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:

	09/0886
	Mr G MacDonald
	Arthuret

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	12/10/2009 08:00:18
	Heine Planning Consultancy
	Longtown & Rockcliffe

	
	
	

	Location:
	
	Grid Reference:

	Sandysyke, Longtown, Carlisle, CA6 5SY
	
	338432 566163

	
	
	

	Proposal:
	Change Of Use Of Land From Former Woodland To Caravan Site For Stationing Of Caravans For Single Extended Gypsy-Traveller Family With Associated Development (Hard Standing, Cess Pool, Two Utility Sheds) (Part Retrospective)


Refuse Permission 

	1.
	Reason:
There is no proven general need for additional Gypsy sites in the area and the applicant's circumstances appear to be such that it cannot be concluded that occupation of the current site outweighs the potential to occupy alternative sites.  The site of the proposed development is located within an area of sporadic development unrelated to any existing settlement.  In this location the proposal would be unduly conspicuous, consolidating the existing development to the detriment of the rural character of the area.  The proposal would thus be contrary to Policy H14 of the Carlisle and District Local Plan 2001-20016 which seeks to ensure proposals for Gypsies and Travellers stem from an identified need and ensure that there would be no adverse impact on the local landscape.



	2.
	Reason:
In order to accommodate the proposed development, an extensive area of trees and their remaining stumps have been removed, which is protected by Tree Preservation Order No.226 and is subject to a Restocking Notice served by the Forestry Commission.  The irrevocable loss of such a significant area of protected woodland would be detrimental to the landscape character of the surrounding area and result in the loss of a natural area and significant landscape feature.  As such the proposal is contrary to the objectives of criteria 1 and 2 of Policy EC1 (Primary Employment Area - relating to Sandysike), the objectives of Policy CP1 (Landscape Character), Policy CP3 (Trees and Hedges on Development Sites), and criterion 6 of Policy CP5 (Design) of the Carlisle District Local Plan 2001-2016.




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 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 CP10 - Sustainable Drainage Systems

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

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

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

Where SUDS are incorporated the following details shall be provided:

1
The type of SUDS; and

2
Hydraulic design details/calculations; and

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

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



	Carlisle District Local Plan 2001 - 2016

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

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



	Carlisle District Local Plan 2001 - 2016

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

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



	Carlisle District Local Plan 2001 - 2016

Housing - Policy H14 Gypsies And Travellers

Where there is an identified need the City Council will consider the provision of Gypsy and Traveller Sites. Proposals for Gypsy and Traveller sites will be acceptable providing that:

1
the proposal will not compromise the objectives of the designation of an Area of Outstanding Natural Beauty or Landscape of County Importance; and

2
there would be no adverse impact on the local landscape; and

3
appropriate access and parking can be achieved; and

4
the proposed site is reasonably accessible to community services; and

5
the proposal would not adversely affect the amenities of adjacent occupiers by way of noise, vehicular or other activities on site.




	Item no: 02
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	10/0141
	 Leehand Properties Ltd
	Brampton

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	15/02/2010
	Redisher Ltd
	Brampton

	
	
	

	Location:
	
	Grid Reference:

	15 Capon Hill, Brampton, CA8 1QJ
	
	353044 560225

	
	
	

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


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

	Item no: 03
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	09/0978
	 Possfund Custodian Trustees Limited
	Carlisle

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	06/11/2009 08:01:56
	Savills
	Currock

	
	
	

	Location:
	
	Grid Reference:

	St Nicholas Retail Park, St Nicholas Gate, St Nicholas, Carlisle
	
	340834 555100

	
	
	

	Proposal:
	Alterations To Existing Retail Units, Part Demolition And Erection Of New Retail Warehousing (Reserved Matters Application Pursuant To Outline Permission 03/1362)


Grant Permission 

	1.
	In discharge of requirements for the submission of detailed particulars of the proposed development imposed by conditions 1 and 2 attached to the outline planning consent 03/1362 to develop the site.




Summary of Reasons for the Decision

This application seeks Reserved Matters approval for the alterations to the existing retail units, part demolition and erection of new retail warehousing at St. Nicholas Retail Park, St. Nicholas Gate, Carlisle.  The 4 hectare site is located within a Large Stores and Retail Warehouses area as identified within the Proposals Map of the Carlisle District Local Plan 2001-2016.

The site lies to the south-west of London Road, close to the road junction of London Road and Brook Street, to the south-east of the City Centre.  The site is irregular in shape with a flat topography and is currently used as a retail park with associated car parking to the frontage.  It is bounded to the south-west by the Settle to Carlisle Railway which is also a designated Conservation Area; to the north-west by Woodrouffe Terrace which is a row of two storey Grade II Listed Buildings that are within the Botchergate Conservation Area; to the north-east by London Road; and to the south-east by the Railway Inn which is a vacant two storey Grade II Listed public house.  

London Road is the main thoroughfare into the City Centre from the south and opposite the application site are several commercial premises that occupy the ground floor of the buildings and above which is residential accommodation.  The area is largely dominated by two storey brick built properties under slate roofs.

The application seeks reserved matters approval for the means of access, appearance, landscaping, layout and scale following the outline planning consent that was granted on 9th November 2006 under application reference 03/1362 following consideration of the application by Members of the Development Control Committee.

In summary the works illustrated within the Outline application consisted of:

1. Demolition of the unit occupied by National Tyres;

2. Demolition of an adjacent 'stand alone' unit within the development currently occupied by Halfords (at the most southerly part of the retail park);

3. Partial demolition of the unit at the northern end of the site which is currently occupied by MFI Ltd. to allow for a new access to the service yard from St. Nicholas Bridges to the rear. The total area of floorspace proposed to be demolished is 1908 sq. m. (gross);

4. The erection of a new, larger unit (3068 sq. m. gross) positioned in approximately the same location as the Halfords Unit;

5. The erection of a small new freestanding unit close to the main site entrance (proposed 501 sq. m. gross floorspace);

6. The erection of two new units related to the main blocks of the existing development, one a "gap" between Carpet Right and Netto (727 square metres gross); and the other at the northern end adjacent to the Woodrouffe Terrace boundary (576 square metres gross).  The total floorspace represented in the above works was 4875 square metres, which represented an overall increase of 2963 square metres gross (i.e. with the demolitions of existing buildings discounted); and

7. Rationalisation of the access and circulation arrangements through the closure of the existing secondary access from London Road.  The rear access from St. Nicholas Bridge was shown to become solely a service access, with no route through the site between the two entrances. 

The retail park has been established for some twenty one years and was a re-development of the former Cowans Sheldon works. It presently comprises 6 units including Burger King situated close to the London Road frontage.  Adjacent to the existing complex, towards the southern end of the street frontage, is a building which pre-dates the re-development and was not included within the site of that application. It was last occupied by National Tyres Ltd.  This building was incorporated into the outline application and is within the current application site.  It is proposed to demolish that building and redevelop its site and to undertake other works.  

The Reserved Matters application follows the indicative drawings submitted as part of the outline planning consent in terms of layout and scale.  The application proposes the demolition of two of the existing units, namely the building formerly occupied by National Tyres Ltd and the building currently occupied by Halfords, together with the partial demolition of the building formerly occupied by MFI.  

A larger replacement building would then be constructed on the site of the Halfords building.  The two storey building would project forward of the existing Hanford's building and extend close to the site boundary with London Road but would be set back behind the front elevation of the Railway Inn.  Its principal elevation would be relocated to would face north-west i.e. into the retail park.  The applicant considers that an active frontage would be formed facing London Road.  The building would be constructed from flat and profile metal sheeting together with curtain wall glazing and would incorporate a flat roof with coping detail and recessed panels in the elevations.  The buildings would be clad with terracotta cladding panels, flat and profiled metal cladding and glazing panels.
A new retail unit would be constructed between the buildings currently occupied by Carpet Right and Netto.  A further retail unit would be constructed adjacent to the north-west elevation of the former MFI building, close to the boundary with Woodrouffe Terrace.  The former National Tyres building would be demolished and a replacement building constructed as a frontage building to London Road but relocated to the north-west.  These new buildings would be constructed from materials that would match those proposed on the new unit to be formed on the current Halfords site. 

The existing vehicular entrance in the south-east corner close to Halfords would be closed.  There would only be one vehicular entrance that would serve the site and that would be the existing one located centrally in the retail park’s frontage that leads onto London Road.  This is a staggered junction opposite Brook Street and as part of the outline application, a S106 Agreement was signed that provides finances to upgrade this junction to a signalised junction.  The vehicular entrance to the rear leading on to St. Nicholas Bridges would remain but would only be accessible for delivery vehicles accessing the service area to the rear.    

The parking area within the site would be upgraded and remodelled and the development would include additional landscaping.  A total of 320 parking spaces would be provided including 22 spaces for disabled persons along with 5 spaces for motorcycle provision.

All of the foregoing is in accordance with the indicative drawings submitted and approved as part of the outline application.  As part of that application, the developers showed that the existing buildings would remain unaltered; however, as part of the current proposal the submitted drawings illustrate that these buildings would be refurbished and re-clad using materials consistent with the proposed new units.   
Following negotiation with Officers, the applicant has submitted revised drawings that attempt to address the concerns previously raised by Members.  In essence, these comprise: 

1.
The revised elevations utilise terracotta cladding with flat metal panels;  

2.
Unit 10 would be set within the car park and further animated with glazing and terracotta;

3.
The inclusion of deep soffits within the eaves treatment of the units;

4.
The signage zones to the front of the retail units have been lowered in height; and

5.
The frontage landscaping would be planted with a controlled tree planting grid to create a ‘boulevard’ style approach along London Road.
The site is within a Large Stores and Retail Warehouses area and Policy EC5 of the Carlisle District Local Plan 2001-2016 is appropriate.  This Policy states that proposals for large stores and retail warehouses with large adjacent customer car parks will not be permitted except on sites allocated in this Plan.  Furthermore, Policy DP1 of the Local Plan requires that development proposals 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.

The supporting Planning Statement discusses in more detail the benefits of redeveloping the site.  It is stated that the site is significantly under performing which is characterised by approximately 64% of retail floorspace being vacant.  Since the outline consent was granted, two of the larger tenants on the site, MFI and Focus DIY have ceased trading and these units have been vacant for some time.  

Condition 11 of the outline planning permission restricted the overall net increase of floor area and stated that this should not exceed 2963 square metres.  The reserved matters application is compliant with this requirement.

The site is well related to the existing highway network and is in a location that is accessible by other modes of transport, including public transport.  Specific on-site parking provision will be created which is acceptable and the principle of development does not conflict with current policy guidance.

To summarise, the proposal will result in net increase of 2963m² (around 32,000 ft²) of additional floorspace but this would all be for the sale of bulky goods. The remaining floorspace in the Retail Park will also be subject to the existing condition restricting sales to bulky goods, with the exception of the exemptions previously granted (e.g. Netto and Brantanos (shoes)). The amended proposal is thus considered acceptable in terms of retail planning policy.

The retail park predominantly comprises a series of large retail units that face London Road but which are set back some distance from the frontage interspersed by an abundance of car parking.  Within this area are two detached buildings; one is currently vacant (but was last occupied by National Tyres Ltd) while the other operates as a Burger King Drive Thru.  The main row of buildings are two storeys in height and of dark brown clay facing brick construction with buff brick detailing.  Some of the buildings have large two storey entrance canopies supported on brick piers constructed of matching, decorative brickwork detailing.  

Adopted policies generally require that development is appropriate, in terms of quality, to that of the surrounding area. Proposals should, therefore, incorporate high standards of design including care in relation to siting, scale, use of materials and landscaping that respects and, where possible, enhances the distinctive character of townscape and landscape.  This is reflected in Policy CP5 of the Local Plan which requires that development proposals should also harmonise with the surrounding buildings respecting their form in relation to height, scale and massing and making use of appropriate materials and detailing.

As previously stated, there is a range of type and scale of buildings in the locality but most notable and most dominant are the two storey brick built terraced residential properties along Brook Street, Oswald Street, Garden Street, Woodrouffe Terrace, St Nicholas Street and Lindisfarne Street.  The buildings on London Road, opposite the application site, are slightly larger in scale, being three storeys.  The applicant has submitted the application on the basis of the illustrative drawings that formed part of the outline application.  The intention to demolish the National Tyres building, which detracts from the character of the area, would enable the reconstruction of a replacement building closer to the proposed vehicular entrance.  In conjunction with the existing Burger King building, the applicant states that these buildings would form a presence and a ‘gateway’ to the retail park.  

The applicant states that the height of the proposed buildings would be between 8 and 10 metres which is similar to the existing buildings.  The most prominent building would be Unit 1 which would be constructed in the south-east corner of the site.  Due to the level of the site and the adjacent pavement, this building would appear to be 6.3 metres in height when viewed in conjunction with the Railway Inn public house whereas the true height of the building would be 9.3 metres.  The boundary wall slopes down along London Road and would serve to reduce the overall massing of the building.

The proposed development would involve a suite of materials that would result in a contemporary appearance.  The outline application sought to retain the brickwork on the existing buildings with modern materials used on the proposed additional development.  The revised plans show the existing buildings being refurbished.  The agent believes that Members' comments at the previous meeting were not supportive of an 'old and new' scheme and accordingly.  It is the agent's view that the refurbishment better reflects the character and appearance of the existing buildings and maintains a balance between the historical context of the site and the buildings whilst providing a contemporary and modern retail park.  

The proposed buildings would be of a scale and design that is appropriate to modern retail park development.  The site is within an inner-urban location, not a peripheral retail park and the existing buildings were designed to reflect the character and appearance of the surrounding buildings and to be sympathetic with the historic constraints and urban grain.  The overall appearance of the site as proposed would, in its own terms, be distinctive in character and appearance, involving a contemporary design that would incorporate modern materials that would assist in promoting the energy efficiency of the buildings.  The site is prominently located on a principal, arterial approach to the City and consequently, the development would be highly visible.  It would be unreasonable to require the development to be undertaken in facing brickwork due to the financial constraints that may render the regeneration of the site unviable.  The agent states that the change of materials "provides a contemporary interpretation of the surrounding buildings, which are largely constructed of traditional red masonry" and that the use of pallisters and recessed panels "creates greater depth and interest to the overall architectural treatment".  In support of the relationship of with the Unit and the Railway Inn, the agent states that "the terracotta elements have been introduced to provide visual continuity with the scale and tone of the adjacent pub to the south east of the site and Woodrouffe Terrace to the north west".  The revisions to the architectural materials would not identically match those of the surrounding but according to the agent's statement, would provide a “contemporary interpretation of the surrounding buildings”. 

Members will note that the comments received from the Conservation Area Advisory Committee (CAAC) are increasingly supportive of the proposal.  The latest drawings, upon which further comments are awaited, include coping on the roofs of the building.  The outstanding issue as far as the CAAC is concerned, therefore, is the scale of Unit 7 and the impact on Woodrouffe Terrace.   

The scale of the building would be comparable to the adjacent building within the retail park and whilst this would not be of domestic scale, there is sufficient distance between the proposed building and Woodrouffe Terrace.  The suite of materials proposed serve to improve the proportions of the building.  The revision to the scale, design and use of architectural materials would not identically match those of the surroundings but by the same token, would not be obtrusive or detrimental to the character of the area.
The Railway Inn is Grade II Listed; the St. Nicholas Arms public house to the north of the application site on the opposite side of London Road is Grade II Listed; and the properties along Woodrouffe Terrace are also Grade II Listed as is the terrace of properties at St Nicholas Street beyond.  To the rear of the site is the Settle to Carlisle Conservation Area and to the north lies the Botchergate Conservation Area.  The designated Conservation Areas and the Listed Buildings are important features of the City's historic environment and proper consideration should be paid to the potential impact of any development in accordance with planning policy requirements. The site is, effectively, book-ended by Listed Buildings.

The Council's Urban Designer is broadly happy with the proposal although his initial comments focus on the landscaping and pedestrian access arrangements with no comments on the architectural quality or appearance of the development.  

No reference is raised in the latest submission received from the CAAC that the development would adversely affect the Settle to Carlisle Conservation Area in that it would provide an inappropriate impression to persons visiting the City.  

The second issue initially raised by CAAC was that an "opportunity to improve the London Road route into Carlisle is also being lost" and that "the new units replacing Halfords and the Tyre Distributor consisted of flat, bland elevations that created a negative impact and are no better than the existing and some elements are actually worse".  In considering these views, it is evident that the principle of the increase in floorspace of the buildings has been accepted through the assessment of the retail capacity and the granting of the outline planning permission.  The Design and Access Statement identifies that the scale of the buildings would be offset by the site levels and the use of materials to provide variation and visual interest in the London Road elevations; however, in the view of the CAAC, the combination of the scale and the use of materials in both the new and existing buildings would give rise to a development that would detract from the character of the designated Conservation Areas.
Although comments are awaited from CAAC regarding the latest revised drawings, no objection was received from CAAC regarding this issue in their previous comments received on 1st March 2010.  
The Railway Inn is located immediately adjacent to the south-east boundary of the site.  The proposed development would be closer to the frontage with London Road and would have a visual impact on its setting and appearance; however, it is not uncommon to have contemporary buildings in close proximity to Listed Buildings.  It would be impractical, and arguably unreasonable, to expect the new build to reflect the design and materials used in the Listed Building, particularly given the modern appearance of the existing Halfords store.  

Woodrouffe Terrace is situated to the north-west of the application site.   The terrace is separated by a 2m high brick wall and the single width highway beyond that serves the properties.  The impact of development in this part of the retail park would be less severe with an extension being constructed to the gable of the former MFI building.  Given the distance between the application site and these properties along with the intervening physical barrier, it is not considered that there development would adversely affect the character or setting of these Listed Buildings. 
Planning policies require that development proposals do not adversely affect the living conditions of occupiers of residential properties by virtue of inappropriate development, scale or visual intrusiveness.  The nearest residential properties are on the eastern side of London Road above the existing shops and to the north-west in Woodrouffe Terrace which are, respectively, 22.5 metres and 27 metres from any new development.  The proposal is therefore compliant with the Council's practice of securing a minimum distance of 12 metres between windows in habitable rooms and blank walls that is detailed in the draft Supplementary Planning Document "Achieving Well Designed Housing".  

The proposed new buildings are appropriate to the overall scale of buildings within the locality.  In this respect it is not considered that the proposal would be disproportionate or obtrusive and it is not considered that the occupiers of the adjacent buildings would suffer from an unreasonable loss of daylight or sunlight. 

Policy T1 of the Local Plan requires that there is sufficient parking provision within the site for the relevant development.  This proposal seeks to provide an overall level of 320 spaces including 22 spaces for disabled persons and 5 spaces for motorcycles.

The proposal seeks to utilise only one vehicular access to serve the site opposite Brook Street.  This is presently a congested and difficult junction due to the volumes of traffic travelling in both directions along London Road; the presence of a filter lane from the north and south on London Road; the number of vehicles trying to cross London Road from Brook Street into the application site and visa versa; and the staggered nature of the junction.  Condition 3 of the outline planning consent stipulates that works should not commence until the main junction has been signalised.  These details are formalised in a S278 Agreement with the Highway Authority.

The closure of the remaining vehicular entrances would reduce the vehicle movements through the site from London Road to St. Nicholas Bridges and, hence, removes the opportunity for rat-runs.  The enhancements to the remaining junction would significantly improve the traffic arrangements at this location on London Road.

Given the surrounding road network, the bus routes and services near to the site, and the anticipated number of proposed vehicle movements, the Highway Authority has raised no objection subject to the imposition of conditions.  One of these is a requirement for the applicant to submit a Travel Plan.  This current application seeks reserved matters consent.  No such condition was imposed with the outline planning permission and it would be unreasonable to impose such a condition as part of any consent for an application which essentially seeks to discharge the original conditions.

The Design and Access Statement makes reference to the need for the design and layout of the buildings to meet the highest standards of accessibility and inclusion for all potential users regardless of disability, age or gender. This accords with the objectives of Policy CP15 of the Local Plan.  Additional drawings are awaited at the time of writing this report showing the internal layout and consequently comments are also awaited from the Council's Access Officer.  

The design of the buildings would take into account energy efficiency and this would be achieved through the use of thermal efficient building materials, the installation of energy efficient boilers and heating systems, and the installation of energy efficient lighting systems.  A portion of the water from the roof area would also be collected by a rainwater harvesting facility and re-used for irrigation purposes.   

It is the applicant's intention to improve air leakage from the building and utilise low carbon technology, thereby reducing the overall carbon footprint of the development. In this respect, the proposal would be complaint with the objectives of Policies CP9 and CP10.

The need for this facility can be considered as a material consideration.  Section 17 of the Crime and Disorder Act 1998 promotes the practice of partnership working and states:

"Without prejudice to any other obligations imposed upon it, it shall be the duty of each authority to exercise its various functions with due regard to the likely effect of the exercise of those functions on, and the need to do all it reasonably can to prevent crime and disorder in its area."

It is acknowledged that fear of crime can form the basis of a reason for refusal and in this regard Section 17 is relevant.

Cumbria Constabulary has raised no objection in principle to the development.  The outline approval was subject to a S106 Agreement that secured funding for additional CCTV coverage of the site which is at present, a monitoring shortcoming.  The supporting documents submitted by the application refer to a camera and a system of cameras and clarification is being sought as to what is actually being proposed.

The provision of cycle storage, improvements to the rear boundary and the creation of secure access to the service area to the rear, which is presently unrestricted, is welcomed in principle by Cumbria Constabulary.  Specific details that relate to the type of boundary fencing and the use of Sheffield cycle stands that have been suggested for incorporation in the scheme have been relayed to the applicant.  At the time of writing this report, no response has been received.

In overall terms, the site is highly prominent on one of the major approaches to the City and issues involved in the consideration of this proposal are balanced between the need for investment to regenerate its performance as Retail Park while ensuring that the design and materials used reflect the site's location buffered by features of the city's heritage. The retail park has been in existence for some time and the applicant's argue that its appearance reflects this.  The buildings are currently largely vacant and underused and it is argued that a modern development of contemporary appearance would act as a catalyst to attract new business into the retail park.  There would, clearly, be benefits to the surrounding traffic network through the closure of two of the existing vehicular accesses and the improvement of the junction with London Road through the facilitation of a signalised junction.  The site would also benefit from greater security features and improved landscaping.  The scale of the buildings would be appropriate and the living conditions of the occupiers of the neighbouring properties would not be adversely affected by the development.

In considering these proposals, an important balance has to be struck between the economic viability of regenerating the retail park and the preservation of the relationship with the character of the area.  It is evident that the scheme has been revised to take better account of the character and appearance of the locality and the surrounding buildings and to address the concerns previously expressed by Members.  The appearance of a development has been revised and appropriately represents and complements this sensitive site.  As such, the shortcomings expressed during the consultation process relating to the previous drawings regarding the scale and aesthetic appearance of the scheme have been addressed. 

Relevant Development Plan Policies

	The North West Of England Plan Regional Spatial Strategy To 2021

Policy DP 1: Spatial Principles

The following principles underpin RSS (incorporating RTS)

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

· promote sustainable communities;

· promote sustainable economic development;

· make the best use of existing resources and infrastructure;

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

· marry opportunity and need;

· promote environmental quality;

· mainstreaming rural issues;

· reduce emissions and adapt to climate change.

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

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



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

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



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

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

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

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

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

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



	The North West Of England Plan Regional Spatial Strategy To 2021
Policy DP 7: Promote Environmental Quality

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

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

· the protection and enhancement of the historic environment;

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

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

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

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

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

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

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

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



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

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

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

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

Altrincham

Ashton-under-Lyne

Barrow-in-Furness

Birkenhead

Blackburn

Blackpool

Bolton

Burnley

Bury

Carlisle

Chester

Crewe

Kendal

Lancaster

Macclesfield

Northwich

Oldham

Preston

Rochdale

Southport

St Helens

Stockport

Warrington

Wigan

Workington/Whitehaven

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

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

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



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

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

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

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

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

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



	Carlisle District Local Plan 2001 - 2016 

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

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

Urban Area

City of Carlisle

Key Service Centres

Brampton

Longtown

Local Service Centres

Burgh by Sands

Heads Nook

Castle Carrock

Houghton

Cummersdale

Irthington

Cumwhinton

Raughton Head

Dalston

Rockcliffe

Gilsland 

Scotby

Great Corby

Smithfield

Great Orton

Thurstonfield

Hallbankgate

Warwick Bridge

Hayton

Wetheral

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

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

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

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

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



	Carlisle District Local Plan 2001 - 2016

Spatial Strategy And Development Principles - Policy DP2 - Regeneration

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

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

· Rickergate;

· Viaduct Estate Road/Caldew Riverside;   

· The Citadel Area.

Detailed briefs will be prepared for these three areas.

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

· Raffles;

· Carlisle South.

Outside the urban area:

· Longtown

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



	Carlisle District Local Plan 2001 - 2016

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

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

1
the location of existing trees and hedges;

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

3
an assessment of the condition of each tree;

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

5
existing and proposed changes in ground level.

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

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

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



	Carlisle District Local Plan 2001 - 2016

Core Development Policies - Policy CP5 - Design 

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

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

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

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

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

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

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

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

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

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

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

2
is of an unacceptable scale; and/or

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

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

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

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

Designers will be encouraged to include systems for collecting roof water to enable its re-use.
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Core Development Policies - Policy 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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Economic & Commercial Growth - Policy EC5 - Large Stores And Retail Warehouses

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

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

2
The site is widely accessible by public transport;

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

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

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

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

Proposals for the extension of floorspace (including the use of a mezzanine floor) at existing larger stores or retail warehouses will also be considered in relation to the above criteria.
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Economic & Commercial Growth - Policy EC8 - Shopfronts

Well designed and appropriate shopfronts whether original or reproduction should be retained wherever practicable and if necessary restored when the opportunity arises.  New shopfronts should relate in scale, proportions, materials and decorative treatment to the relevant facade of the building and where appropriate, to adjacent buildings and/or shopfronts.

Within a conservation area changes to shop fronts and new shop fronts will be acceptable only where the design contributes to the preservation and enhancement of the area’s character and appearance, and provided the following criteria are met:

1
retain or restore any original or period features; and

2
relate well in scale, height, proportions, materials and detailing to other parts of the building adjoining shop fronts and to the street scene generally; and

3
not involve a single shop front spanning two or more frontages; and,

4
not involve the use of inappropriate modern shop front features such as plastic canopies, large plate glass display windows or roller shutters.
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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.
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Local Environment - Policy LE19 - Conservation Areas

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

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

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

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

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

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

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

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

7
proposals which would require substantial car parking and servicing areas which can not be provided without an adverse effect on the site and its surroundings will not be permitted.
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Transport - Policy T1- Parking Guidelines For Development

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

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

2
the availability of public car parking in the vicinity;

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

4
the likely impact on the surrounding road network; and

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




	Item no: 04
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	10/0100
	Mr Ronald Nichol
	Arthuret

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	03/02/2010
	Taylor & Hardy
	Longtown & Rockcliffe

	
	
	

	Location:
	
	Grid Reference:

	High Walls, Bank Street, Longtown, Carlisle, CA6 5PS
	
	337844 568688

	
	
	

	Proposal:
	Variation Of Condition 11 Of Previously Approved Application 03/0505 To Allow Use Of Alternative Vehicular Access On Esk Street


Refuse  Permission 

	1.
	Reason:
An existing access allows vehicular egress and access to the site from Bank Street.  The proposed access to the rear of the property is narrow and includes a sharp ninety degree bend from the property to the access lane.  It is located in close proximity to the residential properties and the use of the access would involve manoeuvring vehicles adjacent to these properties.  The intensification of the use of the access leading to Esk Street and the manoeuvring of vehicles would generate an unacceptable level of traffic and resulting disturbance that would result in an overall detrimental effect on the living conditions of the occupiers of the neighbouring properties, contrary to criteria 3 of Policy CP6 (Residential Amenity) of the Carlisle District Local Plan 2001-2016.




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.
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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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Local Environment - Policy LE19 - Conservation Areas

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

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

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

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

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

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

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

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

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




	Item no: 05
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	09/9046
	 Esk Building Products
	St Cuthberts Without

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	30/10/2009
	Cumbria County Council
	Dalston

	
	
	

	Location:
	
	Grid Reference:

	Carlisle Brickworks, Brisco, Carlisle, CA4 0QY
	
	342664 552101

	
	
	

	Proposal:
	Erection Of A 70 Metre High Meteorological Mast For The Purposes Of Obtaining Wind Speed And Direction For Two Years


	Decision:
	City Council Observation -  Raise No Objection
	Date:
	20/11/2009


	Decision of:
	Cumbria County Council


	Decision Type:
	Grant Permission
	Date:
	26/01/2010


	Item no: 06
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	09/0068
	Mrs Sandra Vevers
	Cumrew

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	02/02/2009
	Sandysike Construction Ltd
	Great Corby & Geltsdale

	
	
	

	Location:
	
	Grid Reference:

	Field North of Cumrew House to Cumrew Beck, Cumrew, Heads Nook
	
	354982 550672

	
	
	

	Proposal:
	Erection Of 1no. Dwelling With Garage & Workshop


	Decision:
	Refuse  Permission
	Date:
	29/05/2009


	Decision of:
	Planning Inspectorate


	Decision Type:
	Appeal Dismissed
	Date:
	30/03/2010


	Item no: 07
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	09/0744
	Neil Lennox
	Carlisle

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	02/09/2009
	Mr James Stephens
	Morton

	
	
	

	Location:
	
	Grid Reference:

	19 Irton Place, Morton, Carlisle, Cumbria, CA2 6LX
	
	338169 553958

	
	
	

	Proposal:
	Replacement Of First Floor Window With Sliding Patio Doors And Balcony To Front Elevation Of First Floor Flat


	Decision:
	Refuse  Permission
	Date:
	28/10/2009


	Decision of:
	Planning Inspectorate


	Decision Type:
	Appeal Dismissed
	Date:
	08/03/2010


	Item no: 08
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	09/0985
	 Caldew Hospital Ltd
	Carlisle

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	06/11/2009
	Taylor & Hardy
	Denton Holme

	
	
	

	Location:
	
	Grid Reference:

	Caldew Hospital, 64 Dalston Road, Carlisle, CA2 5NW
	
	339228 555292

	
	
	

	Proposal:
	Redevelopment To Provide New Hospital With In And Out Patient Facilities


Members will recall at Committee meeting held on 12th March 2010 that authority was given to the Assistant Director (Economic Services) to issue approval for the proposal subject to: 

1. The receipt of formal confirmation from the Department for Culture, Media and Sport that there is no immediate intention to designate Caldew Hospital a Listed Building; 

2. The submission of further details outlining how the existing natural stone could be incorporated within the new development; and 

3. The imposition of an additional condition that requires the development to incorporate rain water harvesting/energy conservation measures. 

These issues have been satisfactorily concluded and the approval was issued on 17th March 2010. 
Grant Permission 

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

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



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

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



	3.
	Trees and shrubs shall be planted in accordance with a scheme to be agreed with the Local Planning Authority before building work commences.  The scheme shall include the use of native species and shall also include a detailed survey of any existing trees and shrubs on the site and shall include particulars of plant species and those trees and shrubs that are to be retained.

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



	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; 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.



	5.
	Trees or hedges chosen for retention in the landscaping scheme shall not for the duration of the development works be damaged or destroyed, uprooted, felled, lopped or topped without prior written consent of the Local Planning Authority.

Reason:
To protect trees and hedges during development works in accordance with the objectives of Policy CP5 of the Carlisle District Local Plan 2001-2016.



	6.
	For the duration of the development works existing trees to be retained shall be protected by suitable tree protection fencing which must be in accordance with the specification within British Standard BS 5837: 2005 Trees in relation to construction: Recommendations Fig. 2.   The Authority shall be notified at least seven days before work starts on site so that protective fencing positions can be established.  Within this protected area there shall be no excavation, tipping or stacking, nor compaction of the ground by any other means.

Reason:
To protect trees and hedges during development works in accordance with the objectives of Policy CP5 of the Carlisle District Local Plan 2001-2016.



	7.
	The detailed plans required by the aforementioned conditions shall incorporate full details of the proposed locations of all services and service trenches and these shall be designed and sited to avoid or minimise the damage to the roots of the existing established trees.

Reason:
To protect trees and hedges during development works in accordance with the objectives of Policy CP5 of the Carlisle District Local Plan 2001-2016.



	8.
	Following completion of construction works and removal of site machinery and materials, protective fencing may be dismantled to permit ground preparation and cultivation works, if required, adjacent to the trees.  Any such ground preparation and cultivation works shall be carried out by hand, taking care not to damage any roots encountered.

Reason:
To protect trees and hedges during development works in accordance with the objectives of Policy CP5 of the Carlisle District Local Plan 2001-2016.



	9.
	Particulars of height and materials of the proposed replacement boundary fences shall be submitted to and approved by the Local Planning Authority prior to the commencement of the development hereby permitted.

Reason:
To ensure the protection of the privacy of adjacent occupiers and to afford satisfactory screening in accord with the objectives of Policy H2 of the Carlisle District Local Plan 2001-2016.



	10.
	Within 6 months of the development (or any part thereof) opening for business, the developer shall prepare and submit to the Local Planning Authority for their approval a Travel Plan which shall identify the measures that will be undertaken by the developer to encourage the achievement of a modal shift away from the use of private cars to visit the development to sustainable transport modes. The measures identified in the Travel Plan shall be implemented by the developer within 12 months of the development (or any part thereof) opening for business.

Reason:
To aid in the delivery of sustainable transport objectives and to support Local Transport Plan Policies: WS1, LD4 and Structure Plan Policy T31



	11.
	An annual report reviewing the effectiveness of the Travel Plan and including any necessary amendments or measures shall be prepared by the developer/occupier and submitted to the Local Planning Authority for approval. Any additional or modified measures shall be brought into effect within two calendar months of the approval by the Local Planning Authority

Reason:
To aid in the delivery of sustainable transport objectives and to support Local Transport Plan Policies: WS3, LD4 and Structure Plan Policy T31.



	12.
	The proposed car parking areas shall be provided and available for use prior to the occupation of Phase 1 of the development unless  a scheme of phased implementation, in accord with the intended phasing programme for the development, is otherwise agreed in writing by the Local Planning Authority.

Reason:
To ensure adequate car parking facilities are provided to serve the development in accordance with the objectives of Policy T1 of the Carlisle District Local Plan 2001-2016.



	13.
	Prior to the carrying out of any demolition works the existing building occupying the site shall be recorded in accordance with a written scheme of investigation which has been submitted by the applicant and approved in writing by the Local Planning Authority in advance of the permitted development. Within 2 months of the commencement of construction works, 3 copies of the resultant report shall be furnished to the Local Planning Authority.

Reason:
To ensure that a permanent record is made of the building prior to its demolition as part of the proposed development in accordance with the objectives of Policy LE8 of the Carlisle District Local Plan 2001-2016.



	14.
	Prior to the occupation of the building there shall be submitted to, and approved in writing by, the Local Planning Authority details of a scheme of Public Art or craft work to be funded by the developers in a publicly accessible/visible place or incorporated within the development itself. 

Reason:
To ensure that the development complies with the Council's objectives for encouragement of new public art in accord with the Councils "Percent For Art" objectives as set out under Policy LC15 of the Carlisle District Local Plan 2001-2016.



	15.
	No development shall commence until details of rainwater harvesting/energy conservation measures have been submitted to and approved, in writing, by the Local Planning Authority. The development shall be carried out in accordance with the approved details unless otherwise agreed, in writing, by the Local Planning Authority. 

Reason:
To ensure that the design of the development takes into account energy conservation and efficiency in accordance with Policy CP9 of the Carlisle District Local Plan 2001-2016.



	16.
	Prior to the occupation of the initial Phase of the development hereby permitted there shall be submitted to, and approved in writing by, the Local Planning Authority details of the proposed re-use within the development works [to form an internal feature(s) or external works or any combination of the two] of the existing sandstone facing which shall be re-covered when the existing Caldew Abbey Hospital building is removed. The sandstone shall be carefully dismantled, labelled and stored in a secure location for the duration of demolition operations prior to being re-deployed, and all works within the approved scheme for its re-use shall be fully executed before Phase 2 is brought into use.

Reason:
To enable the material forming the principal elevations of the existing building to be retained and re-used within the re-development scheme as an historical reference to the building that previously occupied the site.  



	17.
	Prior to the removal of any existing trees, they should be visually checked for the possible presence of individual squirrels or potential dreys and the proposals for future tree planting within the site [required by Condition 03] should incorporate, as part of the related landscaping proposals for the development, re-planting using native trees to benefit all wildlife.

Reason:
To verify there is no potential harm to a protected species and to encourage wildlife diversity within the development site.




Summary of Reasons for the Decision

The application seeks Full Planning Permission for the re-development of the existing Caldew Abbey Hospital, which occupies the former St James Vicarage, located on the north-west side of Dalston Road almost opposite the junction with Empire Road. 

The site extends to just under 0.4 hectares in area. It is surrounded by semi-detached residential properties at Bedford Road and Weardale Road, and by mainly terraces of older houses on the opposite side of Dalston Road and to each flank of the site's frontage to Dalston Road, although it is partly bordered by a garage/parking court off Bedford Road and an area of allotment space between the site and the rear boundaries of 27-31 Weardale Road.

Built in 1864 as the parsonage to St James’ Church, of sandstone walling under a slate roof, the property has been extensively altered and extended in modern times, including unsightly flat roofed appendages to the rear. Similarly, the original room plan and some of the internal detailing has been lost through its adaptation to a private hospital, the use to which the building has been put since the 1980's. 

English Heritage has considered a request that the former parsonage be “listed” but has declined on the grounds that it does not meet the criteria for listing as a building of special architectural or historic interest in a national context. Although a number of representations have been made that the building should be retained, it has no protected status and neither the Council nor anyone else can require it to be kept since permission is not needed to remove it.

It has been suggested that it could be retained and extended but modern standards of care now required, coupled with the need for inclusive design to cater for all levels of physical ability, imposes space and operational standards that are far in excess of those presently available at Caldew Hospital and cannot be achieved through the existing building being extended or further adapted to provide this standard of facility.

There are, within the grounds of the existing hospital, a number of mature trees several of which are afforded protection under Tree Preservation Order No. 66 [there are 14 trees individually specified in the Order]. The most significant trees are generally located adjacent to the south-west and north-east perimeters of the site, supplemented by areas of shrubbery that reinforce the overall sense of enclosure the site possesses. However, a walnut tree, a copper beech and two no. beech trees are situated nearer to the road frontage and towards the centre of the site almost in the foreground of the existing building. Of the trees covered by the Order, only the Walnut is to be removed although that is necessitated by its structural condition being weak due to the presence of an advanced stage of fungal infection.

The proposed development would contain the following accommodation within the main block of the proposed hospital [Phase 1]: 

Ground Floor: entrance; reception and waiting areas; WC's for males, females and persons with disabilities; a cafe with related kitchen and servery; admin offices and staff rooms/staff changing rooms; pharmacy; 6 no. consulting rooms; a 4 no. person ward for day-care patients; treatment room; utility and stores together with a "back-of-house" area. It would have lifts at either end, one to afford general access to the upper floors from the reception area with the other being specifically to serve the top floor operating suite. It would also have stair accesses, sited at the rearmost corners of each end, which would extend to the two upper floors of accommodation;

First Floor: this would provide 14 no in-care patient bedrooms, with one being specifically designed for disabled users, all with en- suite facilities; a nurse station with related office; day lounge; galley kitchen; clean and dirty utility rooms; cleaners' cupboard and stores; an assisted bathroom; and toilet; and

Second Floor: this floor would contain all of the accommodation required for the operating suite consisting of two no. operating theatres with associated scrub areas, anaesthetic rooms and pre-op rooms; instrument stores/ autoclave facilities; swab sluice facilities; packing room; separate male and female changing/shower/wc rooms; a 2 no. bed recovery ward; a 3 no. bed recovery ward; endoscopy area; staff areas and offices; a tea station; toilets and stores.

Phase 2 would provide the physiotherapy unit, stores and X-ray suite at ground floor; 6 no. in-patient rooms; stores and a utility store at first floor level; and a 1 no bed flat for the Resident Medical Officer, the Pathology Lab and a catheter lab/hybrid theatre at second floor level.

The proposed building would provide approaching 4 times the floorspace currently available at the existing building [2646m2 as opposed to 713m2 gross areas]. The consulting and operating hours will be from 08.30 until 20.00 hours but there will be no accident or emergency service. The development would be undertaken as two Phases with the main block at the rear being built first, enabling most of the existing building to remain in use, with the second Phase following on when Phase 1 is finished and the facilities in the exiting building re-locate into that. The existing sandstone and slate building would be demolished at that stage and replaced by the Phase 2 block. The applicants intend to salvage and re-deploy within the development, sandstone recovered during the demolition operations.

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 is 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.  In essence, the Development Plan seeks to regulate the amount and location of development required within the District to meet the community's needs for housing, employment, social and community facilities, transport, leisure and recreation, retail and other land uses. It seeks to balance such requirements against (and/or reconcile them with) economic objectives, infrastructure capacities and environmental considerations. 

The Development Plan comprises the North West of England Plan Regional Spatial Strategy to 2021, saved and extended Policies within the Cumbria and Lake District Joint Structure Plan 2001-2016, and the provisions of the Carlisle District Local Plan 2001-2016. The Cumbria and Lake District Joint Structure Plan has diminishing relevance due to the passage of time since its adoption (April 2006) and the fact that the majority of its policies and proposals have been superseded by the more up to date provisions of the Regional Spatial Strategy (RSS) and District Local Plan (both adopted September 2008). Nonetheless, "saved" Policy ST5 remains applicable in placing priority on new development being focussed on the County's key service centres, with Carlisle being particularly identified, in order to foster its regional role, as the location where major development should take place. 

That emphasis upon Carlisle as the location where major development should be concentrated is manifested in the spatial Policies of both the RSS (Policies RDF1, CNL1 and CNL2) and the District Local Plan Policy DP1. The recent (2008) Cumbria Strategic Partnerships' non-statutory (in Development Plan terms) "Cumbria Community Strategy 2008-2028" and its supporting "Cumbria Sub-Regional Spatial Strategy" (which covers the same period) further recognises Carlisle's status and, in pursuit of its objective "to secure a sustainable level and pattern of development that creates balanced communities and meets need" advocates that the city continues to be the focus for major development.

In considering the application against the spatial objectives of these policies it is readily apparent that the proposed site is in a highly sustainable location. Notably, it is in relatively close proximity to the city centre with good transport links [including immediate access to public transport services] and is convenient for the Cumberland Infirmary for which it, in some senses, functions as a satellite facility as well as providing private healthcare. The site, consequently, fully satisfies the overall broad policy imperative of locating major development in Carlisle, consistent with the city's role as a regional centre.

The application site is shown on the Proposals Maps which accompany the adopted District Local Plan as being situated within a Primary Residential Area [PRA] where Policy H2 of the Plan is applicable. As is apparent from the Policy, and its supporting text, that does not preclude the use of properties in such areas for purposes other than residential. Indeed, Policy H2 specifically acknowledges that applications for non-residential development may be appropriate in such areas, including proposals for "community" activities. Moreover, it is generally acknowledged within the planning system that the provision of healthcare facilities within residential areas is acceptable although this normally embraces GP or Dental Surgeries, Opticians and Chiropodists as well as local pharmacies. Policy H2, however, imposes a test in relation to the acceptability of such uses by requiring them to be of appropriate "scale" and for the nature of likely impact, including the effects of traffic or parking, to be acceptable.

Local Plan Policy LC13 makes specific provision for proposals for further medical centres, health centres or doctor's surgeries within the District, subject to 4 criteria being satisfied. The first is that the site is within specific identified sustainable settlements [in that regard Carlisle is accorded highest priority] and it is accessible for public transport; second, that appropriate car parking standards can be achieved; third, that the amenity and quality of the surrounding environment, including residential amenity, is safeguarded; and finally, that satisfactory access can be achieved. 

In assessing the proposals against those criteria, it is apparent that the first and fourth are fully met not least as the site has operated, in location and accessibility terms, satisfactorily for many, many years. In relation to criterion 2, the Highway Authority has accepted the applicant's supporting Transport Information and the proposed level of on-site parking, and requires only the applicants' submission and implementation of a Travel Plan. Further information sought from the applicants in relation to the operational management of the proposed development, including usage of the parking envisaged as this is patently a major concern of local residents, has subsequently also been assessed. The car parking has also been increased above the original level the Highway Authority regarded as acceptable.

In relation to criterion 3, judgement is required as to whether the intensification of the hospital functions proposed would bring unacceptable harm to the quality and amenity of the surrounding environment, in particular whether it would seriously detract from residential amenity. In exercising that judgement the Council has sought to identify in what ways these considerations would be detrimentally affected, since the layout of the accommodation and the general siting of the building achieves the necessary separation distance from neighbouring development that is intended to ensure no unacceptable diminution of privacy. Other matters such as unacceptable noise or nuisance from this use within a PRA would, similarly, not seem to have been an issue over the years that the site has been used as a hospital. 

Some residents have referred to the presence within the site of red squirrel, a protected species. To ascertain if that was a relevant consideration Officers contacted Natural History staff based at Tullie House and asked for comments upon that aspect. The Biological Data Officer has advised that there are no records of squirrel [red or grey] within this site or its immediate vicinity. Tullie House has also contacted Cumbria Wildlife Trust whose "Save Our Squirrels Conservation Officer" has advised: "I have no knowledge of squirrels around the hospital and would doubt there would be any significant red squirrel population in such an urban area...however it is possible that they use the area if there are enough trees present".  He suggested further investigation within the site, including evidence of feeding signs [if any conifers are present] or dreys. With those aspects in mind the applicants were required to appoint a specialist to undertake an appropriate site investigation to establish whether the site is used by red squirrel for nesting or feeding.

The Report that has been commissioned has been undertaken by an Ecological and Environmental Consultancy. It comprises a walkover and visual site survey, reviewing the selection of trees and shrubs therein for their food potential, identifying the possible presence of dreys [nests] and other indicators such as scratch marking or droppings. It identified that the nature of the existing vegetation within the site offers low food potential, that no dreys were observed, or squirrel sighted, there was no evidence of scratch marking on trees or presence of droppings and the close proximity to residential gardens also makes the site unsuitable for breeding. The Report concludes that the proposed development site is of low suitability for red squirrel with probable casual observations of individual animals. It regards the proposed redevelopment of the site as likely to have little impact on red squirrel and, hence, makes no recommendations for mitigation measures for this species. The Report adds, however, that all trees should be visually checked for individual animals or potential dreys before any felling and advocates re-planting using native trees to benefit all wildlife as part of related landscaping proposals for the development.

Planning policy clearly supports the principle of locating development intended to serve the community as a whole within the most sustainable, and hence accessible, locations where the greatest possible choice of modes of transport is available. The application site meets that requirement and the proposals seek to re-invest in a use that has operated successfully from this location for almost 27 years. The principle of the site being suitable for this use is not, in itself, an issue although the Council has to be fully satisfied that the impacts arising from re-development are acceptable, particularly in relation to the provisions of Policies H2, LC13 and CP5 of the adopted Local Plan.

In exercising that judgement, Members were satisfied that the design of the proposed new building evolved since the proposals first emerged. In that process the applicants have endeavoured to engage local residents and to listen to concerns raised by those who would be most affected. That has brought changes in the siting, the height, the locations and glazing to window openings in the proposed new hospital and to the materials used in its construction. Those changes are regarded as beneficial and should ensure a building that is more at ease within the area than first proposed. Similarly, however, it is important to consider more than just what the building will look like but what it will bring to the sub-region. In that regard, the nature and quality of the accommodation that is being provided and its contribution to healthcare not just in Carlisle but in Cumbria, SW Scotland and the Borders are material considerations. Indeed, the fact that a sizeable number of Consultants have highlighted the existing private care deficiencies within the area, and the benefits for all of the community that will be derived from the provision of new premises is a testament to the significance of these proposals.

In overall terms, the City Council has concluded that these proposals are acceptable in principle and that the scale and design of the proposal, through the modifications secured, are acceptable.  The proposal would not have an adverse impact on the living conditions of the occupiers of neighbouring properties through loss of light, loss of privacy or over-dominance.  In all aspects, the proposal is compliant with the relevant policies contained within the adopted Local Plan.

Relevant Development Plan Policies

	The North West Of England Plan Regional Spatial Strategy To 2021

Policy DP 1: Spatial Principles

The following principles underpin RSS (incorporating RTS)

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

· promote sustainable communities;

· promote sustainable economic development;

· make the best use of existing resources and infrastructure;

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

· marry opportunity and need;

· promote environmental quality;

· mainstreaming rural issues;

· reduce emissions and adapt to climate change.

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

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



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

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

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

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

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

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



	The North West Of England Plan Regional Spatial Strategy To 2021
Policy DP 7: Promote Environmental Quality

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

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

· the protection and enhancement of the historic environment;

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

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

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

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

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

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

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

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



	The North West Of England Plan Regional Spatial Strategy To 2021

Policy L 1: Health, Sport, Recreation, Cultural And Education Services Provision

Plans, strategies, proposals and schemes (including those of education, training and health service providers) should ensure that there is provision for all members of the community (including older people, disabled people and the black & minority ethnic population) for:

· the full spectrum of education, training and skills provision, ranging from childcare and pre-school facilities, through schools, to further and higher education and to continuing education facilities and work-related training;

· health facilities ranging from hospitals down to locally based community health facilities; and

· sport, recreation and cultural facilities.

In doing so they must take account of the views of the local community (including service users) and carry out an assessment of demographic, sporting, recreational, cultural, educational, skills & training and health needs in local communities. Furthermore, they should ensure that accessibility by public transport, walking and cycling is a central consideration.

Particular attention should be given to improving access to and addressing spatial disparities in service and facilities provision, in areas which have the greatest needs (in terms of poverty, deprivation, health and education inequalities, rural service provision), or where communities or the local economy are poorly served.

Proposals and schemes, for all major developments and regeneration schemes, and especially for housing, employment or mixed uses, should ensure appropriate health, cultural, recreational, sport, education and training provision from the outset including for example Children’s Centres and Sure Start Initiatives.



	The North West Of England Plan Regional Spatial Strategy To 2021
Policy RT 2: Managing Travel Demand

The Regional Planning Body, local authorities, and other highway and transport authorities should develop a coordinated approach to managing travel demand. Early consultation with the Highways Agency will be required for any proposal that may affect the trunk road network. In particular, efforts should be aimed at reducing the proportion of car-borne commuting and education trips made during peak periods and tackling the most congested parts of the motorway network including M6, M56, M60 and M62. In rural areas, the focus should be on major tourist areas where visitor pressure is threatening the local environment and quality of life. Measures to discourage car use should consider improvements to and promotion of public transport, walking and cycling.

Plans and strategies will need to be specific to the nature and scale of the problems identified, set clear objectives and specify what is being proposed, why it is necessary and what the impacts will be. They should:

· ensure that major new developments are located where there is good access to public transport, backed by effective provision for pedestrians and cyclists to minimise the need to travel by private car;

· seek to reduce private car use through the introduction of ‘smarter choices’ (see examples in paragraph 8.6) and other incentives to change travel behaviour which should be developed alongside public transport, cycling and pedestrian network and service improvements;

· consider the effective reallocation of road space in favour of public transport, pedestrians and cyclists alongside parking charges, enforcement and provision and other fiscal measures, including road user charging;

· make greater use of on-street parking controls and enforcement;

· incorporate maximum parking standards that are in line with, or more restrictive than, Table 8.1, and define standards for additional land use categories and areas where more restrictive standards should be applied. Parking for disabled people and for cycles and two-wheel motorised vehicles are the only situations where minimum standards will be applicable.



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

Plans and strategies in Cumbria should: 

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

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

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

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

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

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

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

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

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

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



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

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

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

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

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

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



	Cumbria and Lake District Joint Structure Plan 2001 – 2016 

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

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

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

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

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

3. a high level of transport accessibility, and

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

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



	Cumbria and Lake District Joint Structure Plan 2001 – 2016 

Transport -Policy T31: Travel Plans

Travel plans will be required for proposals for:

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

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

3. 
new and expanded school facilities,

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



	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 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.



	Carlisle District Local Plan 2001 - 2016

Leisure & Community Uses - Policy LC13 - Doctors’ Surgeries And Health Centres

Land at Moor Road, Longtown, and Fusehill Street, Carlisle is allocated for the development of two medical centres.

Proposals for the development of further medical centres, health centres or doctors’ surgeries will be judged against the following criteria:

1
The proposed location is within Carlisle, a Key Service Centre or Local Service Centre and is accessible by public transport;

2
Appropriate car parking standards can be achieved;

3
The amenity and quality of the surrounding environment, including residential amenity, is safeguarded;

4
Satisfactory access to the site can be achieved.

Development proposals must ensure that there is no reduction in the level of service to residents of the District.



	Carlisle District Local Plan 2001 - 2016

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

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

1
the location of existing trees and hedges;

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

3
an assessment of the condition of each tree;

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

5
existing and proposed changes in ground level.

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

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

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



	Carlisle District Local Plan 2001 - 2016

Core Development Policies - Policy CP5 - Design 

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

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

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

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

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

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

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

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

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

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

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

Within conservation areas the City Council will seek to ensure that existing traditional materials are reinstated following repairs to roads, pavements, kerbs and underground services.
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Local Environment - Policy LE16 - Historic Structures And Local Listings

Throughout the district there are buildings and structures of historic, architectural or landscape significance that help to create the locally distinctive character of the area.  The Council recognises the positive contribution these structures make to Carlisle's townscape and landscape and there will be a presumption in favour of their retention when considering development proposals.
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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
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Transport - Policy T1- Parking Guidelines For Development

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

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

2
the availability of public car parking in the vicinity;

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

4
the likely impact on the surrounding road network; and

5
accessibility by and availability of, other forms of transport.
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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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	Proposal:
	Erection Of Wall Mounted Externally Illuminated Sign Together With The Retention Of 3No. Floodlights That Illuminate The "Dhaka Tandoori" Sign (Revised Application)


Members will recall at Committee meeting held on 12th March 2010 that authority was given to the Assistant Director (Economic Services) to issue approval for the proposal subject to no objections being received prior to the expiration of the consultation period.

No objections have been received and the approval was issued on 16th March. 
Grant Permission 

	1.
	The consent now granted is limited to a period of five years from the date hereof.

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



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

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



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

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



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

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



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

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



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

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



	7.
	The lighting hereby approved shall not be illuminated between 2230 hours and 0900 hours on any day throughout the year.

Reason:
To ensure the living conditions of the neighbouring properties are protected in accordance with Policy CP6 of the Carlisle District Local Plan 2001-2016.



	8.
	The lighting units shall be erected so that no direct rays of light from the source of illumination shall be visible to the drivers of vehicles using the highway and the lighting units shall be maintained in that respect thereafter.

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




Summary of Reasons for the Decision

This application seeks approval for the erection of illuminated signage at the Dhaka Restaurant, Carleton. The premises currently trades as an Indian restaurant and is located on the A6, which is the main thoroughfare into the city from the southeast. Whilst the surroundings to the application site are predominantly residential the site is adjacent to a cluster of commercial properties, which comprise Carleton Motor Body Repairs, Contract Scaffolding, Carlisle Demolition Ltd and The Green Bank Public House. 
 

Background
In 2006 temporary advertisement consent was granted by the Development Control Committee for a sign that advertised an award that was won in 2000 and 2001. Further temporary renewals of that consent were granted in 2007 and 2009. The purpose of restricting the consent was to reflect the fact that the sign was of a temporary nature in that it provides an acknowledgement of an award obtained by the premises for specific period of time and to prevent a permanent display of advertisement clutter on the primary facade of the premises. 

The current temporary consent expires on 12th March 2010. An application for the retention of the existing sign was submitted in January this year, however, it was withdrawn following advice from Officers’ that a further temporary consent was unlikely to be supported. 

  

The Proposal

The proposed sign would be located below the name of the premises on the front elevation of the property. It would advertise that the restaurant was the winner of the “Chef of the year competition 2000 & 2001”. The sign would be constructed from aluminium with a white background and blue lettering. The colour scheme reflects the style of the existing restaurant sign. It would be positioned 2.1 metres above ground level, measuring 1.65 metres in width, 1 metre in height, with a depth of 75 mm. 

  

The previously approved temporary sign was illuminated by three down lighters which are located at eaves level. This current application seeks to retain these lights to illuminate the main premises sign and erect a further down lighter above the sign hereby proposed. 

Assessment
 

The relevant planning policies against which the application is required to be assessed are Policies CP6 and EC17 of the Carlisle District Local Plan 2001-2016. 

 

The proposals raise the following planning issues:

 

1. Whether The Signage Is Appropriate To The Premises And Its Locality. 

 

The proposed sign is half the width of that which was previously approved. Its white background complements the building's white painted façade and its position is more discreet. The size and siting of the sign does not dominate the front elevation of the building and it is appropriate to the premises. The signage is seen in conjunction with the existing signage on the premises and against the backdrop of this small cluster of commercial properties. As such, the signage is appropriate to the premises and its locality. 

 

In respect of the previously approved sign, the Council expressed the view that whilst it was not inappropriate to the building, if displayed on a temporary basis, however, the Council would not wish it to be advertised permanently. This was partly as the sign was of a temporary nature, in that refers to awards obtained in 2000 and 2001, which is the choice of the applicant, but also as the Council wished to prevent unnecessary advertisement clutter on the building’s principal elevation. 

 

Although the proposed sign still refers to awards that were won in 2000 and 2001, this is the prerogative of the applicant and the display of the proposed sign on a more permanent basis would not result in any demonstrable harm given that it is smaller and more discreetly located. In light of the above, it is the Council’s opinion that it is not necessary to restrict the display of the sign to a temporary period. 

 

2. The Impact Upon The Living Conditions Of Any Neighbouring Properties.

 

On the opposite side of the road to the application site is a residential property that has windows which face towards the Dhaka Restaurant. A resident of this property had previously expressed concern that the sign causes light pollution thereby affecting the occupants living conditions. 

 

With regard to this point, the lights illuminating the sign shine downwards over the sign thereby minimising the effect of light spillage. In addition to the above, through the approval of the previous applications the Council has accepted that the impact of the illumination, in terms of light pollution, is within tolerable limits. This judgement was made on the proviso that a condition was imposed that prevented the sign from being illuminated after 10.30 pm. In order to safeguard the living conditions of local residents the same condition is imposed. 

 

3.        Highway Matters. 

The Highway Authority has raised no objections to the application, subject to the imposition of a planning condition that would prevent direct rays of light from the source of illumination being visible to drivers using the highway. 
 
Conclusion
 

In overall terms the scale, design and illumination of the sign is appropriate to the premises and it does not compromise the visual amenity of the area. Subject to the imposition of an appropriate condition requiring the lighting to be turned off at 10.30 pm neither the sign nor its illumination will detract from the living conditions of any neighbouring properties. In all aspects the proposals are compliant with the objectives of the relevant Local Plan policies. 

Relevant Development Plan Policies

	Carlisle District Local Plan 2001 - 2016

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

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

2
is of an unacceptable scale; and/or

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

4
is visually intrusive.
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Economic & Commercial Growth - Policy EC17 - Advertisements

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

1
size;

2
location;

3
illumination;

4
design;

5
materials;

6
means of fixture; and

7
impact upon the street scene/local environment.

The display of advertisements in conservation areas which are of an inappropriate scale, illumination or materials, lead to clutter or obstruct or detract from the character or appearance of the conservation area or the architectural features of the buildings on which they are displayed will not be permitted.

Discontinuance action will be taken to remove posters and other material considered to cause a substantial injury to the character or appearance of the conservation area.



