farm, which is a Grade II listed building, and its associated buildings, lies on the opposite side of the access road, approximately 40 metres to the northwest.  To the southwest, north and east of the site is open countryside.

Proposal
5.3
It is proposed to construct a dwelling for occupation by an agricultural worker close to, but outwith, the steading of The Gill Farm.    Although the application is in outline form, the supporting Design and Access Statement indicates that the four bedroom building would be L-shaped with the road frontage elevation being 14m, the depth of the building being 14m to the south east and 8m to the northwest with a ridge height of 7.75 metres.  Foul drainage will be disposed of to Gill Beck via a private treatment plant and tentiary reed bed. Attenuation for the disposal of surface water from the development would be provided by the nearby pond in Gill Beck.

Assessment
5.4
The relevant planning policies against which the application is required to be assessed are Policies CP1, CP4, CP11, CP12, H7, LE12, LE26 and LE29 of the Carlisle District Local Plan (2001-2016).  The proposals raise the planning issues in relation to:


1.   The Principle Of Residential Development.

2.
The impact of the proposed development on the amenity of adjacent occupiers and the character of the area.

3.
Flood Risk.

4.
Contaminated Land.

5.
Impact on Listed Building.

5.5
The Principle Of Residential Development

1.
Planning Policy Statement 7: Sustainable Development in Rural Areas (PPS7) published in July 2004 is relevant to this


application, as it sets out the Government's planning policies for rural areas that should be taken into consideration when making


planning decisions.

2.
Paragraph 1 of PPS7, states that "new building development in the open countryside away from existing settlements, or outside areas allocated for development in development plans, should be strictly controlled".  By doing so it is the Government's aim to safeguard the character and beauty of the countryside, the diversity of its landscapes, heritage and wildlife, and its natural resources.

3.
Paragraph 10 of PPS7 makes clear that isolated new houses in the countryside require special justification for planning permission to be granted.  One of the few circumstances in which isolated residential development may be justified is when accommodation is required to enable agricultural, forestry and certain other full-time workers to live at, or in the immediate vicinity of, their place of work.  It will often be as convenient and more sustainable for such workers to live in nearby towns or villages, or suitable existing dwellings, so avoiding new and potentially intrusive development in the countryside; however, there will be some cases where the nature and demands of the work concerned make it essential for one or more persons engaged in the enterprise to live at, or very close to, the site of their work.  Whether this is essential in any particular case will depend on the needs of the enterprise concerned and not on the personal preferences or circumstances of any of the individuals involved.

4.
In assessing permanent agricultural dwellings such as that proposed in the current application, there are 4 criteria to consider.  New permanent dwellings should only be allowed to support existing agricultural activities on well-established agricultural units, providing that:


(i) there is a clearly established existing functional need.

5.
A functional test is necessary to establish whether it is essential for the proper functioning of the enterprise for one or more workers to be readily available at most times.  Such a requirement might arise, for example, if workers are needed to be on hand day and night.  If a functional requirement is established, it will then be necessary to consider the number of workers needed to meet it, for which the scale and nature of the enterprise will be relevant.

6.
In relation to the current proposal, the County Land Agent considers that there is a clearly established existing functional need for 2 full-time workers, actively involved in the management of this unit to be resident on, or immediately adjacent to, this holding.  This functional need relates to labour requirement for the all year round welfare of the livestock and general agricultural operations.


(ii) the need relates to a full-time worker, or one who is primarily employed in agriculture and does not relate to a part-time requirement.

7.
In relation to the second criteria, the total requirement for labour is in the region of 4 full time workers as calculated by the County Land Agent.

8.
The worker who wishes to occupy the proposed house is already employed full-time on the farm.


(iii) the unit and the agricultural activity concerned has been established for at least three years, has been profitable for at least one of those, is currently financially sound, and has a clear prospect of remaining so.

9.
The agricultural business at The Gill was established by the Henderson family many decades ago.

10.
Financial viability can be defined as offering a competent person the prospect of a sufficient livelihood.  In practice this can mean a Net Farm Income after all expenses such as feed, fertiliser and property maintenance, at least equivalent to an Agricultural Worker's minimum wage, which is currently in the region of £12,600 per annum.

11.
The County Land Agent has calculated the Net Farm Income that this farm is likely to achieve based on the current numbers of livestock and cropping practices and is able to advise that it is financially viable.


(iv) the functional need could not be fulfilled by another existing dwelling on the unit, or any other existing accommodation in the area which is suitable and available for occupation by the workers concerned.

12.
Today it is only necessary for specialist workers to live on or immediately adjacent to agricultural holdings.  This is to be available at most times in case animals or agricultural processes require essential care at short notice and to deal quickly with emergencies that could otherwise cause serious loss of crop or stock.

13.
Based on the overall stock numbers and the level of care required in the interests and the wellbeing of the livestock for the efficient running of the holding and overall security, the professional advice is that it is essential that two full time workers actively involved in the management of this unit be present on, or immediately adjacent to it.  Previously the requirement to have two of the workers employed on the holding was met by Gill Farmhouse (Mr C Henderson) and 1 Gill Cottage (Ms S Henderson).  However Ms Henderson, who has a 50% share in the business, has now retired and there is therefore a need to have another full-time worker resident on or near the unit.  Mr R Henderson, who is now a partner in the business and works at Gill Farm full-time, currently lives with his partner at the Gill Farmhouse but hopes to get married and start a family soon.  It is accepted that it is inappropriate and unreasonable to expect them to live permanently with parents at The Gill Farmhouse.

14.
Considering the two other dwellings on the holding:


(1) 1 Gill Cottage is occupied and apparently owned by Ms S Henderson, a part owner of the business, who is now retired.  I have been advised that case law has established that it is unreasonable to require retired farmers to vacate a dwelling on their holding to permit occupation by an essential farm worker. Further enquiries are being undertaken on this issue.


(2) An application to evict the current tenant of 2 Gill Cottage (a retired agricultural worker) was dismissed in Court as it was considered against his interest when his age was taken into account.


Subject to the outcome of enquiries re (1) above it can be concluded that the identified functional need could not be met by existing dwellings on the holding and that an additional house for an agricultural worker could be justified.

5.6
The Impact On The Proposal On The Living Conditions Of Neighbouring Properties And The Character Of The Area

1.
Based on the proposed site of the house, there is a distance of 17 metres between the adjacent dwelling and any proposed dwelling.  Subject to detailed design, it is considered that the dwelling could be built without adversely affect the living conditions of the occupiers of the neighbouring properties by virtue of unreasonable loss of light, loss of privacy or over-dominance.

2.
Given the nature of the site adjacent to existing housing, and subject to subsequent approval of siting, design and external appearance, it is not considered that the development will adversely affect the local landscape character or appearance of the area.

5.7
Is The Development Acceptable In A Flood Plain?

1.
The Flood Risk Assessment submitted by the applicant recognises that while the lowest part of the site falls within the significant flood risk category, it is intended to build the house level with the farm road (which is over 2m above the stream level).  The Environment Agency wish to ensure that the house is sited on the highest part of the site.

2. 
If this outline application was recommended for approval, a condition could be attached requiring the submission of details relating to, inter alia, siting and proposed floor levels.

5.8
Is There A Requirement To Take Remedial Action With Regard To The Possibility Of Landfill Gas Ingress And/Or Ground Contamination?

1.
A landfill site has been identified within 250 metres of the application site and if this outline application is recommended for approval, conditions could be attached requiring (a) appropriate and comprehensive construction designs and (b) site investigation of ground contamination if contaminated material is found during development.

5.9
Impact On Gill Farmhouse - A Grade II Listed Building

1.
As it is proposed to set the building line a minimum of 5m from the road, ie further back then the adjacent cottage, and the northeast elevation is of stone, it is not considered that the development will have a significant adverse impact on the setting of Gill Farmhouse.

Conclusion
5.10    In overall terms therefore, I consider that it is necessary to allow an additional agricultural dwelling at Gill Farm. It is also considered that, subject to submission of satisfactory details, the development would (1) not adversely affect the living conditions of neighbouring properties, the character of the area or the setting of the listed building and (2) address any possible issues relating to flood risk and contaminated land.

5.11
It is therefore considered that the proposed development accords with the provisions of the Development Plan, and as there are no material considerations which indicate that it should be determined to the contrary, it has been determined in accordance with the Development Plan. 

Relevant Development Plan Policies

	Carlisle District Local Plan 2001 - 2016 

Core Development Policies - Policy CP1 - Landscape Character

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

the landform and natural patterns of drainage;

· the pattern of trees and woodland;

· the habitats of species of importance for wildlife;

· the pattern and composition of field boundaries;

· the pattern of historic landscape features;

· the pattern and distribution of settlements



	Carlisle District Local Plan 2001 - 2016

Core Development Policies - Policy CP5 - Design 

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

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

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

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

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

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

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

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

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

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



	Carlisle District Local Plan 2001 - 2016

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

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



	Carlisle District Local Plan 2001 - 2016

Housing - Policy  H7 - Agricultural, Forestry And Other Occupational Dwellings

Outside of those areas covered by Policy H1 and Proposal H16, permission will not be given for dwellings other than those essential to agriculture, forestry or any other rural-based enterprise and supported by a proven need. The size of dwelling should be commensurate with the scale of the business to which it relates. Occupancy conditions will be used to ensure that such dwellings are only occupied by those working in agriculture, forestry or any other rural-based enterprise.


	Carlisle District Local Plan 2001 - 2016

Local Environment - Policy LE12 - Proposals Affecting Listed Buildings

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

Local Environment - Policy LE26 - Undeveloped Land In Floodplains

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

1
no other lower risk alternative site exists; and

2
flood defences provide an acceptable standard of protection; and

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

4
adequate floodplain storage capacity can be provided; and

5
the development will not interfere with flood flows; and

6
mitigation measures will be provided where necessary; and

7
the development will not increase flood risk elsewhere.



	Carlisle District Local Plan 2001 - 2016

Local Environment - Policy LE29 - Land Affected By Contamination

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

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

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

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

4
Have an unacceptable adverse effect on habitats and ecosystems;

5
Cause harm to buildings, animals or crops

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



	Carlisle District Local Plan 2001 - 2016

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

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




	Item no: 13
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	09/0648
	Mrs Christine Hetherington
	Carlisle

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	04/08/2009
	Carlisle City Council
	Currock

	
	
	

	Location:
	
	Grid Reference:

	46 Beaumont Road, Currock, Carlisle CA2 4RQ
	
	340156 553753

	
	
	

	Proposal:
	Demolition Of Existing Garage And Erection Of Single Storey Side Extension To Provide En-Suite Bedroom and Store For Disabled Person


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 CP5 of the Carlisle District Local Plan 2001-2016.




Summary of Reasons for the Decision

Introduction

The application is seeking approval for an extension to 46 Beaumont Road, Carlisle.  The property is a two storey, semi detached dwelling that is finished in painted facing render under a slate roof.  The property is located within a primary residential area, as allocated in the Carlisle District Local Plan 2001-2016, with other residential properties located to the north, east and south, with open fields to the rear. 

The site is bounded to the east by a brick wall that measures approximately 1.2 metres in height. 

It is proposed to demolish the existing garage and replace this with a single storey extension which will form an en-suite bedroom and store for a disabled person. The footprint of the extension would match the existing footprint of the garage. It would be constructed from materials to match those of the existing property. 

The relevant planning policies against which the application is required to be assessed are Policies CP5 and H11 of the Carlisle District Local Plan 2001-2016.  The proposal raises the following planning issues.

Assessment

1. Whether The Proposal Is Appropriate To The Dwelling

The extension would be sited on the south elevation of the building.  The scale and footprint of the proposal are similar to the existing garage, and therefore would be proportionate and appropriate to the existing property.  As such the extension would not detract from the character or appearance of the area.  Furthermore, the extension would be constructed from materials to match the existing building. While a flat roof would not normally be acceptable, in this case due to the number of flat roof garages within the streetscene, the roof would not appear out of character with the area.  As a consequence, it is considered that as the extension is modest in size, that the flat roof alone is not sufficiently harmful to refuse permission.

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

Due to the siting, scale and design of the extension, on the site of an existing extension, the development will not adversely affect the living conditions of the occupiers of the neighbouring properties by virtue of unreasonable loss of light, loss of privacy or over-dominance. 

3. The Impact Of The Proposal On The Highway

Cumbria Highways have recommended refusal of the application, due to the loss of the garage and the subsequent increase in bedrooms, leaving one off street parking space at what will become a four bedroom property.

However, the Highways Authority are sympathetic to this individual case, and whilst they have recommended refusal of the application in line with 'Parking Guidelines in Cumbria', they have also stated that as a planning authority the City Council are able to ignore their recommendation if it is considered to be unreasonable.

Members are advised that the existing garage could be converted to a bedroom without planning permission being required, which would leave the property with only one off street parking space. In this instance, the garage is being demolished and rebuilt to allow suitable disabled facilities to be constructed. 

It is therefore not considered appropriate that the addition of a disabled bedroom and en-suite would require the provision of a further off street parking space at the property and as such the application is recommended for approval.

Conclusion

In overall terms, the proposal does not adversely affect the living conditions of adjacent properties by poor design, unreasonable overlooking or unreasonable loss of daylight or sunlight.  The scale and design of the extension to the property is acceptable and in all aspects the proposal is considered to be compliant with the objectives of the relevant Local Plan policies.

Relevant Development Plan Policies

	Carlisle District Local Plan 2001 - 2016

Core Development Policies - Policy CP5 - Design 

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

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

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

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

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

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

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

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

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

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



	Carlisle District Local Plan 2001 - 2016

Core Development Policies - Policy CP5 - Design 

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

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

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

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

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

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

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

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

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

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



	Carlisle District Local Plan 2001 - 2016

Housing - Policy H11 - Extensions To Existing Residential Premises

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




	Item no: 14
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	09/9032
	 Great Orton Primary School
	Orton

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	09/07/2009
	Mrs Rachel Brophy
	Burgh

	
	
	

	Location:
	
	Grid Reference:

	Great Orton School, Great Orton, Carlisle, Cumbria, CA5 6NA
	
	332814 553750

	
	
	

	Proposal:
	Extension To Provide Store Room For External Play Equipment/PE


	Decision:
	City Council Observation -  Raise No Objection
	Date:
	30/07/2009


	Decision of:
	Cumbria County Council


	Decision Type:
	Grant Permission
	Date:
	26/08/2009


	Item no: 15
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	09/9031
	 Bewcastle School Governors
	Bewcastle

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	14/07/2009
	Cumbria County Council
	Lyne

	
	
	

	Location:
	
	Grid Reference:

	Bewcastle Primary School, Roadhead, Carlisle, CA6 6PF
	
	352136 577338

	
	
	

	Proposal:
	Extension to Existing Office to Form New Office


	Decision:
	City Council Observation -  Raise No Objection
	Date:
	27/07/2009


	Decision of:
	Cumbria County Council


	Decision Type:
	Grant Permission
	Date:
	27/08/2009


	Item no: 16
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	09/0461
	Mr Postlethwaite
	Burgh-by-Sands

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	04/06/2009 16:00:42
	Phoenix Architecture & Planning
	Burgh

	
	
	

	Location:
	
	Grid Reference:

	Fauld Farm, Burgh by Sands, Carlisle, CA5 6AN
	
	332381 559089

	
	
	

	Proposal:
	Alterations To Re-Located Kitchen Internally And Convert And Access First Floor Store To Form Bedroom With Ensuite (LBC)


	Decision:
	Refuse  Permission
	Date:
	13/07/2009


	Decision of:
	Planning Inspectorate


	Decision Type:
	Appeal Dismissed
	Date:
	03/09/2009


	Item no: 17
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	08/1148
	Mr Postlethwaite
	Burgh-by-Sands

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	17/11/2008 07:30:49
	Phoenix Architects
	Burgh

	
	
	

	Location:
	
	Grid Reference:

	Fauld Farm, Burgh-by-Sands, CA5 6AN
	
	332381 559089

	
	
	

	Proposal:
	Forming Of Internal Opening To Allow Internal Rearrangement Of Dwelling (LBC)


	Decision:
	Refuse  Permission
	Date:
	30/01/2009


	Decision of:
	Planning Inspectorate


	Decision Type:
	Appeal Dismissed
	Date:
	03/09/2009


	Item no: 18
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	08/0753
	 Provident Personal Credit Ltd
	Rockcliffe

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	23/07/2008 11:30:09
	Planning Branch
	Longtown & Rockcliffe

	
	
	

	Location:
	
	Grid Reference:

	Border Garden Centre, Harker, CA6 4DS
	
	339524 560920

	
	
	

	Proposal:
	Change Of Use From Garden Centre And Coffee Shop To Eight Commercial Units. (Revised Application)


	Decision:
	Grant Permission
	Date:
	17/09/2008


	Decision of:
	Planning Inspectorate


	Decision Type:
	Appeal Allowed
	Date:
	19/08/2009


	Item no: 19
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	09/0441
	 Mrs Jane Turnbull
	St Cuthberts Without

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	29/05/2009
	Architects Plus (UK) Ltd
	Dalston

	
	
	

	Location:
	
	Grid Reference:

	L/Adj to Wreay Syke Cottage, Wreay, Carlisle, CA4 ORL
	
	343597 549118

	
	
	

	Proposal:
	Erection of Detached Dwelling with Detached Garage


Members will recall at Committee meeting held on 21st August 2009 that authority was given to the Head of Planning and Housing Services to issue approval subject to the prior attainment of a Deed of Variation, to the existing S106 Agreement relating to the site, ensuring that the occupation of the dwelling is restricted to at least one person who meets the "Qualifying Person" definition within the existing S106 Agreement but that the Deed of Variation otherwise removes the "affordable" categorisation. The S106 Agreement has now been completed and approval was issued on 11th September 2009.

Granted Subject to Legal Agreement 

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

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



	2.
	A sample panel of the sandstone to be used in the construction of the garage and the facing gable of the study shall be submitted to and approved in writing by the Local Planning Authority before any construction work on site is commenced.

Reason:
To ensure compliance with  criterion 3 of Policy H1 and criterion 1 of Policy CP5 of the Carlisle District Local Plan.



	3.
	No development shall take place until details of a landscaping scheme, to include additional understorey planting on the northwestern boundary, have been submitted to and approved by the local planning authority.

Reason:
To ensure that a satisfactory landscaping scheme is prepared in accord with the objectives of Policy CP5 of the Carlisle District Local Plan.



	4.
	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 that it fulfils the objectives of Policy CP5 of the Carlisle District Local Plan 2001-2016.



	5.
	No development shall take place until details of the tree protection barriers have been submitted to and approved by the local planning authority which barriers shall be retained in place for the duration of the development works in the positions shown on Plan 08105/06.

Reason:
To protect the integrity of existing trees in accordance with the objectives of Policy CP3 of the Carlisle District Local Plan. 



	6.
	The whole of the access area bounded by the carriageway edge, entrance gates and the splays shall be constructed and drained to the specification of the Local Planning Authority in consultation with the Highway Authority.

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



	7.
	The access and parking/turning requirements shall be substantially met before any building work commences on site so that construction traffic can park and turn clear of the highway.

Reason:
The carrying out of this development without the provision of these facilities during the construction work is likely to lead to inconvenience and danger to road users.  To support Local Transport Policies: LD8;




Summary of Reasons for the Decision

This is an application for Full Planning Permission for a new dwelling with a detached garage to be constructed on land to the north of Wreay Syke Cottage on the east side of the unclassified road linking Wreay with Carlisle.

The site is generally vacant but is partly occupied by a brick and corrugated shed currently used for storage purposes. There are houses opposite the site (Wreay Syke Fold) and to the south (Wreay Syke Cottage).  The site falls gently from the road to the east and there are stockproof post and wire fences on the north, east and southern boundaries.  The roadside boundary is formed by iron railings on the remains of a stone wall. 

Outline Planning Permission  (08/0841) was granted in March of this year for the erection of a dwelling at this site subject to conditions and a Section 106 Agreement to ensure that the house would remain available in perpetuity as 'affordable housing' to satisfy local needs. 

The applicant has now submitted a Full application as the site of the proposed house is partly outwith the development "zone" and dimension parameters of the dwelling that are specified in the S106 Agreement (but not as conditions of the outline permission). The submission has, therefore, highlighted a matter which requires Committee's further consideration.

The proposal before Committee is for a substantial one and a half storey detached house with a living room, study, family room/kitchen, playroom, utility and cloakroom on the ground floor and four bedrooms (one en suite) and bathroom on the upper floor.  A covered patio projects from the southeast gable.  The house has a footprint of approximately 130 square metres and a ridge height of 7 metres.  The eaves height varies from 4.5 metres on the northeast elevation and 2.5 metres part of the southwest elevation (i.e. facing the road).  The garage has a floor area of 44 square metres, a ridge height of 5.5 metres and an eaves height of 2.5 metres.

The detailed design incorporates the following features:

1.
the walls are to be random coursed natural stonework to the garage, study gable of the house and chimney stack.  The remaining walls are to be buff sandstone coloured cement render with cast stone lintels, cills and surrounds, copings and quoins etc;

2.
the roof is to be of natural slate with a Terracotta Ridge;

3.
external doors and windows are to be painted timber;

4.
a random natural buff sandstone boundary wall is to be erected to the road side and new entrance;

5.
details of tree planting proposals for the northwest, west and southwest boundaries have been submitted together with confirmation that tree protection barriers will be erected in the northwest corner and along the southern boundary of the site. Only one of the existing trees identified in the Tree Survey is to be retained but substantial replacement planting is proposed.

6.
the proposed new parking/turning area is to be self draining gravel, while the new site entrance is to be concrete block paving;

7.
footpaths and paving around the building are to be gravel and imitation stone paving flags.

The application is supported by a Design and Access Statement and a copy of Consent to Discharge secondary treated effluent issued by the Environment Agency.  

The Design and Access Statement further advises that:

1.
the existing stone wall within the site is to be taken down and re-used in the new stone wall proposed for the site boundary;

2.
the existing field access point is to be altered to provide access to the site and incorporate a minimum 2.4 metre by 120 metre visibility splays;  

3.
the property will be designed in accordance with Approved Document M of the Building Regulations and all other relevant legislation relating to access to and within the buildings by people with disabilities;

4.
foul drainage is to discharge to a private sewage treatment plant located in the garden to the east of the house, the outfall from which is to discharge via soakaways;

5.
surface water drainage is also to soakaways.

Section 54a of the Town and Country Planning Act 1990/Section 38(6) of the  Planning and Compulsory Purchase Act 2004, require that an application for planning permission shall be determined in accordance with the provisions of the Development Plan unless material considerations (including Government Policy as expressed through Planning Policy Guidance Notes or Planning Policy Statements) indicate otherwise.  As Members know, the Development Plan comprises the North West of England Plan Regional Spatial Strategy to 2021, saved Structure Plan Policies and the Carlisle District Local Plan 2001-2016.

In consideration of this application Policies DP1, CP1, CP4, CP5, CP12, and H1 of the  Carlisle District Local Plan (adopted September 2008) are relevant.  These policies seek to ensure that, in the context of the Spatial Strategy and Development Principles set out in the adopted Local Plan, new housing development outwith Carlisle should be in locations which will assist in reducing the need to travel. It, therefore, focuses development on the two Key Service Centres (Brampton and Longtown) plus limited small scale development in identified Local Service Centres. 

The only other exception with regard to housing in the rural area (apart from dwellings needed for agriculture or forestry) is small scale infilling (defined as development between an otherwise continuous frontage) within specified settlements where there is evidence of a  local need to be in that location. The relevant Local Plan policy (Policy H1) seeks to ensure that development in such locations achieves the following objectives:

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

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

3.
the layout of the site and the design of the building(s) is well related to existing property in the village;

4.
the siting and design of the building(s) is well related to and does not adversely affect the amenity of neighbouring property;

5.
appropriate access and parking can be achieved;

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

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

8.
makes adequate arrangements for the disposal of foul and surface water drainage.

Wreay is identified in the Carlisle District Local Plan (2001-2016) as one of the latter categories of settlement where small scale infilling will be allowed where there is evidence of a local need. Since "local need" for the site under consideration has been established by the granting of the previous outline permission (08/841), and is specifically defined within the S106 Agreement as it stands, the key issue in relation to this detailed application is whether the proposal satisfies the above criteria.

Considering the proposal against these criteria and the sustainability objectives:

1.
the site of house includes land currently occupied by a nissen hut (80 square metres) and open storage of building equipment (including scaffolding).The remainder of the site is part of a field. Although the site lacks any significant natural screening (there are fences on the northern and western boundaries and no enclosure on the east) it is considered that there is sufficient space to achieve a landscaping scheme which would integrate a house of appropriate scale and design into the landscape;

2.
the house is to be of a mixture of natural stone and buff coloured render with natural slate roofing and several vernacular features, including random coursed stone, coped gable features and cast stone quoins, cills, jambs, lintels and door surrounds. Although properties in Wreay are predominantly of stone there are several which are rendered or part rendered including the property to the immediate south;

3.
although outwith the main concentration of development within Wreay, the proposed development lies immediately north of Wreay Syke Cottage and opposite is a single storey cottage (Wreaysike Fold). Approximately 60 metres to the north, on the opposite side of the road, is another cottage (Candlemas);

4.
the application is supported by the occupier of the only immediately adjacent property (Wreaysike Fold) and the siting of the proposed house is approximately 33 metres from that property the garage is 23 metres away). The nearest property to the south is almost 50 metres distant with intervening trees. It is not therefore considered that the proposed development will not adversely affect the amenity of neighbouring property;

5.
subject to conditions being attached with regard to the access and the provision within the site for the parking, turning and loading/unloading of vehicles, the Highway Authority has no objection to the proposal;

6.
the best quality agricultural land is defined as Grades 1, 2 and 3a. The land at Wreay is classified generally as Grade 3 but is not subdivided. It is considered that the loss of approximately 0.17 ha of this grade of land, from a field which does not form part of an agricultural holding, is not a significant issue.

7.
Since the applicant is currently resident in a property adjoining the site, it is not considered that there will be any significant change to the amount of travel by car. It can therefore be argued that the proposal accords with the sustainability objectives of the Development Plan.

In overall terms, there is absolutely nothing objectionable about the detailed design (as described above) or the external finishes, the siting, access, impact on the landscape etc. Equally, there is no concern in terms of the physical impact or the scale of the dwelling: it is a commendable, well proportioned, attractive home which will enhance the village and approaches to it. That said, any examination of the accommodation being proposed instantly questions its credentials as an "affordable" house in relation to the normal expectations of size, internal space and accommodation being provided.

However, in reviewing this recent application it has become apparent that the existing legal agreement, and implicit within that the "outline" approval to which it is linked, is based on an entirely false premise that the dwelling had to be "affordable". As such, the existing S106 Agreement has obligations about the property being an "affordable unit"; it requires any future sale to be at not more than 70% of open market value, as well as restricting occupation to at least one person who satisfies a definition of a "Qualifying Person"  i.e. local occupancy. 

In other circumstances (exceptions sites under Policy H5) the impositions within the S106 Agreement as spelled out above might be appropriate but in relation to adopted planning policy as it applies to Wreay, Policy H1 actually only requires the latter to be met and there is absolutely no requirement under the policy for the dwelling to be "affordable". 

It is fortunate that the current "Full" application has been made as, through scrutiny of the proposals, the Council has been able to recognise that the restrictions contained within the existing S106 Agreement are misplaced and un-founded on the basis of adopted planning policy. The proper course of action is, in fairness to the applicant, to remedy that unsatisfactory situation by a "Deed of Variation" to the existing S106 Agreement so that it refers to the "local need" requirement having to be met i.e. the existing definition of a "Qualifying Person" but all other references to "affordable unit" or "Affordable Price" etc being omitted. 

In making that recommendation, in line within the requirements of Policy H1,  it is important to emphasise that the existence of a "Qualifying Person" restriction has the effect of reducing the dwelling's value to that which might otherwise pertain under "open market" conditions so in that regard is achieving some element of catering for less affluent persons. Similarly, if the property is sold with that restriction in the future it could well allow an existing "local" family to step up from more modest, and hence more affordable accommodation.

Conclusion

In conclusion therefore:

1.
while the proposed location is not strictly an ' infill site' and is outwith the main concentration of buildings in Wreay, the principle of development has already been accepted by the previous outline consent;

2.
the site is not isolated from the settlement as there are existing dwellings, immediately to the south, and on the opposite side of the road;

3.
The development will be beneficial in resulting in the removal of a non-conforming use and a non-traditional building while 

4.
through appropriate conditions requiring the submission of details of the external materials to be used and supplementary landscaping/tree protection details, it is considered that the scale and design of the house and garage are acceptable in this location and the proposal would not have a significant adverse effect on the character of the landscape or existing settlement.

It is thus considered that the proposed development accords with the provisions of the Development Plan and, as there are no material considerations which indicate that it should be determined to the contrary, it should be determined in accordance with the Development Plan.

The application has, thus, been approved subject to appropriate conditions and to the prior attainment of a Deed of Variation to the existing Section 106 Agreement to ensure that the occupation of the dwelling is restricted to at least one person who meets the "Qualifying Person" definition within the existing S106 Agreement but that the Deed of Variation otherwise remove the "affordable" categorisation.

Relevant Development Plan Policies

	Carlisle District Local Plan 2001 - 2016 

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

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

Urban Area

City of Carlisle

Key Service Centres

Brampton

Longtown

Local Service Centres

Burgh by Sands

Heads Nook

Castle Carrock

Houghton

Cummersdale

Irthington

Cumwhinton

Raughton Head

Dalston

Rockcliffe

Gilsland 

Scotby

Great Corby

Smithfield

Great Orton

Thurstonfield

Hallbankgate

Warwick Bridge

Hayton

Wetheral

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

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

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

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

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



	Carlisle District Local Plan 2001 - 2016

Housing - Policy H1 - Location Of New Housing Development

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

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

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

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

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

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

5
appropriate access and parking can be achieved; and

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

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

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

Burgh-by-Sands
Castle Carrock

Cummersdale

Cumwhinton

Dalston


Gilsland

Great Corby

Great Orton


Hallbankgate

Hayton

Heads Nook


Houghton

Irthington

Raughton Head

Rockcliffe



Scotby

Smithfield


Thurstonfield


Warwick Bridge (including Little Corby & Corby Hill)
Wetheral





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

Cardewlees


Cargo

Carleton

Cotehill


Cumwhitton

Durdar

Faugh



Harker

Hethersgill

How Mill


Lanercost

Laversdale

Low Row


Monkhill 

Moorhouse

Talkin



Todhills 

Walton 

Warwick-on-Eden

Wreay
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Core Development Policies - Policy CP1 - Landscape Character

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

the landform and natural patterns of drainage;

· the pattern of trees and woodland;

· the habitats of species of importance for wildlife;

· the pattern and composition of field boundaries;

· the pattern of historic landscape features;

· the pattern and distribution of settlements
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Core Development Policies - Policy CP4 - Agricultural Land

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

1
there is an overriding need for the development; and

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

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



	Carlisle District Local Plan 2001 - 2016

Core Development Policies - Policy CP5 - Design 

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

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

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

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

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

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

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

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

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

9
Ensure that the layout and design incorporates adequate space for waste and recycling bin storage and collection.
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Core Development Policies - Policy CP12 - Foul And Surface Water Sewerage And Sewage Treatment

Development will not be permitted where inadequate foul and surface water sewerage infrastructure and sewage treatment capacity exists, or where such provision can not be made within the time constraint of the planning permission.
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	Appn Ref No:
	Applicant:
	Parish:

	09/0036
	 Carlisle Housing Association
	Carlisle

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	22/01/2009 12:03:25
	Ainsley Gommon Architects
	Morton

	
	
	

	Location:
	
	Grid Reference:

	Land at Barras Close, Barras Close, Carlisle
	
	338386 554235

	
	
	

	Proposal:
	Residential Development Of 43 New Build Dwellings For Social Rent By Carlisle Housing Association. The Housing Mix Will Provide 4no 4 Bedroom Six Person Houses, 16 No 3 Bedroom Five Person Houses, 16 No 2 Bedroom Four Person Houses, 2 No 2 Bedroom Three Person Houses And 5 No 2 Bedroom Three Person Bungalows.


Members will recall at Committee meeting held on 24th April 2009 that authority was given to the Head of Planning and Housing Services to issue approval subject to (1) the applicant entering into a Section 106 agreement to make a financial contribution of £89,150 towards the provision and maintenance of amenity open space and formal sports and children`s play facilities  (2) the conditions set out in the report and (3) additional conditions with regard to (a) removal of permitted development rights for extensions to properties which are adjacent to the existing houses in Leven`s Drive and Newlaithes Avenue and (b) submission of details of proposals to incorporate obstructions on the footpath link from the development to Leven`s Drive to deter the use of motor cycles. The Section 106 Agreement has been signed and approval was issued on 10th September 2009.

Granted Subject to Legal Agreement 

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

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



	2.
	The carriageway, footways, footpaths, cycleways etc shall be designed, constructed, drained and lit to the satisfaction of the Local Planning Authority and in this respect further details, including longitudinal/cross sections, shall be submitted to the Local Planning Authority for approval before work commences on site. No work shall be commenced until a full specification has been approved. Any works so approved shall be constructed before the development is complete.

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



	3.
	No dwellings shall be occupied until the estate road including footways and cycleways to serve such dwellings has been constructed in all respects to base course level and street lighting where it is to form part of the estate road has been provided and brought into full operational use.

Reason:
In the interests of highway safety and to support Local Transport Plan Policies LD5, LD7 and LD8. 



	4.
	Before any development takes place, a plan shall be submitted for the prior approval of the local planning authority reserving adequate land for the parking of vehicles engaged in construction operations associated with the development hereby approved, and that land, including vehicular access thereto, shall be used for or be kept available for these purposes at all times until completion of the construction works;

Reason:
The carrying out of this development without the provision of these facilities during the construction work is likely to lead to inconvenience and danger to road users. To support Local Transport Plan Policy LD8.



	5.
	No development approved by this permission shall be commenced until a scheme for the provision of surface water drainage works, supported by a Drainage Impact Assessment (DIA), 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  in accordance with the objectives of  Policy CP12 of the Carlisle District Local Plan (2001 - 2016)



	6.
	No development shall take place until further details of the landscaping scheme, including methods of ground preparation and planting to be employed together with details of the type and density of plants in the shrub beds, have been submitted to and approved by the local planning authority.

Reason:
To ensure that a satisfactory landscaping scheme is prepared in accord with Policy CP5  of the Carlisle District Local Plan ( 2001 - 2016)



	7.
	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 buildings 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 that if fulfils the objectives of Policy CP5  of the Carlisle District Local Plan ( 2001 - 2016)



	8.
	No work shall commence on site until a footpath diversion order, under Section 257 of the Town and Country Planning Act 1990, has been confirmed and the route constructed to accommodate walkers in safety.

Reason: To ensure that the right -of- way over Footpath 109291 is retained in accordance with the objectives of Policy LC8 of the Carlisle District Local Plan ( 2001 - 2016)  



	9.
	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 windows to the bathrooms in the western elevation of Plot 6 shall be obscure glazed, to a minimum of Factor 3, and  non-opening and thereafter retained as such to the satisfaction of the Local Planning Authority.

Reason:
In order to protect the privacy and amenities of residents in close proximity to the site in accordance with Policies H2 and CP5 of the Carlisle District Local Plan (2001 - 2016).



	10.
	Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 1995, (or any Order revoking and re-enacting that Order), no extensions to dwelling numbers 1 to 15, 18, and 23 to 34 shall be carried out without the permission of the local planning authority.

Reason:
The local planning authority wishes to retain full control over the matters referred to in order to protect the character, integrity and appearance of the development and the living conditions of the occupiers of adjacent residential properties  in accordance with the objectives of Policies  H2 and CP4 of the Carlisle District Local Plan (2001 - 2016).



	11.
	Prior to the commencement of development the applicant shall (1) submit, for the approval in writing of the local planning authority, details of measures to deter the use of the footpath link to Leven`s Drive by motor cycle, and (2) implement the approved measures.

Reason:
To accord with the objectives of Policy CP 17 of the Carlisle District Local Plan (2001 - 2016).




Summary of Reasons for the Decision

5.1
This is an application for full planning permission for 43 new affordable family houses for rent - 38 two-storey houses and 5 bungalows - on the cleared site at Barras Close, Morton.  The development will be accessed via the existing junction of Barras Close from Newlaithes Avenue.

5.2
Section 54a of the Town and Country Planning Act 1990/Section 38(6) of the Planning and Compulsory Purchase Act 2004, require that an application for planning permission shall be determined in accordance with the provisions of the Development Plan unless material considerations (including Government Policy as expressed through Planning Policy Guidance notes, Planning Policy Statements and representations) indicate otherwise.  The Development Plan comprises the Carlisle District Local Plan (2001 - 2016) (adopted 9/9/2008), extended policies of the Joint Cumbria and Lake District Structure Plan (2006) and the North West of England Plan Regional Spatial Strategy to 2021.

5.3
In consideration of this application Policies H2, H4, H5, CP5, CP6, CP9, CP12, CP15, CP16, CP17, LC3, LC4 and LC8 of the Carlisle District Local Plan (2001 - 2016) are relevant. 

5.4
Taking each of the policy objectives in turn:

a.
Amenity of Existing Residential Property:

The Council`s guidelines for separation distances between primary facing windows (21 metres) and  gable end to primary facing windows ( 12 metres ) is  met in the majority of cases. However in the case of properties in  Leven`s Drive which have built rear extensions,  the proposed separation distance is the same as, or greater than, the distance from the former flats  with the added advantage that the upper windows of the new dwellings are bedrooms rather than living rooms. Plot 18 has a secondary bedroom window in the gable facing but it does not directly face primary windows in the existing property (92/94 Leven`s Drive). The separation distance between the rear windows of Nos 80 to 86 Leven`s Drive and the gable of the house on Plot 15 is 11.8 metres - marginally less than the guideline distance.  Given the overall benefits which the development will bring, it is not considered that it would merit refusal of the application.

Where the separation distance between primary facing windows is less than 21 metres between some of the existing and proposed properties in Newlaithes Avenue, the only upper floor windows are bathrooms and a condition is attached to require opaque glazing.

Rear gardens are enclosed by fences and hedge planting which will be 1800mm high on all interface boundaries and 1500mm high on the majority of party boundaries with 1800mm high privacy screening where the party fence abuts the dwelling.

It is considered that the length of rear gardens of both the proposed and existing houses, close-boarded fencing and the siting and design of the new houses will ensure that the privacy of existing properties is safeguarded.

b.
Character of the Existing Residential Area:

With the exception of part of the western/southwestern boundary which adjoins the rear of the shops in Newlaithes Avenue, the development site is surrounded by a mixture of two storey terraced housing, bungalows and flats.  The site has already been cleared of housing and most of the garages. The removal of the remaining garages to the rear of the shops  and the erection of social housing of a type for which there is a demand, in a landscaped setting with off-street parking would enhance the amenity of the existing residential area. If this site is not developed it is in danger of becoming an eyesore

c.
Access and Parking:

A total of 73 curtilage parking spaces have been provided. Generally all bungalows and two bedroom houses have one in curtilage parking spaces and houses with 3 or 4 bedrooms have been provided with two parking spaces.  The new position of Barras Close has been laid out to comply with the Cumbria Design Guide for the layout of New Residential Development and the aim is to keep traffic speed low while allowing pedestrians and vehicles to co-exist safely. Cumbria Highways have indicated that, because the number of houses proposed is less than those demolished they do not envisage any problems at the junction of the access road with Newlaithes Avenue. They have no objections to the proposal subject to the developer entering into a suitable section 38 agreement with this authority to enable the internal roads to be adopted and to conditions being applied with regard to submission of full design details, phasing of highway construction works and adequate provision for construction vehicles.

With regard to the need to provide for easy, safe and inclusive access to, into and within buildings, houses complying with the Code for Sustainable Homes are designed with future adaptability in mind (including catering for disabled persons)

d.
Appropriate mix of House Types:

Housing Services have advised that this application strongly reflects the need identified in the Housing Market Assessment for Carlisle, which highlights a significant need for more rented family housing.  The Assessment also flags up the shortage of two-bedroom bungalows to meet the needs of elderly and disabled people (e.g. allowing overnight stays for carer's etc.), as all of the existing CHA bungalows at Morton Park are only one-bedroomed.  

Housing Services also advise that:

1.
it is particularly important for the Morton Park area that this development does go ahead for socially rented housing, as the vast majority of the ex-Council family homes have long since been lost to the social sector through Right to Buy sales (over 90% in the case of 3-bed family homes); and

2. 
CHA have indicated they are struggling to "stack up" the scheme due to the requirement to meet Homes and Communities Agency (formerly the Housing Corporation) design standards, and reduced Grant per unit available from the HCA.  

e.
Standards of Design:

Brick and render will provide a contrast with each other and will be used to offer variation to the elevations and mark the entrance positions.  The proposal to introduce render on the elevations, will create an opportunity for colour in an otherwise monotonous visual environment. The roofs will be clad in concrete interlocking tiles, which will provide a low maintenance and long life roof covering.

It is recognised that the house plan layouts and elevations are plot specific and provide active frontages with roof pitches designed for the use of solar thermal panels.

It is considered that the design has well integrated components and is in harmony with the surrounding residential area. 

f.
Choice of Means of Travel to the Site:

There are convenient links to public transport and shops and suitable cycle and pedestrian links. The design of the house includes storage for bicycles to allow the use of non-polluting means of personal transport

g.
Openspace provision:

As with the existing planning permission none of the original open space (0.18ha) is retained.  Although it is not intended to provide a play area within the proposed development, a commuted sum towards the provision and on-going maintenance of a new or enhanced off-site facility could be secured by a legal agreement between developers and the Council. 

h.
Landscaping:

The site currently lacks any mature healthy trees and it is recognised that the small number of garden remnants do not merit retention.

The landscape proposals are intended to soften and integrate the edges of this new housing development into its surroundings using native trees and shrubs. Within the new development the houses, streets and gardens will be planted with trees of appropriate scale and character for residential use and for the fairly intimate scale of this small development.  Plants have been selected to enhance the setting of the new dwellings and to respond to the expected findings of the ecological survey which is to be carried out.

A condition is attached to ensure (1) submission of methods of ground preparation and planting to be employed together with details of the type and density of plants in the shrub beds and (2) implementation.

i.
Security and Crime:

The Secured by Design standard takes into account the layout of the site and passive security provided by dwellings overlooking footpaths. The proposals provide active frontages in all parts of the layout, and where gables overlook the footpaths these incorporate windows that allow for surveillance.  Rear gardens are enclosed by fences and hedge planting . 

Front boundaries will be protected by knee rails, and corners vulnerable to short-cutting will be protected by wall and railings 900-1000mm high. The locking mechanisms and detailing of the doors and windows have been specified to meet Pass 24 standards (for Secured by Design). The footpaths will be illuminated with new lighting meeting Cumbria County Council standards and the layout of the site is designed to create passive surveillance of all areas.

The Architectural Liaison Officer is generally satisfied with proposals but has advised that as the footpath link to Levens Drive is retained the scheme does not meet the full Secured by Design standard .

j.    Surface Water Runoff:
A condition is attached requiring submission of details and implementation of a scheme for the provision of surface water drainage works as discharge to the Public Sewerage System may require the flow to be attenuated to a maximum discharge rate determined by United Utilities. 

k.
Protected Species:

The new landscape will be used to maintain the biodiversity of the site, and provide and extend habitats for local wildlife.  

l.
Rights of Way:

The proposal submitted retains the footpath which links Barras Close with Levens Drive. With the redevelopment of the garage court it has been possible to simplify and widen the route of the footpath so that there are no right angled bends within it and therefore no areas along it that are secluded and dangerous in terms of prevention of crime. A condition can be attached requiring a footpath diversion order to be progressed

m.
Energy  Conservation/ Waste Minimisation/ Recycling

It is proposed that the units will contain a Solar Hot Water Heating System, adequate space for the storage of recyclable refuse and space for the collection of rain water for watering the garden.

Conclusion:

5.4 
The issues with regard to detailed design considerations and the contribution for the provision and maintenance of play facilities outwith the site and issues raised by the Architectural Liason Officer, have been resolved and amended details submitted.  It is considered that the proposed development accords with the provisions of the Development Plan. As there are no material considerations which indicate that it should be determined to the contrary, it has been determined in accordance with the Development Plan. 

Relevant Development Plan Policies
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Housing - Policy H2 - Primary Residential Areas

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

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

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

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

4
satisfactory access and appropriate parking arrangements can be achieved.

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

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

1
satisfactory housing conditions can be achieved; and

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

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

4
satisfactory access can be provided; and

5
appropriate parking arrangements can be made.
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Housing - Policy H5 - Affordable Housing

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

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

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

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

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

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

The proportion of affordable housing sought will only be varied if this can be justified on a robust, evidence based, assessment of the economic viability of the site.  Where intermediate affordable housing is to be provided at a discounted market value a discount of 25-30% will be sought and the discounted sale will be required to be in perpetuity.
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Core Development Policies - Policy CP5 - Design 

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

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

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

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

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

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

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

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

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

9
Ensure that the layout and design incorporates adequate space for waste and recycling bin storage and collection.
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Core Development Policies - Policy CP6 - Residential Amenity
The amenity of residential areas will be protected from inappropriate development where that development:

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

2
is of an unacceptable scale; and/or

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

4
is visually intrusive.
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Core Development Policies - Policy CP12 - Foul And Surface Water Sewerage And Sewage Treatment

Development will not be permitted where inadequate foul and surface water sewerage infrastructure and sewage treatment capacity exists, or where such provision can not be made within the time constraint of the planning permission.
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Core Development Policies - Policy CP15 - Access, Mobility And Inclusion

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

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

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

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

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



	Carlisle District Local Plan 2001 - 2016

Core Development Policies - Public Transport, Pedestrians And Cyclists

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

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

The following points should be applied to all development proposals:

1
Security measures should be an integral part of the design

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

3
Public and private spaces should have clearly defined boundaries.

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

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

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

Developers should, at the earliest stage possible, consult Architectural Liaison Officer to advise on measures to be incorporated for designing out crime.
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Leisure & Community Uses - Policy LC3 - Amenity Open Space

Permission will not be granted for development that would result in the loss of amenity open spaces within settlements.
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Leisure & Community Uses - Policy LC4 - Children’s Play and Recreation Areas

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

Outdoor playgrounds 150m2 per hectare

Informal playspace 270m2 per hectare

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

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

Children's play and recreation areas required by this policy will be dedicated to the City Council for maintenance purposes and a commuted payment equivalent to 10 year's maintenance costs will be required.
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Leisure & Community Uses - Policy  LC8 - Rights Of Way

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.
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Housing - Policy H4 - Residential Development On Previously Developed Land And Phasing Of Development

In order to achieve the higher target of 65% brownfield permissions in the urban area, applications for greenfield development in addition to any allocations in H16 will not be granted planning permission.  A sequential approach to site development will be applied and, in the context of Policy DP1, brownfield sites in unsustainable locations will not be given priority over more sustainably located greenfield sites.  Permission will be phased on sites over 20 dwellings in the urban area and over 10 dwellings in the rural area.
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Core Development Policies - Policy CP9 - Development, Energy Conservation And Efficiency

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

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

Designers will be encouraged to include systems for collecting roof water to enable its re-use.




