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:

08/0245
 Montgomery Homes (1970) Limited
Castle Carrock





Date of Receipt:
Agent:
Ward:

11/03/2008
PFK Planning
Great Corby & Geltsdale





Location:

Grid Reference:

L/A Field 3328, Castle Carrock, Carlisle

354350 555270





Proposal:
Erection Of 3no. Detached Dwellings

Members resolved to give authority to the Head of Planning and Housing Services to issue approval for the proposal subject to no objections from the City Council's Landscape Officer on the additional information received and the imposition of relevant conditions inclusive of grey water/surface water attenuation tanks and the design of the access drive.

Item no: 02







Appn Ref No:
Applicant:
Parish:

07/0714
 Taggart Homes Carlisle Ltd
Carlisle





Date of Receipt:
Agent:
Ward:

18/06/2007
Carrington Design (North) Ltd
Upperby





Location:

Grid Reference:

Land off St Ninians Road, Cammock Crescent, Carlisle

341500 553314





Proposal:
Erection Of 132 Dwellings And Associated Infrastructure; Provision of Vehicular Accesses From St Ninian's Road, Brisco Meadows and Cammock Crescent (Resubmission Of Application 07/0009)

Members resolved to give authority to the Head of Planning and Housing Services to issue approval for the proposal subject to the attainment of a satisfactory agreement under S106 of the Town and Country Planning Act. The Agreement is intended to ensure the provision of affordable housing; to secure the required developer contribution towards the Petteril Cycleway; and to secure a commuted payment to enable the provision of off-site play and open space facilities in lieu of open space/play facility provision within the site.

Item no: 03







Appn Ref No:
Applicant:
Parish:

07/1362
 McKnight & Son Builders
Carlisle





Date of Receipt:
Agent:
Ward:

14/12/2007
John Potts Limited
Denton Holme





Location:

Grid Reference:

McKnight and McIntosh, Denton Business Park, Denton Street, Carlisle CA2 5EL

339778 555258





Proposal:
Change Of Use From Industrial (B2) To Residential Development (C3) Comprising 54 No. 2 And 3 Bedroom Apartments And Townhouses And 370m² Of Commercial Space (Class A1 & A2 Use) (Resubmission)

Members were minded to approve the application but resolved to defer consideration of the proposal in order to await a further report on the application inclusive of conditions and the content of a Section 106 Agreement at the next meeting of the Committee.

Item no: 04







Appn Ref No:
Applicant:
Parish:

08/0146
 Mr Nicholson
Stanwix Rural





Date of Receipt:
Agent:
Ward:

14/02/2008
Ian Carrick (Designs)
Stanwix Rural





Location:

Grid Reference:

Little Bobbington, The Knells, Houghton, Carlisle, CA6 4JG

341123 560303





Proposal:
Revision Of Approved Garages

Grant Permission 

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

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



2.
The materials (and finishes) to be used in the construction of the proposed development shall be in accordance with the details contained in the submitted application and prior to the garage been brought into use the external dash finishes to all walls shall be fully complied with.

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



3.
The proposed garages shall not be occupied until a scheme for surface water drainage has been submitted to, approved in writing by the local planning authority and carried out in full.

Reason:
To ensure that adequate drainage facilities are available.



Summary of Reasons for the Decision

Introduction

5.1
This submission seeks approval for a revised application relating to approvals obtained in 2007 for the erection of detached garages on the side boundary of Little Bobbington, The Knells. Little Bobbington is a two storey detached dwelling constructed from brick/rendered walls under a tiled roof. The property sits on a large plot and is neighboured, on each flank, by detached properties known as  ‘Parkside’ and ‘San Giorgi’, the principle building lines of which each sit forward of the application site. 

Background
5.2
Planning approval was given in May 2007 for a first storey extension providing additional living accommodation above the existing dwelling, together with the erection of 2 no. garages to be located adjacent to the north-west boundary (flank) with "Parkside".  A further planning approval was given late last year (December) for the erection of an additional garage continuing the block adjacent to the boundary with "Parkside" towards the roadside, coupled with the construction of an entrance porch attached to the front elevation of the main dwelling. Construction of those garages has been undertaken and is continuing.

5.3
The current application seeks approval for a revision to the garages approved under these previous consents to extend the block forward (towards the road). The proposed revised scheme would, thus, provide the garages with a total length of 14.27 metres as opposed to a total length of 13.850 metres (as has already been approved cumulatively under the previous applications). The total width of the garage has also been clarified: whereas the drawings submitted with previous applications showed their depth varying from 5.8 metres to 4.2 metres, the drawings now before Members affirm that the actual dimensions, when measured from the gable wall of the original dwelling to the flank boundary, vary from 7.45 metres at its greatest, tapering to 4.6 metres. The applicant now also proposes to install four garage doors on the "entrance" elevation i.e. the north-east facade as opposed to the three doors shown on the previously approved drawings. An additional window to be situated on the south-east elevation is also proposed. The proposed materials are unaltered, these being rendered walls under a flat roof.

Assessment
5.4
The relevant planning policies against which the application is required to be assessed are Policies H14 and E26 of the Carlisle District Local Plan together with Policies CP4, CP5, H11 and LE7 of the Carlisle District Local Plan Revised Redeposit Draft.

5.5
The proposal raises the following planning issues:

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

5.6
The proposed development will be located adjacent to the side boundary of the application site. The construction of the garages approved under the two previous consents is currently taking place but is at an early stage. The applicant is aware that the garages currently under construction do not correspond with the previously approved plans and therefore do not have planning permission. The applicant is aware that he is at risk of enforcement action if the current application is refused.

5.7
The occupier of the neighbouring property 'Parkside' has objected to the application on two principle grounds: first, that the additional extension of the garages increases their obtrusiveness and dominance and secondly, that the further extensions will affect the front and back lounge windows of his own home. Furthermore the Parish Council has objected to the proposed development on the grounds that, if permitted, it would further prejudice the already significantly eroded residential amenity of Parkside's rural setting, which previously enjoyed a more open outlook to the north. 

5.8
The garages will project beyond the building line of the neighbouring property at 'Parkside' by 2.6 metres (approx). The flank boundary between the two properties is delineated by a 1.8 metre (6ft) high fence. This has the effect that the proposed revision to the approved garages would protrude approximately 0.83 metres (2' 9") above this fence line. In this respect, the proposed revision to the approved garages would be quite limited and would not appear obtrusive or incongruous within the streetscene. In short there is no wider "public amenity" loss.

5.9
In addition, taking into consideration the scale and position of the extension in relation to the neighbouring property, 'Parkside' (which has no windows in its gable facing towards the application site) it is evident that the living conditions of the occupiers of 'Parkside' would not be adversely affected through loss of light, loss of privacy or over dominance.

5.10
Furthermore, there is an existing 1.8 metre high fence delineating the other flank boundary of the application site. It, likewise, means that the proposed additional garage would not adversely affect the living conditions of the occupiers of the neighbouring property on that side, i.e. 'San Giorgi', on the basis of loss of light, over dominance or overlooking.


2. Whether The Proposal Is Appropriate To The Dwelling.

5.11
The occupier of the neighbouring property at 'Parkside' has requested that there should be a change of building materials above the fence (bricks instead of pebbledashed breezeblock). However, the Council has to deal with what is proposed and the choice of building materials proposed are pebble dashed walls to match the existing walls and, likewise, a flat roof to match the roof on the existing approved garages. A condition has, accordingly, been included within the Officer recommendation which would, if accepted, ensure that the materials match those of the garages previously approved and entitled to be constructed (i.e. pebbledashed walls under a flat roof).


5.12
The Parish Council and the objector have also objected to the proposal on the grounds that the proposal is overdevelopment of the site. Furthermore the Parish Council have stated that the garages resemble a light industrial unit rather than a building ancillary to a rural domestic dwelling. As stated above Little Bobbington is a two storey detached property situated on a large plot. In such circumstances it is considered that the garages are clearly ancillary to the main dwelling house and would not dominate the existing dwelling in terms of scale or design. 

5.13 
In overall terms the scale and height of the proposed revisions to the previously approved garages are comparable to the existing property. The proposed development would be constructed from materials to match the existing dwelling, and would employ similar detailing. Accordingly, it is considered that the proposed extension would complement the existing dwelling in terms of design and materials to be used.


3. Disposal Of Surface Water

5.14
The objector has also requested that the same conditions regarding water drainage that were imposed on application 07/1227 should still apply. A condition has been included within the recommendation requiring the submission of a scheme for surface water to be provided prior to the occupation of the garages.


4. Removal Of Trees/Hedges

5.15
The objector has also objected on the grounds that many of the trees that were supposed to provide screening have been removed. He also states that the back hedge which was mentioned in the May 2007 application as possible screening has been removed and that overlooking would occur from the development of the two bedrooms approved. However, the applicant does not require planning permission to remove trees/hedges and there was no condition on the original application requiring the trees/hedges to be maintained. In such circumstances this is not considered to be an appropriate planning consideration in relation to the current application.


5. Other Matters

5.16
The Parish Council has objected to the planning application on several grounds: one of these is that the application is described as a "revision to approved garages" when it forms a completely new application for an extension to an existing building. As stated previously, however, the application is seeking a revision to both of the garages approved during 2007 not an extension to what has been previously approved.

5.17
The objector has also raised concerns about a possible "future" extensions above the garages and has requested that a condition be imposed should the application be approved stating that no further development of the garages should take place. However, even if it were envisaged, a further planning application would need to be submitted and planning permission obtained. Consequently, this is not an appropriate planning consideration in relation to the current application i.e. the Council has to deal with what is proposed now and is before the Committee.

5.18
The objector has also objected on the grounds that all the garages (those approved in May and December 2007 and the revisions to the approved garages now proposed) are currently under construction. The construction of the garages has indeed been started.  The City Council’s Enforcement Officer has visited the site and advised the applicant that, should the application be refused, the works will be the subject of enforcement action.

5.19
The objector has also objected to the application on the grounds that there are inaccuracies in the drawings submitted with the previous applications. This is not relevant to this application.

5.20
Furthermore the objector has stated that the garages that are being constructed are not on land owned by the client. However, the application is accompanied by an ownership certificate (Certificate A) stating that he owns all the land to which the application relates to. This dispute is, therefore, a civil matter between the applicant and the objector.

5.21
There have been several letters received from the objector which have not been included or mentioned within this Report as they do not relate to material planning matters but concern an on-going neighbour dispute between the objector and the applicant. Furthermore the applicant has submitted letters to Planning Services referring to the objection letters received by the objector: likewise, these letters have not been included within this Report as they, again, essentially allude to the dispute between the applicant and objector. However the applicant has pointed out the following matters which he thinks are relevant to "proper planning considerations";


1. The external materials on the wall will be render


2. The Building Inspector has inspected the drainage

5.22
Furthermore it is noted that the application site falls within Hadrians Wall Buffer Zone. In such circumstances Hadrians Wall Heritage Limited and English Heritage have been consulted on the proposal. Whilst a response is awaited from the former English Heritage has stated that there are no objections. As such, it is not considered that the proposal does not adversely affect Hadrians Wall Buffer Zone.

Conclusion

5.23
In all aspects the proposal is considered to be compliant with the objectives of Policy H14 of the Carlisle District Local Plan and Policy H11 of the Carlisle District Local Plan Revised Redeposit Draft as the proposed development will not affect the living conditions of adjacent properties by poor design, unreasonable overlooking and/or unreasonable loss of daylight and sunlight. Furthermore the proposal is of an appropriate scale and will not dominate the original two storey dwelling. 

5.24
The proposal is therefore considered to be compliant with the objectives of the relevant adopted and emerging development plan policies. In such circumstances approval is recommended.

Relevant Development Plan Policies

Carlisle District Plan

Housing - Proposal H14

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



Carlisle District Plan

Environment - Policy E26

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

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

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



Carlisle District Local Plan 2001 - 2016 Revised Redeposit Draft

Core Development Policies - Policy CP4 - Design

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

1.
Have regard to surrounding buildings in the context of their form in relation to height, scale and massing and making use of appropriate materials and detailing.

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

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

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

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

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

7.
Recognise that landscaping schemes (both hard and soft) will be required to assist in integrating new development into existing areas and ensure that development on the edge of settlements is fully integrated into its surroundings. 

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

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

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



Carlisle District Local Plan 2001 - 2016 Revised Redeposit Draft

Core Development Policies - Policy CP5 - 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.

In order to ensure residential amenity is not compromised a minimum distance of 21 metres should be allowed between primary facing windows between dwellings (12 metres gable end to primary facing window).  A minimum of 4 metres should be allowed between gable ends to allow for maintenance of property.  Changes in levels of land and height of development will be taken into account in applying these distances.



Carlisle District Local Plan 2001 - 2016 Revised Redeposit Draft

Housing - Policy H11 - Extensions To Existing Residential Premises

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



Carlisle District Local Plan 2001 - 2016 Revised Redeposit Draft

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

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

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

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



Item no: 05







Appn Ref No:
Applicant:
Parish:

08/0149
Mr and Mrs M Robinson
Hayton





Date of Receipt:
Agent:
Ward:

15/02/2008
Green Design Group
Hayton





Location:

Grid Reference:

Land Behind Ash Tree Barn, Hayton, Carlisle, Cumbria, CA8 9HT

350942 557755





Proposal:
Erection Of Detached Dwelling

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

Item no: 06







Appn Ref No:
Applicant:
Parish:

08/0205
 The Governors
Carlisle





Date of Receipt:
Agent:
Ward:

28/02/2008
Crellin Surveying Services Ltd
St Aidans





Location:

Grid Reference:

St Aidans County High School, Lismore Place, Carlisle, CA1 1LY

340896 556020





Proposal:
Removal Of Existing Temporary Building And Replace With Larger Temporary Building For Day Nursery And Drop Off Zone With Short Term Parking

Grant Permission 

1.
The nursery building hereby approved shall be removed and there shall be carried out such works as may be required for the reinstatement of the land in a scheme to be agreed in writing by Local Planning Authority not later than the 30th day of April 2013.

Reason:
The Local Planning Authority wish to review the matter at the end of the limited period specified.



2.
The use of the development shall not be commenced until the access has been formed to give a minimum carriageway width of 4.1 metres and that part of the access road extending 5 metres into the site from the existing highway has been constructed in accordance with details approved in writing by the Local Planning Authority.

Reason:
To ensure adequate access is available and in the interests of highway safety and to support Local Transport Plan Policies LD7 and LD8.



3.
Prior to the commencement of the access hereby approved a 1.5 metre x 1.5 metre pedestrian visibility sight splay measured from the highway boundary, shall be provided on both sides of the vehicular access.  There shall be no obstruction above a height of 600mm as measured from the finished surface of the access within the area of the visibility sight splays thereafter.

Reason:
To provide adequate inter-visibility between the pedestrians and users of the access and the existing public highway for the safety and convenience of users of the highway and of the access having regard to Policies LD7 and LD8.



4.
Prior to the commencement of development hereby approved, details of the method of construction and drainage for the whole of the access area bounded by the carriageway edge, entrance gates and the splays shall be agreed in writing by the Local Planning Authority in consultation with the Highway Authority.

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



5.
The access and parking/turning requirements shall be substantially met before any building work commences on site so that constructional traffic can park and turn clear of the highway.  Any such access and or parking provision shall be retained and be capable of use when the development is completed and shall not be removed or altered without the prior written consent of the Local Planning Authority.

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



6.
The vehicular access hereby approved shall cease to be used as an access following the removal of the temporary nursery and the reinstatement of the land required by condition 1 of this approval.

Reason:
For the avoidance of doubt.



Summary of Reasons for the Decision

The application seeks approval for the temporary siting of a classroom to provide a nursery at St. Aidan's County High School, Lismore Place, Carlisle.  The proposed application site is located to eastern fringe of the school grounds; to the west is the all-weather sports pitch and to the east are residential properties that front St. Aidan's Road.  The site is within Flood Zones 2 and 3 and adjacent to a Primary Residential Area.

It is proposed to site a temporary classroom within the existing school grounds, adjacent to the eastern boundary and to the rear of the properties on St. Aidan's Road.  The building would comprise a kitchen, office, babies room, staff room, toddlers room, wet room, toilets and pre-school room.  The structure would measure 26.4 metres in width by 14.25 metres in depth at the widest point and 9.45 metres at the narrowest point.  In height, the building would measure 3.74 metres to the roof and on the north-west elevation would be an access ramp.  The building would essentially be coloured goosewing grey under a white roof. 
The building would be sited on adjacent to the eastern boundary, flanked by a brick wall and the sports pitch.  Victoria Place is approximately 13 metres to the north-east, along which there is access gates and an established hedgerow.  The scale and footprint of the proposal would be large but would be appropriate to the character of the site and would not be obtrusive or incongruous.  The colour of the materials is acceptable.

The boundary between the application site and the neighbouring properties comprises of a brick wall, approximately 2.5 metres in height.  The building would be offset from the boundary by approximately 3 metres.  The classroom is complementary of the existing land use and it is not considered that the occupiers would suffer from an unreasonable loss of daylight or sunlight.  Due to the siting, scale and design of the extension, the development will not adversely affect the living conditions of the occupiers of the neighbouring properties by virtue of unreasonable loss of light, loss of privacy or over-dominance. 

A temporary access which was formed by way of dropped kerbs and an opening within the boundary structure during construction works several years ago and is not currently in use.  Whilst the reinstatement of this access is temporary, the highway issues are still a material consideration in determining this application.  In response, the Highway Authority has raised no objection to the re-use of the access subject to the imposition of highway conditions relating to pedestrian visibility splays, provide a minimum carriageway edge, drainage details and the provision of parking and turning facilities prior to the building being brought into use.

The site is within an area designated as being in Flood Zones 2 and 3.  The applicant has submitted a Flood Risk Assessment in support of the application which has been approved by the Environment Agency.

The proposal incorporates an access ramp to ensure that the facility is publicly accessible.

The issue of noise, disturbance and general anti-social behaviour is raised by the objectors.  The use of the land already forms part of the school site and could be used by students.  The issue of the behaviour of the students is essentially a matter for the school to manage.  The siting of a building adjacent to the boundary would prohibit close access by students to the neighbouring properties.  

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

Relevant Development Plan Policies

Carlisle District Plan

Housing - Proposal H17

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

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

2. Is of an unacceptable scale; and/or

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

4. Is visually intrusive; and/or

5. Leads to a loss of housing stock.



Carlisle District Plan

Environment - Policy E20

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



Carlisle District Local Plan 2001 - 2016 Revised Redeposit Draft

Core Development Policies - Policy CP5 - 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.

In order to ensure residential amenity is not compromised a minimum distance of 21 metres should be allowed between primary facing windows between dwellings (12 metres gable end to primary facing window).  A minimum of 4 metres should be allowed between gable ends to allow for maintenance of property.  Changes in levels of land and height of development will be taken into account in applying these distances.



Carlisle District Local Plan 2001 - 2016 Revised Redeposit Draft

Core Development Policies - Policy CP14 - Accessibility, Mobility And Inclusion

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

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

The Council will have regard to the following criteria when assessing development proposals:

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

2.
Location of any development proposal in relation to its potential users, customers, employees

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

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

5.
Consideration should also be given to the guidance in 'Better Access' produced by Carlisle City Council, regarding building details and accessibility for all and BS 8300: 2001 'Design of buildings and their approaches to meet the needs of disabled people- Code of Practice'.



Carlisle District Local Plan 2001 - 2016 Revised Redeposit Draft

Local Environment - Policy LE28 - Developed Land In Floodplains

Development on previously developed land which is at risk of flooding will only be permitted provided that a Flood Risk Assessment has been submitted with the planning application that confirms:
1.
no other lower risk alternative site exists; and

2.
flood defence measures to the appropriate standard are already in place or can be provided;  and

3.
adequate flood plain storage capacity can be provided; and 

4.
the development will not interfere with flood flows nor increase flood risk elsewhere; and

5.
access and egress could be reasonably maintained at times of flood risk; and

6.
adequate flood warning and evacuation procedures will be provided; and

7.
mitigation measures will be provided where necessary; and

8.
the building materials are appropriate for a flood risk area. 



Item no: 07







Appn Ref No:
Applicant:
Parish:

08/0254
Mr G Robertson
Carlisle





Date of Receipt:
Agent:
Ward:

12/03/2008

Stanwix Urban





Location:

Grid Reference:

39 Croft Road, Carlisle, CA3 9AG

340915 557514





Proposal:
Two Storey Side Extension To Provide Garage, WC & Dining Room On Ground Floor With 2No. Bedrooms Above

Refuse Permission 

.
Reason:
The proposed two storey side extension would be located 2.7 metres from a ground floor kitchen window on the side elevation of No.41 Croft Road. As a result the proposed two storey extension, by reason of its height and scale in relation to the sole kitchen window serving No.41 Croft Road, would have a harmful affect on the living conditions of the occupants of 41 Croft Road through loss of light and overdominance. The proposal is therefore contrary to the objectives of Policy H14 (Extensions to Dwellings) of the Carlisle District Local Plan, as well as the objectives of Policy H11 (Extensions to Existing Residential Premises) and Policy CP5 (Residential Amenity) of the Carlisle District Local Plan 2001-2016 Revised Redeposit Draft. 



Relevant Development Plan Policies
Carlisle District Plan

Housing - Proposal H14

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



Carlisle District Plan

Environment - Policy E26

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

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

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



Carlisle District Local Plan 2001 - 2016 Revised Redeposit Draft

Core Development Policies - Policy CP4 - Design

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

1.
Have regard to surrounding buildings in the context of their form in relation to height, scale and massing and making use of appropriate materials and detailing.

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

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

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

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

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

7.
Recognise that landscaping schemes (both hard and soft) will be required to assist in integrating new development into existing areas and ensure that development on the edge of settlements is fully integrated into its surroundings. 

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

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

10
Have a layout and design which minimises the potential for crime and antisocial behaviour.
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Core Development Policies - Policy CP5 - 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.

In order to ensure residential amenity is not compromised a minimum distance of 21 metres should be allowed between primary facing windows between dwellings (12 metres gable end to primary facing window).  A minimum of 4 metres should be allowed between gable ends to allow for maintenance of property.  Changes in levels of land and height of development will be taken into account in applying these distances.
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Housing - Policy H11 - Extensions To Existing Residential Premises

Applications for extensions to existing dwellings will be approved provided the City Council is satisfied that the proposals are appropriate to the dwelling, its design and setting. Inappropriate extensions which adversely affect the amenities of adjacent properties by poor design, unreasonable overlooking and/or unreasonable loss of daylight and sunlight will not be permitted. Extensions must be of an appropriate scale and not dominate the original dwelling.
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Local Environment- Policy LE7 - Buffer Zone On Hadrian’s Wall World Heritage Site

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

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

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



Item no: 08







Appn Ref No:
Applicant:
Parish:

08/0220
Mr Carrigan
Westlinton





Date of Receipt:
Agent:
Ward:

04/03/2008
Green Planning Solutions
Longtown & Rockcliffe





Location:

Grid Reference:

Parkfield Stables, Newtown, Blackford, Carlisle

338820 562629





Proposal:
Erection Of Stable Block And Hay Barn

Refuse Permission 

1.
Reason:
The site of the proposed development is in open countryside detached from the existing settlement at Newtown of Rockcliffe.  In such a location the proposed stables and hay barn, irrespective of the existing stable block and structures neighbouring the site, are considered to be discordant features to the detriment of the rural character of the area.  The proposal is therefore considered to be contrary to the objectives of Policy E8 of the Carlisle District Local Plan and criterion 1 of Policy LE25 and CP1 of the Carlisle District Local Plan 2001-2016 (Revised Redeposit Draft).



2.
Reason:
The proposed stables and hay barn, because of their proximity to adjoining properties and potential intensification of use, would be detrimental to the living conditions of neighbouring residents contrary to criterion 3 of Policy LE25 of the Carlisle District Local Plan 2001-2016 (Revised Redeposit Draft).



Relevant Development Plan Policies
Carlisle District Plan

Environment - Policy E8

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

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

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

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

4.
Any exiting wildlife habitats are safeguarded.

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



Carlisle District Plan

Environment - Policy E9

Landscaping schemes will be required for development permitted on the periphery of settlements in order to fully integrate the development with its settlement and the surrounding countryside.



Carlisle District Plan

Housing - Proposal H17

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

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

2. Is of an unacceptable scale; and/or

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

4. Is visually intrusive; and/or

5. Leads to a loss of housing stock.



Carlisle District Plan

Transport - Proposal T1

In considering applications for development, account will be taken of the availability of a choice of means of travel to and from the site.
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Core Development Policies - Policy CP4 - Design

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

1.
Have regard to surrounding buildings in the context of their form in relation to height, scale and massing and making use of appropriate materials and detailing.

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

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

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

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

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

7.
Recognise that landscaping schemes (both hard and soft) will be required to assist in integrating new development into existing areas and ensure that development on the edge of settlements is fully integrated into its surroundings. 

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

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

10
Have a layout and design which minimises the potential for crime and antisocial behaviour.
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Core Development Policies - Policy CP5 - 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.

In order to ensure residential amenity is not compromised a minimum distance of 21 metres should be allowed between primary facing windows between dwellings (12 metres gable end to primary facing window).  A minimum of 4 metres should be allowed between gable ends to allow for maintenance of property.  Changes in levels of land and height of development will be taken into account in applying these distances.
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Core Development Policies - Policy CP15 - Public Transport, Pedestrians And Cyclists

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

In assessing the suitability of new developments account will be taken as to the availability of alternative modes of transport to the private car to ensure that new sites can be reached sustainably. In considering the layout of a proposal, care should be taken to ensure that the needs of pedestrians and cyclists are placed before other traffic to ensure a safe environment for all. 
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Local Environment - Policy LE25 - Equestrian Development

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

1.
There will be no unacceptable impact upon the landscape and character of the area; and

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

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

4.
The scheme reuses an existing building(s) where possible and any associated new build, where necessary, should be located within or adjacent to an existing building or group of buildings; and 

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

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

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



Item no: 09







Appn Ref No:
Applicant:
Parish:

07/1293
 House of York Limited
Carlisle





Date of Receipt:
Agent:
Ward:

26/11/2007
Nathaniel Lichfield and Partners
Denton Holme





Location:

Grid Reference:

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

339590 555028





Proposal:
Outline application for the erection of 99 residential units, comprising 88 flats and 11 town houses, with 117 car parking spaces, associated landscaping and means of access.

Refuse Permission 

1.
Reason:
The provision of 99 residential units on the application site equates to 138 units per hectare.  Whilst the surrounding area comprises high density terraced housing, the proposal represents an inappropriately intensive development that would be unduly obtrusive and detrimental to the character and appearance of the area, contrary to paragraph 49 of Planning Policy Statement 3 (Housing) the objectives of criterion 3 of Policy H2 (Primary Residential Areas) of the Carlisle District Local Plan; Policy H3 (Residential Density) and criteria 1, 2, 3 and 4 of Policy CP4 (Design) of the Carlisle District Local Plan Revised Redeposit Draft 2001 – 2016; and the objectives of the 'Denton Holme and Longsowerby Design Statement' Supplementary Planning Document.



2.
Reason:
The application relates to 0.721 ha of vacant land neighboured by commercial development and two-storey residential properties.  The proposed development is largely four storeys in height culminating in a rotunda that would be six storeys in height.  By reason of its height, scale and disposition, the development would have an overbearing and oppressive effect on the neighbouring houses.  The proposal is therefore considered to be detrimental to the living conditions of the occupiers of the neighbouring residential properties contrary to criteria 2 and 3 of Policy H2 (Primary Residential Areas) of the Carlisle District Local Plan; criteria 2 and 3 of Policy H2 (Primary Residential Areas) and criterion 5 of Policy CP4 (Design) of the Carlisle District Local Plan Revised Redeposit Draft 2001 – 2016; and the objectives of the 'Denton Holme and Longsowerby Design Statement' Supplementary Planning Document.



Relevant Development Plan Policies
Carlisle District Plan

Environment - Policy E19

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



Carlisle District Plan

Environment - Policy E20

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



Carlisle District Plan

Environment - Policy E22

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



Carlisle District Plan

Environment - Policy E26

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

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

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



Carlisle District Plan

Employment - Proposal EM2

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

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

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

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



Carlisle District Plan

Transport - Proposal T1

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



Carlisle District Plan

Transport - Proposal T7

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

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

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

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

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

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



Carlisle District Plan

Housing - Proposal H16

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



Carlisle District Plan

Leisure - Proposal L8

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



Carlisle District Plan

Leisure - Proposal L9

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





Per Hectare
Outdoor Playgrounds

150 square metres

Informal Playspace


270 square metres

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

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

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

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

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





_________________________________________________________________

Within these locations development proposals will be assessed against a sequential approach for the need to be in the location specified.  In particular proposals for retail, office and leisure developments will all be subject to the sequential approach contained in paragraph 2.44 in PPS6.  Residential proposals will be considered against sequential criteria based on PPG3.

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

Outside these locations development will be assessed against the needs to be in the location specified.
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Core Development Policies - Policy CP4 - Design

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

1.
Have regard to surrounding buildings in the context of their form in relation to height, scale and massing and making use of appropriate materials and detailing.

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

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

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

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

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

7.
Recognise that landscaping schemes (both hard and soft) will be required to assist in integrating new development into existing areas and ensure that development on the edge of settlements is fully integrated into its surroundings. 

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

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

10
Have a layout and design which minimises the potential for crime and antisocial behaviour.
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Core Development Policies - Policy CP5 - 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.

In order to ensure residential amenity is not compromised a minimum distance of 21 metres should be allowed between primary facing windows between dwellings (12 metres gable end to primary facing window).  A minimum of 4 metres should be allowed between gable ends to allow for maintenance of property.  Changes in levels of land and height of development will be taken into account in applying these distances.
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Core Development Policies - Policy CP7 - Renewable Energy

Proposals for any renewable energy development must satisfy the following criteria:

1.
That there would be no significant adverse visual impact on the immediate and wider landscape or townscape; and.

2
That there would be no adverse impact on biodiversity; and

3.
That any new structures can be sensitively assimilated into the surrounding landscape/townscape and/or habitat, and would respect the local landscape character; and

4.
That measures are taken to mitigate any foreseen noise, smell or other nuisance or pollutants likely to effect nearby occupiers, amenities, neighbouring land uses 

5.
That any waste arising as a result of the development should be minimised and dealt with using a suitable means of disposal; and
6.
That proposals would not cause unacceptable levels of harm to features of local, national or international importance; and

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

8.
That there would be no adverse unacceptable conflict with any existing recreational facilities and routes; and

9.
That they would not give rise to any unacceptable cumulative effects when considered against any previous extant planning approvals or other existing renewable energy developments. 
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Core Development Policies - Policy CP9 - Sustainable Drainage Systems

When the following conditions apply sustainable drainage systems (SuDS) should be incorporated into a development proposal:

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; and

3. Sufficient land is available, or can be made available to incorporate any form of SuDS.

Where SuDS are to be incorporated the following details shall be provided:

1. The type of SuDS; and

2. Hydraulic design details/calculations; and

3. Operation, maintenance and, where appropriate, adoption details.
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Core Development Policies - Policy CP10 - Protection Of Groundwaters And Surface Waters

Proposals for development which would cause demonstrable harm to the quality, quantity and associated ecological features of groundwater and surface waters will not be permitted.
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Economic And Commercial Growth - Policy EC1- Primary Employment Areas
Within Primary Employment Areas proposals for B1, B2 and B8 uses will be acceptable. Permission will not be given for redevelopment or changes of use within such areas for other purposes.

Exceptions may be permitted where:

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

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

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

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

Proposals for public sales floorspace within employment units will be restricted to no more than 5% of the available floorspace.  Restrictions will be placed on the hours of operation in order to ensure that the use remains ancillary to the prime use of the unit.

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

In the Sandysike/Whitesyke areas proposals for the redevelopment and

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

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

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

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

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

New housing development will be located in sustainable locations in accordance with PPG 3: Housing, Regional Planning Guidance and the Joint Structure Plan.  During the Plan period 80% of new development will be located within the urban area of Carlisle, including allocated sites on the edge of the City referred to in Proposal H16.  The remaining 20% will be permitted in the rural area of the District with the focus on the two Key Service Centres of Brampton and Longtown. 

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

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

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

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

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

5.
appropriate access and parking can be achieved; and

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

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

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

Burgh-by-Sands
Castle Carrock

Cummersdale

Cumwhinton

Dalston


Gilsland

Great Corby

Great Orton


Hallbankgate

Hayton

Heads Nook


Houghton

Irthington

Raughton Head

Rockcliffe

Scotby

Smithfield


Thurstonfield

Warwick Bridge (including Little Corby & Corby Hill)  Wetheral

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

Cardewlees


Cargo

Carleton

Cotehill


Cumwhitton

Durdar

Faugh



Harker

Hethersgill

How Mill


Lanercost


Laversdale

Low Row


Monkhill 

Moorhouse

Talkin



Todhills 

Walton 

Warwick-on-Eden

Wreay
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Housing - Policy H2 - Primary Residential Areas

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

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

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

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

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

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

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

1.
satisfactory housing conditions can be achieved; and

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

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

4.
satisfactory access can be provided; and

5.
appropriate parking arrangements can be made.
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Housing - Policy H3 - Residential Density

On new residential development the City Council will seek to achieve an average density of between 30 and 50 dwellings per hectare in accordance with PPG 3.  The level of density will be required to reflect the opportunity to provide the best use of land as well as taking into account site conditions and the nature of the surrounding development. Developments proposing a residential density of below 30 dwellings per hectare will have to justify an exception to PPG3 criteria.  Developments close to the City Centre will, where appropriate, be expected to be a higher density achieving over 50 dwellings per hectare.
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Housing - Policy H4 - Residential Development On Previously Developed Land And Phasing Of Development

The City Council will achieve the Structure Plan permission targets of 65% brownfield in the urban area and 40% brownfield in the rural area during the Plan period.  In order to achieve the higher target in the urban area greenfield permissions will not be granted in addition to any allocations in Proposal H16.  In order to achieve these targets permission will be phased on sites over 20 dwellings in the urban area and over 10 dwellings in the rural area.

These targets will be achieved through a sequential approach to site development where brownfield sites are available in the sustainable locations consistent with DP1 and not developed solely because they are brownfield sites.
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Housing - Policy H5 - Affordable Housing

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

All allocated housing sites are expected to make a contribution towards affordable housing.  In the urban area a contribution will be sought on all other sites over 10 dwellings.  In the rural area the contribution to affordable housing will be:

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

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

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

Where affordable housing is to be provided at a discounted market value a discount of 25- 30% will be sought.
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Local Environment - Policy LE9 - Other Known Sites And Monuments Of Archaeological Significance

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

1.
the importance of the archaeological features;

2.
the effects of the proposal on the archaeological features;

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

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

On the other known sites of archaeological significance, the City Council will ensure that the archaeological aspects of development proposals are examined and evaluated before planning applications are determined.
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Local Environment - Policy LE30 - Land Affected By Contamination

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

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

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

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

4.
Have an unacceptable adverse effect on habitats and ecosystems
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Transport - Policy T1 - Parking Guidelines

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

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


Outdoor playgrounds 150m2 per hectare


Informal playspace 270m2 per hectare

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

On smaller housing sites the developer will be required to make commuted payments towards the provision of play space in the locality if there is a deficiency of play space in the local area judged against the Audit of Open Space.

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



Carlisle District Local Plan 2001 - 2016 Revised Redeposit Draft

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.



Item no: 10







Appn Ref No:
Applicant:
Parish:

07/1312
 Persimmon Homes Lancashire
Carlisle





Date of Receipt:
Agent:
Ward:

28/11/2007
Taylor and Hardy Limited
Denton Holme





Location:

Grid Reference:

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

339590 555028





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

Members resolved to give authority to the Head of Planning and Housing Services to issue approval for the proposal subject to the attainment of a satisfactory agreement under S106 of the Town and Country Planning Act.  The Agreement is intended to ensure the provision of affordable housing; to secure the required developer contribution towards off-site highway infrastructure improvements; and to secure a commuted payment to enable the provision of off-site play and open space facilities in lieu of open space/ play facility provision within the site.

Item no: 11







Appn Ref No:
Applicant:
Parish:

08/0235
 Mr M North & Ms G Kirby
Hayton





Date of Receipt:
Agent:
Ward:

06/03/2008
Green Design Group
Hayton





Location:

Grid Reference:

April Cottage, Faugh, Brampton, Cumbria, CA8 9EA

350963 554596





Proposal:
Erection Of Two Storey Extension To Provide Kitchen/Dining And Garden Room On Ground Floor With 2no. Bedrooms And Gallery Above

Grant Permission 

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

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



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

Reason:
To ensure a satisfactory external appearance for the completed development in accordance with Policy CP4 of the Carlisle District Local Plan Revised Redeposit Draft



3.
Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 1995, (or any Order revoking and re-enacting that Order), the first floor window to the bedroom in the north-western elevation of the building shall be obscurely glazed, factor 3 or above, and thereafter retained as such.

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



4.
Before any development is commenced on the site, including site works of any description, a protective fence shall be erected around the trees and hedges to be retained in accordance with B.S. 5837, at a distance corresponding with the branch spread of the tree or hedge, or half the height of the tree or hedge, whichever is greater, unless otherwise agreed in writing by the Local Planning Authority.  Within the areas fenced off the existing ground level shall be neither raised nor lowered, and no materials, temporary buildings or surplus soil of any kind shall be placed or stored thereon without the written prior agreement of the Local Planning Authority. If any trenches for services are required in the fenced off area, they shall be excavated or back filled by hand and any roots encountered with a diameter of 50mm or more shall be left unsevered. The fence shall thereafter be retained at all times during construction works on the site. 

Reason:
In order to ensure that adequate protection is afforded to all trees/hedges to be retained on site in support of Policy E19 of the Carlisle District Local Plan.



5.
No vegetation clearance associated with the proposed development hereby approved shall take place, unless with the prior written approval of the local planning authority, from the 1st March to 31st July of any calendar year during the main bird breeding season 

Reason:
In order to avoid impacts on nesting birds and ensure compliance with Policies E11 and E12 of the Carlisle District Local Plan.



6.
No development shall take place until full landscaping details to the north-western boundary, including identification of those trees/shrubs to be retained, have been submitted to and approved in writing by the Local Planning Authority and these works shall be carried out as approved prior to the occupation of any part of the development or in accordance with the programme agreed by the Local Planning Authority. Any trees or other plants which die or are removed within the first five years following the implementation of the landscaping scheme shall be replaced during the next planting season. 

Reason:
To ensure that a satisfactory landscaping scheme is prepared and to ensure compliance with E19 of the Carlisle District Local Plan.



Summary of Reasons for the Decision

5.1
This application seeks approval for extensions to a two-storey semi-detached property located approximately 200m south of the village of Faugh, to the western side of the distributor road which runs through the village. The house is constructed from render with a slate roof and is bounded by a combination of larch lap and post and wire fencing and beech hedging.

5.2
It is proposed to extend the property by means of a two storey side and rear extension which will provide an additional wing to the house. The extension will provide a W.C., utility, kitchen, dining and garden room to the ground floor and an additional two bedrooms (one of which has en-suite facilities), bathroom, gallery and stores to the first floor.  The extension measures 8m in width, 11.6m in length with a roof height of 6.5m and includes the reconfiguration of the internal layout of the existing first floor. The existing single storey kitchen/bathroom which has a modest footprint will be demolished to make way for the extension.

5.3
The relevant planning policies against which this application is required to be assessed are policies H14 of the Carlisle District Local Plan and Policies CP4, CP5 and H11 of the Carlisle District Local Plan Revised Redeposit Draft.

5.4
The proposal raises the following planning issues:

1.
Impact On The Living Conditions Of Neighbouring Residents

5.5
The extension is to be located to the side of the property, away from the boundary with the adjoining dwelling, 'The Cottage'. It is proposed to introduce windows in the northern elevation of the extension at both the ground and first floor level, facing towards the Cottage. At the closest point, the windows will be at a distance of approximately 16m from windows within the southern elevation of the Cottage. To ensure that the living conditions of the residents of 'The Cottage' are protected from inappropriate overlooking, conditions are recommended requiring the first floor bedroom window to be obscurely glazed and details of proposed privacy planting to be submitted in advance of development. No other dwellings would be adversely impacted by the proposals.

2.
Impact On The Character Of The Property And The Wider Area

5.6
The proposals would significantly alter the character of the existing dwelling by virtue of the introduction of an additional wing, however, the adjoining property, 'The Cottage' has been similarly extended so it is considered that there is a precedent for this type of extension in the locality. The extension is to be constructed from materials to match the existing. In light of the above, it is considered that the proposal would be acceptable in relation to the character of the dwelling and the wider area.

3.
Other Issues

5.7
The Council's Tree Officer, while raising no objection to the proposal, has indicated that the proposed location of the entrance would have a detrimental impact on the health and safety of the nearest Pine tree. While there is no concern over the loss of this tree, he has indicated that it could be retained by means of a 'no-dig' method of construction, however, this is not fundamental to the determination of the application. He has however recommended that a condition be attached requiring protective barriers to be erected around remaining trees.

5.8
In overall terms it is considered that the proposal would not adversely impact on the living conditions of neighbouring residents or the character of the property or wider area. In all aspects the proposals are considered to be compliant with the objectives of the Local Plan Policies.

Relevant Development Plan Policies

Carlisle District Plan

Housing - Proposal H14

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



Carlisle District Local Plan 2001 - 2016 Revised Redeposit Draft

Core Development Policies - Policy CP4 - Design

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

1.
Have regard to surrounding buildings in the context of their form in relation to height, scale and massing and making use of appropriate materials and detailing.

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

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

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

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

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

7.
Recognise that landscaping schemes (both hard and soft) will be required to assist in integrating new development into existing areas and ensure that development on the edge of settlements is fully integrated into its surroundings. 

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

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

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



Carlisle District Local Plan 2001 - 2016 Revised Redeposit Draft

Core Development Policies - Policy CP5 - 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.

In order to ensure residential amenity is not compromised a minimum distance of 21 metres should be allowed between primary facing windows between dwellings (12 metres gable end to primary facing window).  A minimum of 4 metres should be allowed between gable ends to allow for maintenance of property.  Changes in levels of land and height of development will be taken into account in applying these distances.



Carlisle District Local Plan 2001 - 2016 Revised Redeposit Draft

Housing - Policy H11 - Extensions To Existing Residential Premises

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



Item no: 12







Appn Ref No:
Applicant:
Parish:

08/0058
Mr & Mrs R Armstrong
Arthuret





Date of Receipt:
Agent:
Ward:

21/01/2008
Roger Armstrong Architect
Longtown & Rockcliffe





Location:

Grid Reference:

Part Field 9063, Hunters Holme, Longtown, Carlisle

342900 567550





Proposal:
Erection Of Agricultural Worker's Dwelling (Reserved Matters/Revised Application)

Grant Permission 

1.
In discharge of requirements for the submission of detailed particulars of the proposed development imposed by conditions 3, 4, 5, 6, 7, 8, 9, 10, 11 and 12 attached to the outline planning consent reference 03/0410 to develop the site.



Summary of Reasons for the Decision

This application seeks full planning permission for the erection of an agricultural worker's dwelling within Field 9063, Hunters Holme, Longtown, Carlisle.

The application site covers approximately 2700 square metres and is located 120 metres south of the farmstead to which the dwelling is associated, in the south corner of field No. 9063. The site is located directly adjacent to an existing steel-framed agricultural building; is bound immediately to north and west by open fields utilised for the grazing of livestock and to the south by the highway connecting the site to the A6071. Access to the site is to be via a newly created access located to the north of the existing field gate.

The site is identified as white land within the Carlisle District Local Plan Revised Redeposit Draft 2001-2016 and is in close proximity to a Site of Special Scientific Interest. Three single storey dwellings are located 250m south of the site directly adjacent to the highway.  

It is proposed to erect an agricultural workers dwelling, which would be predominantly two storeys in height under a dual pitched roof incorporating eaves and ridge heights of 4.5 metres and 6.3 metres respectively, with an ‘s’ shaped footprint measuring approximately 343 square metres. The dwelling would be set back 8 metres from the highway and located directly adjacent to an existing agricultural building.

The dwelling would be finished with wet dash render, with a natural slate roof. A comprehensive landscaping scheme is proposed. It illustrates the retention of the existing mature hedgerow boundary and trees to the south, the installation of mixed hawthorn/beech hedging and a post and wire fence to delineate the north and west curtilage boundaries. The sporadic planting of chestnut and beech trees is proposed within the curtilage of the dwelling.

This revised application seeks to amend the internal layout, the fenestration in the south and west elevation, the external finishes and reduce the scale of the garage/utility element of the dwelling that was approved under reserved matters application (05/0700). No changes are proposed to the access or landscaping details approved under application reference 05/0700.

The proposed amendments to the approved scheme seek to replace two double pane French doors located on the south elevation with triple pane windows, remove the ground floor single pane window located on the east elevation adjacent to the chimney breast wall and remove a roof light within the western roof plane. It is also proposed to utilise oak grain finish upvc window frames in place of timber. The garage/utility element is to be reduced by 3.85 square metres in floor area. The chimney located on the west elevation is to be relocated 1 metre north across the west elevation.

In respect of the external finished, it is proposed to utilise facing brick in place of natural wet dash render and replace the brick soldier course lintels with reconstituted stone cills. Natural wet dash render is to be retained to the garage and north elevation.

The relevant planning policies against which the application is required to be assessed are Policies E37 and ST03 of the Cumbria and Lake District Joint Structure Plan 2001 – 2016, Policies E8, E19, E22, H6, H16 and T7 of the Carlisle District Local Plan and Policies CP3, CP4, CP5, H7 and T1 of the Carlisle District Local Plan Revised Redeposit Draft 2001-2016.

The proposals raise the following planning issues:

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

This application is a revision of reserved matters application reference 05/0700. The principle of erecting a dwelling of this type and scale has therefore been established by the earlier approval. The aforementioned planning permission has not been commenced; however, the statutory expiration period has not expired. 

2. Whether The Scale, Layout And Appearance Of The Development Is Acceptable.

The general scale and overall design of the dwelling has been agreed under the previous application (05/0700) The variations to the scheme do not significantly affect the scale of the dwelling, which remains acceptable. and is therefore not a material consideration in the determination of this planning application.

In terms of the appearance of the dwelling, the amendments to the external finishes of the property, fenestration and relocation of the chimney are an improvement to the previously agreed scheme in terms of design and overall massing. In this regard the development does not unduly impact upon the character of the wider locality.

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

The nearest protected residential property is sited approximately 210 metres away from the proposed dwelling on the opposite site of the existing agricultural barn. As such the proposed development would not adversely affect the living conditions of occupants by poor design, unreasonable overlooking or unreasonable loss of daylight or sunlight.

4.  Access And Parking Provision.

Cumbria Highway Authority has confirmed that the parking and access arrangements which were agreed under the two previous planning applications are acceptable.

5.  Whether Proposed Landscaping Is Acceptable.

No amendments are proposed to the landscaping scheme submitted and approved under planning application 05/0700. 

In overall terms, the principle of the proposed development has been accepted in the previous applications. The scale, siting and design of the proposed dwelling are acceptable in relation to the site and the surrounding properties. The living conditions of neighbouring properties would not be compromised through unreasonable overlooking or unreasonable loss of daylight or sunlight. Adequate car parking and amenity space would be provided to serve the dwelling. In all aspects the proposals are compliant with the objectives of the relevant adopted and emerging Development Plan policies.

Relevant Development Plan Policies

Cumbria and Lake District Joint Structure Plan 2001 – 2016

Policy E37: Landscape character

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

Proposals will be assessed in relation to:

1.
locally distinctive natural or built features,

2.
visual intrusion or impact,

3.
scale in relation to the landscape and features,

4.
the character of the built environment,

5.
public access and community value of the landscape,

6.
historic patterns and attributes,

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

8.
openness, remoteness and tranquillity.



Cumbria and Lake District Joint Structure Plan 2001 – 2016 

Policy ST3: - Principles applying to all new development

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

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

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

b) the reuse of previously developed land and only then

c) the use of previously undeveloped land,

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

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

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

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

c) sites in areas of high flood risk

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

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

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

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

7. ensure high standards of design including siting, scale, use of materials and landscaping which respect and, where possible, enhance the distinctive character of townscape and landscape.

8. promote a safe and secure environment that designs out crime and makes proper provision for people with restricted mobility and people with special needs,

9. promote energy and water efficient design and the use of recycled materials and renewable energy technology, 

10. avoid reductions in air quality and the quality and quantity of groundwater and surface waters,

11. ensure development makes efficient use of and is within infrastructure, community and service constraints, or that these can be satisfactorily overcome through planned improvements or at the developers expense without an adverse effect on the environment, 

12. minimise levels of light pollution and noise.



Carlisle District Plan

Environment - Policy E8

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

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

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

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

4.
Any exiting wildlife habitats are safeguarded.

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



Carlisle District Plan

Environment - Policy E19

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



Carlisle District Plan

Environment - Policy E22

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



Carlisle District Plan

Housing - Proposal H6

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



Carlisle District Plan

Housing - Proposal H16

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



Carlisle District Plan

Transport - Proposal T7

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

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

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

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

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

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



Carlisle District Local Plan 2001 - 2016 Revised Redeposit Draft

Core Development Policies - Policy CP3 - Agricultural Land

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

1.
there is an overriding need for the development; and

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

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



Carlisle District Local Plan 2001 - 2016 Revised Redeposit Draft

Core Development Policies - Policy CP4 - Design

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

1.
Have regard to surrounding buildings in the context of their form in relation to height, scale and massing and making use of appropriate materials and detailing.

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

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

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

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

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

7.
Recognise that landscaping schemes (both hard and soft) will be required to assist in integrating new development into existing areas and ensure that development on the edge of settlements is fully integrated into its surroundings. 

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

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

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



Carlisle District Local Plan 2001 - 2016 Revised Redeposit Draft

Core Development Policies - Policy CP5 - 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.

In order to ensure residential amenity is not compromised a minimum distance of 21 metres should be allowed between primary facing windows between dwellings (12 metres gable end to primary facing window).  A minimum of 4 metres should be allowed between gable ends to allow for maintenance of property.  Changes in levels of land and height of development will be taken into account in applying these distances.



Carlisle District Local Plan 2001 - 2016 Revised Redeposit Draft

Housing - Policy H7- Agricultural And Forestry Need

Within the remainder of the Plan area, outside areas covered by Policy H1 and Proposal H16, permission will not be given for dwellings, except where applications are supported by a proven agricultural or forestry need.  The size of dwelling should be commensurate with the scale of the business to which it relates.

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



Carlisle District Local Plan 2001 - 2016 Revised Redeposit Draft

Transport - Policy T1 - Parking Guidelines

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: 13







Appn Ref No:
Applicant:
Parish:

08/0086
 Carlisle YMCA
Carlisle





Date of Receipt:
Agent:
Ward:

29/01/2008
Architects Plus (UK) Ltd
Castle





Location:

Grid Reference:

22 - 24 Fisher Street, Carlisle, Cumbria

339949 556066





Proposal:
Internal & External Alterations Leading To Change Of Use Of No. 24 To Residential, 9 Bedsit & 2 Shared Flats, & Multi Use Hall. Change Of Use Of No. 22 To Residential, 1 Shared Flat, & Refurbishment Of Existing Retail Unit, Cafe, Offices & Social Facilities

Refuse Permission 

1.
Reason:
The application relates to a property which adjoins and involves a grade II listed building in a prominent location at the junction of Fisher Street with Market Street within the City Centre Conservation Area.  In such a location the scale, form and finishes of the proposed building are considered to be incongruous to the detriment of the setting of the neighbouring listed building and character of the area contrary to Policies LE13 and LE20 of the Carlisle District Local Plan 2001-2016 (Revised Redeposit Draft).



Relevant Development Plan Policies
Cumbria and Lake District Joint Structure Plan 2001 – 2016

Policy E34: Areas and features of national and international conservation importance

Development and other land use changes in areas or features of national or international conservation importance, or within their settings, and that are detrimental to their characteristics will not be permitted.

Exceptions will only be made where:

1.
there is an over-riding need for development required to meet local infrastructure needs which cannot be located elsewhere and which is sited to minimise environmental impacts and meets high standards of design, and

2 
In the case of international areas of nature conservation interest where:

i. 
There is no alternative solution; and

ii.
There are imperative reasons of overriding public interest, including those of a social or economic nature; and

iii. 
If the site concerned hosts a priority natural habitat type and/or a priority species, where there are imperative reasons of human health or public safety or benefits of primary importance to the environment and

3 
In the case of European Protected Species where:

i. 
There is no satisfactory alternative; and

ii. 
There is no detriment to the maintenance of the populations at a favourable conservation status in their natural range; and

iii. 
The proposed development is in the interests of public health or public safety, or for other imperative reasons of overriding public interest, including those of a social or economic nature and beneficial consequences of primary importance to the environment.

4 
In the case of national areas of nature conservation interest, where the reasons for the development outweigh the national nature conservation value of the site.

Where development is permitted, mitigation should be provided, where appropriate.

Areas and features of international or national importance are defined as:

• 
World Heritage Sites recognised by the World Heritage Committee of UNESCO

• 
National Parks

• 
Areas of Outstanding Natural Beauty (AONB)

• 
Potential and classified Special Protection Areas (SPAs)

• 
Ramsar sites

• 
Candidate and designated Special Areas of Conservation (SACs)

• 
Limestone Pavements protected by Order

• 
National Nature Reserves

• 
Sites of Special Scientific Interest (SSSI)

• 
Statutory protected species

• 
Buildings or groups of buildings listed as of Grade 1 Grade II* or Grade II architectural or historic merit

• 
Parks or gardens listed as Grade I Grade II* or Grade II in the Register of Parks and Gardens of Special Historic Interest

• 
Sites of archaeological or historic interest which are scheduled ancient monuments

• 
Battlefields included in the Register of Historic Battlefields

• 
St Bees Heritage Coast



Cumbria and Lake District Joint Structure Plan 2001 – 2016

Policy E38: Historic environment

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

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



Carlisle District Plan

Environment - Policy E34

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



Carlisle District Plan

Environment - Policy E35

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



Carlisle District Plan

Environment - Policy E36

The change of use of a listed building will be permitted provided it would not have a detrimental effect on the special architectural and historical interest of the building and neighbouring properties.



Carlisle District Plan

Environment - Policy E39

There will be a general presumption in favour of the retention of buildings which make a positive contribution to the character or appearance of a Conservation Area.  Applications for Conservation Area Consent for the demolition of unlisted buildings in Conservation Areas will be critically assessed against the following criteria:

1.
The Contribution of the building to the landscape/townscape; and

2.
The structural condition of the building; and 

3.
The suitability of the building for its existing, proposed or any other use; and

4.
The cost of repair; and

5.
The contribution which the demolition/redevelopment would make to broader conservation objectives.

All proposals for demolition must be accompanied by details of redevelopment, which will normally be secured by means of a legal agreement.



Carlisle District Plan

Environment - Policy E43

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



Carlisle District Plan

Environment - Policy E29

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

1. The importance of the archaeological features;

2. The effects of the proposal on the archaeological features;

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

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



Carlisle District Local Plan 2001 - 2016 Revised Redeposit Draft

Core Development Policies - Policy CP4 - Design

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

1.
Have regard to surrounding buildings in the context of their form in relation to height, scale and massing and making use of appropriate materials and detailing.

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

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

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

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

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

7.
Recognise that landscaping schemes (both hard and soft) will be required to assist in integrating new development into existing areas and ensure that development on the edge of settlements is fully integrated into its surroundings. 

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

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

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



Carlisle District Local Plan 2001 - 2016 Revised Redeposit Draft

Core Development Policies - Policy CP5 - 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.

In order to ensure residential amenity is not compromised a minimum distance of 21 metres should be allowed between primary facing windows between dwellings (12 metres gable end to primary facing window).  A minimum of 4 metres should be allowed between gable ends to allow for maintenance of property.  Changes in levels of land and height of development will be taken into account in applying these distances.



Carlisle District Local Plan 2001 - 2016 Revised Redeposit Draft

Core Development Policies - Policy CP6 - 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.



Carlisle District Local Plan 2001 - 2016 Revised Redeposit Draft

Core Development Policies - Policy CP14 - Accessibility, Mobility And Inclusion

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

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

The Council will have regard to the following criteria when assessing development proposals:

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

2.
Location of any development proposal in relation to its potential users, customers, employees

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

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

5.
Consideration should also be given to the guidance in 'Better Access' produced by Carlisle City Council, regarding building details and accessibility for all and BS 8300: 2001 'Design of buildings and their approaches to meet the needs of disabled people- Code of Practice'.



Carlisle District Local Plan 2001 - 2016 Revised Redeposit Draft

Core Development Policies - Policy CP16 - 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 applied to all development proposals:

1. Security measures should be an integral part of the design.

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

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

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

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

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

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



Carlisle District Local Plan 2001 - 2016 Revised Redeposit Draft

Economic And Commercial Growth - Policy EC6 - Primary Shopping Frontages

Within the City Centre Shopping Area, Primary Shopping Frontages are defined on the Proposals Map. Proposals other than for A1 retail use within these frontages will be restricted to no more than 25% of the frontage and no more than 2 continuous frontages in order to retain vitality and viability of the City Centre Shopping Area. 

In the City Centre Shopping Area, (other than the primary shopping frontages), uses in Business Use (B1) and Financial and Professional Services (A2) Use Classes will be acceptable provided that:

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

2.
the proposal does not adversely affect the amenity of adjacent properties.



Carlisle District Local Plan 2001 - 2016 Revised Redeposit Draft

Economic And Commercial Growth - Policy EC9 - Use Of Upper Floors

The City Council will encourage the active re-use of upper floors in accordance with existing ground floor uses or for alternative use where this is compatible with the primary use.

Proposals for the residential use of upper floors (in new or existing developments) over shops will be encouraged and permitted provided that:

1.
where appropriate, access and car parking provision can be achieved; and

2.
the proposal does not result in the creation of substandard units



Carlisle District Local Plan 2001 - 2016 Revised Redeposit Draft

Local Environment - Policy LE13 - Proposals Affecting Listed Buildings

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



Carlisle District Local Plan 2001 - 2016 Revised Redeposit Draft

Local Environment - Policy LE14 - Alterations To Listed Buildings

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

Applications will be assessed against the following criteria:

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

2.
the particular physical features of the building 

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

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



Carlisle District Local Plan 2001 - 2016 Revised Redeposit Draft

Local Environment - Policy LE16 - Change Of Use Of Listed Buildings

The change of use of a listed building will be permitted provided it would not have a detrimental effect on the special architectural or historic interest of the building and neighbouring properties.



Carlisle District Local Plan 2001 - 2016 Revised Redeposit Draft

Local Environment  - Policy LE18 - Demolition Of Unlisted Buildings In Conservation Areas

There will be a general presumption in favour of the retention of buildings which make a positive contribution to the character or appearance of a conservation area. Applications for conservation area consent for the total demolition of unlisted buildings in conservation areas will be assessed against the following criteria:

1.
the contribution of the building to the landscape/townscape; and

2.
the structural condition of the building; and

3.
the suitability of the building for its existing, proposed or any other use; and

4.
the cost of repair; and

5.
the contribution which the demolition/ redevelopment would make to broader conservation objectives.

6
the inclusion of any building on a local list as defined in policy LE17

All proposals for demolition must be accompanied by details of redevelopment, which will normally be secured by means of a legal agreement.



Carlisle District Local Plan 2001 - 2016 Revised Redeposit Draft

Local Environment - Policy LE20 - Conservation Areas

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

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

1.
the 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.



Carlisle District Local Plan 2001 - 2016 Revised Redeposit Draft

Local Environment- Policy LE8 - Archaeology On Other Sites

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

08/0150
Mr & Mrs Robertshaw
Carlisle





Date of Receipt:
Agent:
Ward:

15/02/2008
Co-ordinate (Cumbria) Limited
Belah





Location:

Grid Reference:

13 South Wakefield Close, Carlisle, CA3 0HQ

339113 558307





Proposal:
Two Storey Side Extension To Provide Kitchen & Utility On Ground Floor With En-Suite Bedroom & Extended Bathroom Above.  Single Storey Rear Extension To Provide Sun Room

Grant Permission 

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

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



2.
The external walling and roofing materials to be used in the building works hereby permitted shall be identical to those in the existing building.  If any other material is proposed no development shall take place until such has been approved, in writing, by the Local Planning Authority.

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



Summary of Reasons for the Decision

5.1
This application seeks approval for extensions to a detached house located to the northern side of South Wakefield Close, to the head of the cul-de-sac. The property is constructed from facing brick with a tile roof and is bounded by a combination of larch lap fencing and conifer hedging.

5.2
It is intended to extend the property by means of a two storey side extension and single storey rear extension to provide a sun room, extended kitchen and utility to the ground floor and an additional bedroom with en-suite and bathroom to the first floor.

5.3
The sun room, which is to be adjacent to the existing dining area is to have a length and depth of 3.5m with a maximum height of 3.9m to the pitched roof. The two storey side extension is to have a maximum length of 5.6m, depth of 5.5m and height to the pitched roofs of 6.5m and 7m. All extensions are to be constructed from facing brick with a tiled roof.

5.4
The relevant policies against which this application is required to be assessed are Policy H14 of the Carlisle District Local Plan and Polices CP4, CP5 and H11 of the Carlisle District Local Plan Revised Redeposit Draft.

5.5
The proposal raises the following planning issues:

1.
Impact on the Living Conditions of Neighbouring Residents

5.6
The sun room is to be located to the rear of the property. Given its location and the size and location of existing boundary fences, it is not considered that this element of the proposal would have an adverse impact on neighbouring properties. The two storey element is to be located to the side of the property, towards the boundary with 12 South Wakefield Close. Given the orientation of the two properties and the position of opposing windows, the development will not result in any loss of privacy.  No other neighbouring properties would be adversely impacted by the proposals.

2.
Impact on the Character of the Property and the Wider Area

5.7
The proposal will result in the introduction of a single storey rear extension and a two storey side extension which will replace an existing dormer window. There were initial concerns over the two-storey element of the proposal as the proposed roof pitch was at odds with that of the main dwelling. Subsequently revised elevations have been received in which the roof detail is considered to be more in keeping with that of the original dwelling. In light of the above and as the proposal is located to the head of a cul-de-sac meaning views from outside of the site will be limited, it is not considered that the impact on the character of the property or the wider area would be sufficiently adverse to warrant refusal of the application.


3. 
Other Issues.

5.8
While United Utilities have indicated that a sewer passes through the application site they have confirmed that given its location in relation to the proposed extension, they have no objection to the proposal.

5.9
In overall terms it is considered that the proposal would not adversely impact on the living conditions of neighbouring residents or the character of the property of the wider area. In all aspects the proposals are considered to be compliant with the objectives of the Local Plan Policies.

Relevant Development Plan Policies

Carlisle District Plan

Housing - Proposal H14

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



Carlisle District Local Plan 2001 - 2016 Revised Redeposit Draft

Core Development Policies - Policy CP4 - Design

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

1.
Have regard to surrounding buildings in the context of their form in relation to height, scale and massing and making use of appropriate materials and detailing.

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

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

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

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

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

7.
Recognise that landscaping schemes (both hard and soft) will be required to assist in integrating new development into existing areas and ensure that development on the edge of settlements is fully integrated into its surroundings. 

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

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

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



Carlisle District Local Plan 2001 - 2016 Revised Redeposit Draft

Core Development Policies - Policy CP5 - 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.

In order to ensure residential amenity is not compromised a minimum distance of 21 metres should be allowed between primary facing windows between dwellings (12 metres gable end to primary facing window).  A minimum of 4 metres should be allowed between gable ends to allow for maintenance of property.  Changes in levels of land and height of development will be taken into account in applying these distances.



Carlisle District Local Plan 2001 - 2016 Revised Redeposit Draft

Housing - Policy H11 - Extensions To Existing Residential Premises

Applications for extensions to existing dwellings will be approved provided the City Council is satisfied that the proposals are appropriate to the dwelling, its design and setting. Inappropriate extensions which adversely affect the amenities of adjacent properties by poor design, unreasonable overlooking and/or unreasonable loss of daylight and sunlight will not be permitted. Extensions must be of an appropriate scale and not dominate the original dwelling.
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Appn Ref No:
Applicant:
Parish:

08/0157
Mr Mark Forster-Spratt
Rockcliffe





Date of Receipt:
Agent:
Ward:

18/02/2008

Longtown & Rockcliffe





Location:

Grid Reference:

1 Heathlands Cottages, Carlisle, Cumbria, CA6 4HQ

337946 561303





Proposal:
Single Storey Rear Extension To Provide Lounge/ Dining Area. Single Storey Side Extension To Provide En-Suite Master Bedroom

Grant Permission 

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

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



Summary of Reasons for the Decision

1 Heathlands Cottages is the end property of a terrace of three single storey cottages to the north of Aero Nurseries at Harker.  The property is finished in painted render and roofed in concrete roof tiles.  Its boundaries are made up of a combination of wooden fences, walls and hedges whilst its rear boundary is adjacent to the A74.      

This application seeks Full Planning Permission to extend the cottage by the addition of rear and side extensions to provide a lounge/dining area, utility, w.c., shower room and an en-suite master bedroom.  The rear extension, which would replace an existing extension, would project rearwards along the boundary by 10.25 metres and be 7 metres in width with a ridge height of 4.5 metres.  Whilst the side extension would be stepped back from the front elevation by 500mm and be 5 metres wide with the ridge line following that of the existing dwelling.  The proposed materials are rendered blockwork and roofed in concrete roof tiles in keeping with the existing property and its immediate neighbours.     

The relevant planning policies against which the application is required to be assessed are Policy H14 of the Carlisle District Local Plan together with Policies H11 and CP4 of the Carlisle District Local Plan 2001-2016 Revised Redeposit Draft.

The proposal raises the following planning issues

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

It is acknowledged that the proposals are reasonably significant in scale.  In mitigation however its impact on the living conditions of the adjoining property, 2 Heathlands Cottages, would be minimal as the rear extension would replace an existing extension and that it would be partially obscured by the adjacent property's extension.  In overall terms it is considered that the proposal does not adversely affect the living conditions of adjacent properties by poor design, unreasonable overlooking or unreasonable loss of daylight or sunlight and is considered to be appropriate to this terraced cottage.

2.
Whether The Proposal Is Appropriate To The Dwelling

The existing property is situated within a large curtilage and in such a context it is felt that the current proposals complements the design of the existing dwelling whilst retaining an effective garden.  The extensions would be constructed from materials to match the existing dwelling and would employ similar detailing.  Accordingly, it is considered that the proposed extension would complement the existing dwelling in terms of design and materials to be used.  
3.
Other Matters

Members should also be aware that although Mrs Forster-Spratt is an employee of the City Council she has not been involved in the determination of the application outside of her role as applicant.

In overall terms it is considered that the proposal does not adversely affect the living conditions of adjacent properties by poor design, unreasonable overlooking and unreasonable loss of daylight or sunlight. The scale and design of the proposed extension is considered acceptable in relation to the dwelling. In all aspects the proposal is considered to be compliant with the objectives of the relevant adopted and emerging development plan policies.

Relevant Development Plan Policies

Carlisle District Plan

Housing - Proposal H14

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



Carlisle District Local Plan 2001 - 2016 Revised Redeposit Draft

Housing - Policy H11 - Extensions To Existing Residential Premises

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



Carlisle District Local Plan 2001 - 2016 Revised Redeposit Draft

Core Development Policies - Policy CP4 - Design

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

1.
Have regard to surrounding buildings in the context of their form in relation to height, scale and massing and making use of appropriate materials and detailing.

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

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

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

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

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

7.
Recognise that landscaping schemes (both hard and soft) will be required to assist in integrating new development into existing areas and ensure that development on the edge of settlements is fully integrated into its surroundings. 

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

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

10
Have a layout and design which minimises the potential for crime and antisocial behaviour.
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Appn Ref No:
Applicant:
Parish:

08/0177
 John  & Angela Wright
Wetheral





Date of Receipt:
Agent:
Ward:

22/02/2008
Architects Plus (UK) Ltd
Wetheral





Location:

Grid Reference:

Three Gables, Plains Road, Wetheral, Carlisle, CA4 8LE

346205 555405





Proposal:
Erection Of Detached 5 Bedroomed Dwelling With Integral Double Garage (Reserved Matters Application Pursuant To Outline Application 07/1060)

Grant Permission 

1.
In discharge of requirements for the submission of detailed particulars of the proposed development imposed by conditions 1 (part), 2 (part) and 6 (part) attached to the outline planning consent to develop the site.



Summary of Reasons for the Decision

This application seeks reserved matters approval, pursuant to outline application 07/1060, for the erection of a detached dwelling on the site of ‘Three Gables’, Plains Road, Wetheral.  

The site comprises part of the curtilage of ‘Three Gables’ and part of the paddock located to the rear of the site. ‘Three Gables’ is a large ‘Y’ shaped detached bungalow, centrally located within a substantial curtilage, at the north western fringe of Plains Road. The surroundings to the site are wholly residential, with the exception of the open countryside that lies immediately beyond the north eastern rear boundary of the application site. 

The total road frontage of ‘Three Gables’, which is delineated by a low lying brick wall, is approximately 50 metres, although this application only relates to the north western portion of the site that measures 30 metres in width (Plot A). 

The existing vehicular entrance to ‘Three Gables’ is situated at the north western extent of the frontage, adjacent to which is a large Beech tree. A mature Lime tree is positioned two-thirds further southwards along the road frontage from the existing access point. A high Leylandi hedge forms the north western boundary and a post and wire fence demarcates the south eastern boundary. 

At the Development Control Committee in November 2007 outline planning permission was granted for the demolition of the ‘Three Gables’ and the erection of two dwellings. 

The approved outline scheme proposed to divide the site along the frontage to form two plots of 30 metres and 20 metres (Plots A and Plot B respectively). A five bedroom detached dwelling was proposed for the larger plot, which is adjacent to ‘The Limes’ and ‘The Oaks’, a pair of substantial two storey detached dwellings on deep plots. A smaller 3-4 bedroom property was proposed on the narrower plot, located adjacent to ‘Foxdales’, which is a modestly proportioned four bedroom detached dwelling, positioned to the south of the application site. 

It was proposed that the larger property would be two storeys in height with a one and a half storey forward projection the front elevation. The property adjacent to ‘Foxdales’ would be predominantly one and half storey with a single storey detached double garage to the front. The proposed rear boundary of the two plots extended into the adjoining paddock to form a logical link between the rear boundary of ‘The Limes’ and ‘Foxdales’. 

This reserved matters application provides the details of the proposed house to be erected on Plot A, which is the larger of the two plots. It is proposed to erect a two storey, five bedroom detached dwelling, which would be centrally located within the plot. The accommodation to be provided on the ground floor comprises double garage, study, utility, kitchen, hall, dining room, living room, TV room and conservatory with an office, five bedrooms (four of which would have ensuite facilities), a bathroom and gallery to the first floor. 

The dwelling’s footprint extends to around 300 square metres and is situated within a plot that measures approximately 2100 square metres. The main part of the dwelling would be two storeys in height, with symmetrical projecting gables to the front and rear elevations. The dwelling is designed with forward projection to the front of the property, which, whilst providing accommodation over two levels, would be one and a half storey in height. 

The external walling of the property is to be finished using red/brown facing brick, with natural stone jambs, lintels and quoins. Natural slate would be used on the roofs. 

The existing vehicular access to ‘Three Gables’ would be utilised. From the access drive a spur road would be taken along the north western boundary of the site to provide access to the rear paddock. Any works to the driveway that are in the vicinity of the Beech tree would be of a ‘no dig’ construction to prevent damage to the root system of the Beech tree, in accordance with those details agreed at the outline stage. 

The Leylandi hedge to the north western boundary would be removed, as agreed at the outline stage, and replaced with a Beech hedge. Further landscaping is proposed to be undertaken to the front and rear of the dwelling. The principle aims of the landscaping scheme are to add to the existing landscape character of this part of Plains Road by filtering views of the proposed dwelling through a deep landscaped band between the dwelling and Plains Road, and to soften the boundary between the paddock and the plot’s rear boundary. 

The relevant planning policies against which the application is required to be assessed are Policy H2, H16, H17, E19 and T7 of the Carlisle District Local Plan and Policies CP4, CP5, T1 and H1 of the Carlisle District Local Plan 2001-2016 Revised Redeposit Draft.

The proposals raise the following planning issues:

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

The application site lies within the settlement boundary of Wetheral, which is identified as a Local Service Centre by Policy H1 of the Revised Redeposit Draft Local Plan. As such the principle of residential development, which has been established through the outline approval, is acceptable, subject to compliance with the criteria identified in Policy H1 of the Revised Redeposit Draft and other relevant policies contained within the adopted and emerging Local Plan.

2. Whether The Scale, Layout And Appearance Of The Dwelling Is Acceptable.

As part of this current application the agent has provided a drawing of the Plains Road frontage (Drawing No. 07056-02B), which incorporates the dwellings from ‘The Oaks’ to ‘Foxdales’, a 160 metres stretch of Plains Road comprising five properties. It includes an indicative drawing of the front elevation of the dwelling to be erected on the other part of this site (Plot B) and that which was recently approved to the north of ‘Foxdales’ (revised application 08/0135). 

The ‘Plains Road’ elevation illustrates that the dwelling’s overall mass and architectural style complements the existing properties along this stretch of Plains Road, as well as those that have recently been approved to the north of ‘Foxdales’, but also to the south of ‘The Limes’, which is immediately adjacent to the application site.

The layout plan illustrates that the scale and position of the proposed dwelling to Plot A and the indication of the dwelling to Plot B are intended to form a transition from ‘The Limes’ and ‘The Oaks, the more substantial properties set back from Plains Road, to the smaller scale of ‘Foxdales’ set closer to the Plains Road. 

The proposed dwelling would be set sufficiently far back from Plains Road (27 metres to the gable of the one and a half storey element) to allow for planting between the dwellings and the road. If appropriately landscaped, as proposed by the applicant, the setting of Plains Road, characterised by large properties set back within deep, well landscaped front gardens, would remain unchanged. It is acknowledged that the built form of this part of Plains Road would change, in terms of it density; however, this, in its own right, would not be to the detriment of the character of Plains Road.

The Parish Council has questioned the planning justification for the demolition of a single dwelling, “Three Gables”, and its replacement with two dwellings. This issue was taken into account by the Development Control Committee when the outline application was considered and was subsequently found to be acceptable, hence the granting of outline permission. 

The Parish Council also feels that the applicant should be required to produce a scheme for the whole of the site in order that the proposals can be considered in their entirety. Whilst this reserved matters application only deals with one half of the site (Plot A), an indicative elevation and layout plan of the dwelling to be erected on Plot B has been provided (Drawing No. 07056-02B). 

In summary, the position of the proposed dwelling is well related to the surrounding properties in terms of its siting, scale and plot width. In terms of its scale and appearance, the dwelling complements the adjoining properties on this stretch of Plains Road. Although the dwelling would occupy almost the full width of the plot, a deep landscaped front garden would be retained thereby maintaining the character and setting of Plains Road. 

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

Adequate separation distance has been maintained between the existing residential properties and the proposed dwelling. As such, taking into consideration the scale and position of the proposed dwelling in relation to these properties, including that to the south of ‘The Limes’ which was recently approved, it is unlikely that the living conditions of the occupiers of these properties will be compromised through loss of light, loss of privacy or overdominance. 

4. Access And Parking Provision.

The Highway Authority has confirmed that the proposed access and parking arrangements are acceptable. Five highway related planning conditions were attached to the outline planning consent, which related to the construction of the access and visibility splays. 

5. Whether Proposed Landscaping Is Acceptable.

The site layout plan (Drawing No. 07056-02B) illustrates that the side and rear boundaries of the site are to be planted with a Beech hedge. Further tree planting is also proposed in the front and rear elevation of the dwelling. The landscaping scheme has been considered by the Council’s Landscape Architect who has confirmed verbally that the scheme is acceptable. 

Two large mature trees, a Beech and a Lime stand on the Plains Road boundary of the site. Their protection during the construction phase of the development will be safeguarded through the imposition of a planning condition attached to the outline consent that requires the erection of a tree protection barrier. 

6. Other Matters. 

An abandoned gas main does cross the site. The applicant has agreed with United Utilities that the abandoned section of pipe will be removed and capped.  

In overall terms, the principle of the proposed development has already been established as acceptable through the approval of the outline application. The scale, siting and design of the proposed dwelling are acceptable in relation to the site and the surrounding properties. The living conditions of neighbouring properties would not be compromised through unreasonable overlooking or unreasonable loss of daylight or sunlight. Adequate car parking and amenity space would be provided to serve the dwelling. In all aspects the proposals are compliant with the objectives of the relevant adopted and emerging Local Plan policies.

Relevant Development Plan Policies

Carlisle District Plan

Environment - Policy E19

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



Carlisle District Plan

Housing - Proposal H5

Within the following settlements, large scale residential development will not be permitted.  Proposals for small scale residential development will normally be acceptable providing that:

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

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

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

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

5.
Appropriate access and parking can be achieved; and

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

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

Aglionby, Baldwinholme, Banks, Barclose, Beaumont, Blackford, Blackwell, Boltonfellend, Boustead Hill, Broadwath, Brisco, Brunstock, Burgh-by-Sands, Burnrigg, Cardewlees, Cargo, Carleton, Castle Carrock, Cotehill, Cumdivock, Cummersdale, Cumrew, Cumwhinton, Cumwhitton, Durdar, Easton, Farlam, Faugh, Fenton, Gaitsgill, Gilsland, Great Corby, Great Orton, Grinsdale, Hallbankgate, Harker, Hayton, Hayton Townhead, Heads Nook, Hornsby, Boughton, How Mill, Irthington, Kirkcambeck, Kirkandrews-on-Eden, Knells, Lanercost, Laversdale, Linstock, Little Orton, Low Crosby, Longburgh, Low Row, Lyneholmeford, Midgeholme, Milton, Moat, Monkhill, Moorhouse, Newby East, Newtown, Raughtonhead, Rockcliffe, Rickerby, Scaleby, Scotby, Smithfield, Stainton, Stockdalewath, Talkin, Tarraby, Thurstonfield, Tindale, Todhills, Walton, Warwick-on-Eden, Warwick Bridge (including Little Corby & Corby Hill), Westlinton, Wetheral, Wetheral Pasture.



Carlisle District Plan

Housing - Proposal H16

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



Carlisle District Plan

Housing - Proposal H17

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

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

2. Is of an unacceptable scale; and/or

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

4. Is visually intrusive; and/or

5. Leads to a loss of housing stock.



Carlisle District Plan

Transport - Proposal T7

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

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

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

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

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

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



Carlisle District Local Plan 2001 - 2016 Revised Redeposit Draft

Core Development Policies - Policy CP4 - Design

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

1.
Have regard to surrounding buildings in the context of their form in relation to height, scale and massing and making use of appropriate materials and detailing.

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

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

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

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

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

7.
Recognise that landscaping schemes (both hard and soft) will be required to assist in integrating new development into existing areas and ensure that development on the edge of settlements is fully integrated into its surroundings. 

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

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

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



Carlisle District Local Plan 2001 - 2016 Revised Redeposit Draft

Core Development Policies - Policy CP5 - 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.

In order to ensure residential amenity is not compromised a minimum distance of 21 metres should be allowed between primary facing windows between dwellings (12 metres gable end to primary facing window).  A minimum of 4 metres should be allowed between gable ends to allow for maintenance of property.  Changes in levels of land and height of development will be taken into account in applying these distances.



Carlisle District Local Plan 2001 - 2016 Revised Redeposit Draft

Housing - Policy H1 - Location Of New Housing Development

New housing development will be located in sustainable locations in accordance with PPG 3: Housing, Regional Planning Guidance and the Joint Structure Plan.  During the Plan period 80% of new development will be located within the urban area of Carlisle, including allocated sites on the edge of the City referred to in Proposal H16.  The remaining 20% will be permitted in the rural area of the District with the focus on the two Key Service Centres of Brampton and Longtown. 

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

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

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

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

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

5.
appropriate access and parking can be achieved; and

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

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

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

Burgh-by-Sands
Castle Carrock

Cummersdale

Cumwhinton

Dalston


Gilsland

Great Corby

Great Orton


Hallbankgate

Hayton

Heads Nook


Houghton

Irthington

Raughton Head

Rockcliffe

Scotby

Smithfield


Thurstonfield

Warwick Bridge (including Little Corby & Corby Hill)  Wetheral

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

Cardewlees


Cargo

Carleton

Cotehill


Cumwhitton

Durdar

Faugh



Harker

Hethersgill

How Mill


Lanercost


Laversdale

Low Row


Monkhill 

Moorhouse

Talkin



Todhills 

Walton 

Warwick-on-Eden

Wreay



Carlisle District Local Plan 2001 - 2016 Revised Redeposit Draft

Transport - Policy T1 - Parking Guidelines

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: 17







Appn Ref No:
Applicant:
Parish:

08/0252
Mrs N Mitchell
Carlisle





Date of Receipt:
Agent:
Ward:

12/03/2008
Anchor Staying Put - Carlisle
Upperby





Location:

Grid Reference:

72 Woodside North, Carlisle, Cumbria, CA2 4NP

341120 553328





Proposal:
Erection Of Single Storey Rear Extension To Provide Additional Bedroom And Bathroom

Grant Permission 

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

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



2.
Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 1995, (or any Order revoking and re-enacting that Order), no additional windows shall be inserted on the northern elevation without the prior consent of the local planning authority.

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



Summary of Reasons for the Decision

72 Woodside North is a semi-detached property located on the west side of Woodside North.  The property is finished in painted render and roofed in concrete roof tiles.  Its boundaries are made up of rendered walls approximately 1.2 metres in height.        

This application seeks Full Planning Permission to extend the dwelling by a ground floor bedroom and provide an en-suite bathroom for a disabled person.  The "L" shaped extension would project 7.25 metres for the existing rear elevation and be 4.5 metres at its widest points with a ridge height of 3.5 metres. The proposed materials are rendered blockwork and roofed in concrete roof tiles in keeping with the existing property.     

The relevant planning policies against which the application is required to be assessed are Policies H14 and H19 of the Carlisle District Local Plan together with Policies H11, H13 and CP4 of the Carlisle District Local Plan 2001-2016 Revised Redeposit Draft.

The proposal raises the following planning issues

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

Policies H14 of the Local Plan and H11 and CP4 of the Revised Redeposit Draft seek to protect the amenity of adjacent properties from proposals which adversely affect them, through poor design, unreasonable overlooking or unreasonable loss of daylight or sunlight.  Although the proposal would project rearwards along the shared boundary with number 70 Woodside North.  Its roof plane would slope away from the adjoining property and no windows are to be inserted into the northern elevation.  In order to further safeguard the living conditions of the occupiers of 70 Woodside North a condition has been included within the decision notice removing permitted development rights on that elevation.  It is therefore considered that the proposal would not have a significant impact on the living conditions of the adjoining property through overlooking, overdominance or unreasonable loss of daylight or sunlight.   

2.
Whether The Proposal Is Appropriate To The Dwelling

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

3.
Other Matters

Members should also be aware that although Mrs Nicholson is an employee of the City Council she has not been involved in the determination of the application outside of her role as applicant.

In overall terms it is considered that the proposal does not adversely affect the living conditions of adjacent properties by poor design, unreasonable overlooking and unreasonable loss of daylight or sunlight. The scale and design of the proposed extension is considered acceptable in relation to the dwelling. In all aspects the proposal is considered to be compliant with the objectives of the relevant adopted and emerging development plan policies.

Relevant Development Plan Policies

Carlisle District Plan

Housing - Proposal H14

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



Carlisle District Plan

Housing - Proposal H19

Proposals which relate to special or particular housing needs (e.g. the elderly, mentally and physically disabled, the homeless etc) will be acceptable, provided that:

1. They are consistent with other Policies of the Plan; and 

2. The City Council being satisfied there is a need which is not being met elsewhere; and

3. The site being appropriate for that need.



Carlisle District Local Plan 2001 - 2016 Revised Redeposit Draft

Housing - Policy H11 - Extensions To Existing Residential Premises

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



Carlisle District Local Plan 2001 - 2016 Revised Redeposit Draft

Core Development Policies - Policy CP4 - Design

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

1.
Have regard to surrounding buildings in the context of their form in relation to height, scale and massing and making use of appropriate materials and detailing.

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

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

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

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

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

7.
Recognise that landscaping schemes (both hard and soft) will be required to assist in integrating new development into existing areas and ensure that development on the edge of settlements is fully integrated into its surroundings. 

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

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

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



Carlisle District Local Plan 2001 - 2016 Revised Redeposit Draft

Housing - Policy H13 - Special Needs Housing

Proposals which relate to special or particular housing needs (e.g. the elderly, mentally and physically disabled, the homeless etc) will be acceptable, provided that:

1.
they are consistent with other policies of the Plan ; and

2.
the City Council are satisfied there is a need which is not being met elsewhere; and

3.
the site is appropriate for that need.
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Appn Ref No:
Applicant:
Parish:

08/0267
Mr Robert Nichol
St Cuthberts Without





Date of Receipt:
Agent:
Ward:

19/03/2008
S & H Construction
Dalston





Location:

Grid Reference:

1 Parkland Mews, Carlisle, Cumbria, CA1 3GL

343301 553959





Proposal:
Single Storey Extension To Side Elevation To Provide Living Room (Revised Application)

Grant Permission 

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

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



2.
All new external stonework shall be carried out in natural stone which shall, in type and in the manner in which it is laid, match that of the existing building to the satisfaction of the Local Planning Authority.

Reason:
To ensure the works harmonise as closely as possible with the existing building in accordance with Policy H14 of the Carlisle District Local Plan.



Summary of Reasons for the Decision

The application seeks approval for an extension to 1 Parkland Mews, Carlisle.  The property is a two storey attached dwelling that is finished in natural stone with stone quoins and window detail under a slate roof.    

The curtilage of the property lies to the north-east and north-west of the property; to the south-east is a communal car park for the development.  The site is bounded by an open boarded fence that measures approximately 1.8 metres in height.  The rear elevation of properties along Pennine View face gable of the application site from the north-east and the application site and is within a Primary Residential Area.

It is proposed to construct a single storey extension on the north-east gable of the property to form a living room.  The extension would measure 5.9 metres in width by 5.3 metres in depth.  The height to the eaves would measure 3.3 metres with the height to the ridge measuring 4.6 metres.   

The extension would be finished in natural stone to match the existing building and would incorporate quoin detail to the gable and window surrounds to the pair of French doors in the east elevation.  The roof would be finished in natural slate.

Planning policies allow for the principle of extensions to dwellinghouses provided that they are appropriate in terms of their scale, design and setting on the existing building.  The principle of an extension in the location proposed is acceptable.  

Although the building is not listed, it is nevertheless an aesthetically attractive building being constructed of natural red stone with contrasting yellow stone details around the windows, quoins and string courses.  The dwelling has large sash windows and is constructed under a slate roof.  The extension will be constructed from materials to match those of the existing building and will not be sufficiently disproportionate to the dwelling as to warrant refusal of the application.

The boundary between the application site and the neighbouring properties comprises of a timber panel fence that measures approximately 1.8 metres.  Numbers 34 and 36 Pennine View have been extended through the construction of conservatories to the rear elevations.  The extension would extend closer to the boundary and therefore to the neighbouring properties, than the existing dwelling.  However, the extension is single storey in height and is separated from the adjacent properties by a timber fence that measure approximately 1.8 metres in height.  Furthermore, there are no windows proposed on the gable of the extension that faces the properties along Pennine View.  

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

In overall terms, the principle of an extension on the gable of the property is acceptable, subject to the receipt of amended drawings that reduce the overall width of the extension to make it more proportionate to the main dwelling.  The living conditions of the occupiers of adjacent properties will not be adversely affected by poor design, unreasonable overlooking or unreasonable loss of daylight or sunlight.  In all aspects the proposals are considered to be compliant with the objectives of the relevant adopted and emerging Local Plan policies.

Relevant Development Plan Policies

Carlisle District Plan

Housing - Proposal H14

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



Carlisle District Local Plan 2001 - 2016 Revised Redeposit Draft

Housing - Policy H11 - Extensions To Existing Residential Premises

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



Carlisle District Local Plan 2001 - 2016 Revised Redeposit Draft

Core Development Policies - Policy CP5 - 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.

In order to ensure residential amenity is not compromised a minimum distance of 21 metres should be allowed between primary facing windows between dwellings (12 metres gable end to primary facing window).  A minimum of 4 metres should be allowed between gable ends to allow for maintenance of property.  Changes in levels of land and height of development will be taken into account in applying these distances.
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Appn Ref No:
Applicant:
Parish:

08/0253
 Burgh by Sands Sports & Recreation Association
Burgh-by-Sands





Date of Receipt:
Agent:
Ward:

12/03/2008

Burgh





Location:

Grid Reference:

Land adjacent to Greyhound Inn, Burgh by Sands, Carlisle, CA5 6AN

332355 558964





Proposal:
Creation Of Pond In The Wildlife Area Including Reed-Bed For Water Cleansing And Sluice For Water Level Control

Members resolved to give authority to the Head of Planning and Housing Services to issue approval for the proposal subject to the results of a drainage survey to be commissioned by the City Council's Land Drainage Engineer and no objections being received in the intervening period from statutory consultees.
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Appn Ref No:
Applicant:
Parish:

07/1321
Mr A Harid
Carlisle





Date of Receipt:
Agent:
Ward:

30/11/2007
Jock Gordon
Castle





Location:

Grid Reference:

Curry Master, 31 John Street, Carlisle, CA2 5TR

339401 555939





Proposal:
Erection of Illuminated Fascia Sign (Retrospective)

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.



Summary of Reasons for the Decision

Retrospective advertisement consent is sought for signage to Curry Master, 31 John Street, Carlisle.  The take away occupies is a two storey end of terrace property located close to the junction of John Street and Bridge Street.  The site is designated as being a Mixed Commercial Area within the Carlisle District Local Plan.

The proposal seeks consent for the display of a fascia sign that would occupy the entire frontage of the building.  The sign measures 7.25 metres in width by 0.5 metres in height.  The sign comprises two parts: the first, displays the words ‘Curry Master’ and this occupies approximately 4.5 metres of the width of the sign.  This element consists of individual letters that stand proud of the fascia and are lit by static neon illumination that is coloured pink.  The remainder of the sign is non illuminated with the words ‘Balti & Tandoori Take Away’ applied to the fascia.  The fascia itself is coloured white.

Applications for advertisement consent can only be controlled in the interests of 'amenity' and 'public safety'.  No objection has been received from the Highway Authority and the sign would not be so prominently sited as to be sufficient to cause a distraction and therefore pose a threat to users of the highway.

The merits of the application must therefore be assessed under 'amenity' grounds.  Advertisement proposals should have regard to the environment and the visual amenity of the area, as defined in Planning Policy Guidance Note 19 (Outdoor Advertisement Control).  A material consideration of advertisement applications is the effect on the character of the area.  

Policy E47 of the Carlisle District Local Plan and Policy EC16 of the Carlisle District Local Plan Revised Redeposit Draft 2001 - 2016 require that advertisement proposals are appropriate to the character of the surrounding area and that the amenity of the locality is protected.  The application involves the installation of a sizeable fascia sign along the John Street elevation of the building that would measure 7.25 metres by 0.5 metres.  Although the signage would appear significant in scale, the siting and design are considered to be proportionate to this building within the character of this mixed commercial area.  

Development should also be appropriate in terms of quality to that of the surrounding area and proposals should incorporate high standards of design including siting, scale, use of materials and landscaping which respect and, where possible, enhance the distinctive character of townscape and landscape.  

There are a number of prominent fascia signs in the vicinity of the application site, namely KC Superbikes.  Whilst there are a variety of illuminated and non-illuminated fascia signs, there are no examples of neon illuminated signs in the locality.

Whilst there is no objection to the scale of the fascia sign, the issue centres around the means of illumination.  During daylight hours, the signage is relatively innocuous but its visual impact is more apparent during the hours of darkness when the sign is illuminated.  The building occupies a prominent corner site which given the angular nature of its footprint, is most visible when travelling west.  The combination of the method and colour of illumination emphasises the building but is not sufficiently detrimental to the character and appearance of the locality as to warrant refusal of the application.

In overall terms the scale and design of the signage is appropriate to the building and it is not felt that the visual character of the are would be compromised to such a degree as to warrant refusal of the application.  In all aspects the proposals would be compliant with the objectives of the relevant adopted and emerging Development Plan policies.  

Relevant Development Plan Policies

Carlisle District Plan

Environment - Policy E47

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

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

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

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

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



Carlisle District Local Plan 2001 - 2016 Revised Redeposit Draft

Economic And Commercial Growth - Policy EC16 - 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 be harmful to the character or appearance of the conservation area.



Item no: 21







Appn Ref No:
Applicant:
Parish:

08/9003
 Greenpark Energy
Arthuret





Date of Receipt:
Agent:
Ward:

22/02/2008
Cumbria County Council
Longtown & Rockcliffe





Location:

Grid Reference:

Land at Bruntons Hill Farm, Carwinley, Longtown, CA6 5PG

340680 572996





Proposal:
Formation Of New Vehicular Access

Decision:
City Council Observation -  Raise No Objection
Date:
19/03/2008

Decision of:
Cumbria County Council

Decision Type:
Grant Permission
Date:
20/03/2008

Item no: 22







Appn Ref No:
Applicant:
Parish:

07/0396
 Wayne McKnight
Carlisle





Date of Receipt:
Agent:
Ward:

10/04/2007
Capita Symonds Limited
Denton Holme





Location:

Grid Reference:

Former London Scottish Bank, Corner of Trafalgar Street and Denton Street, Denton Holme, Carlisle

339800 555172





Proposal:
Change Of Use Of Redundant Bank To Public House On Ground Floor, With 1no. Flat Above

Decision:
Refuse  Permission
Date:
17/08/2007

Decision of:
Planning Inspectorate

Decision Type:
Appeal Allowed with Conditions
Date:
03/04/2008

Item no: 23







Appn Ref No:
Applicant:
Parish:

07/0400
 Iain Barker
Upper Denton





Date of Receipt:
Agent:
Ward:

10/04/2007

Irthing





Location:

Grid Reference:

1 Hall Terrace, Gilsland, Carlisle, CA8 7BW

363305 566438





Proposal:
Replacement UPVC Windows (LBC)

Decision:
Refuse  Permission
Date:
04/07/2007

Decision of:
Planning Inspectorate

Decision Type:
Appeal Dismissed
Date:
05/03/2008

Item no: 24







Appn Ref No:
Applicant:
Parish:

07/0468
 Mr Peter Haslam
Cumwhitton





Date of Receipt:
Agent:
Ward:

25/04/2007
PFK Planning
Great Corby & Geltsdale





Location:

Grid Reference:

Land at Randlawfoot, Cumwhitton, Carlisle

349442 552083





Proposal:
Use of Land as a Static Caravan Site (Revised Application)

Decision:
Refuse  Permission
Date:
13/07/2007

Decision of:
Planning Inspectorate

Decision Type:
Appeal Dismissed
Date:
14/03/2008

Item no: 25







Appn Ref No:
Applicant:
Parish:

07/9028
 Greenpark Energy
Kirkandrews





Date of Receipt:
Agent:
Ward:

14/12/2007
Cumbria County Council
Longtown & Rockcliffe





Location:

Grid Reference:

Land At Englishtown Farm, Englishtown, Carlisle, Carlisle, CA6 5NL

334352 572439





Proposal:
The Exploration, Appraisal And Operation Of A Well For Coal Bed Methane Production And The Development Of Associated Works

Decision:
City Council Observation -  Raise Objection(s)
Date:
25/01/2008

Decision of:
Cumbria County Council

Decision Type:
Grant Permission
Date:
20/03/2008

Item no: 26







Appn Ref No:
Applicant:
Parish:

07/9029
 Greenpark Energy
Arthuret





Date of Receipt:
Agent:
Ward:

20/12/2007
Cumbria County Council
Longtown & Rockcliffe





Location:

Grid Reference:

Land adjacent Bruntons Hill Farm, Carwinley, Longtown, Carlisle

341140 573104





Proposal:
Exploration, Appraisal and Operation of a Well for Coal Bed Methane Production and Development of Associated Works

Decision:
City Council Observation -  Raise Objection(s)
Date:
25/01/2008

Decision of:
Cumbria County Council

Decision Type:
Grant Permission
Date:
20/03/2008

Item no: 27







Appn Ref No:
Applicant:
Parish:

07/9030
 Capita Symonds
Carlisle





Date of Receipt:
Agent:
Ward:

27/12/2007
Cumbria County Council
Harraby





Location:

Grid Reference:

North Cumbria Technical College, Edgehill Road, Carlisle, CA1 3SL

342799 554345





Proposal:
Temporary Teaching Accommodation, Car Parking Areas and Associated Works

Decision:
City Council Observation -  Raise Objection(s)
Date:
24/01/2008

Decision of:
Cumbria County Council

Decision Type:
Grant Permission
Date:
25/01/2008

Item no: 28







Appn Ref No:
Applicant:
Parish:

08/0112
 Environment Agency
Multiple Parishes





Date of Receipt:
Agent:
Ward:

06/02/2008
Axis
Multiple Wards





Location:

Grid Reference:

Property along the rivers Caldew (Holmehead to Sheep Mount) and Eden (the Swifts to Spa Well)

340004 554904





Proposal:
Construction Of Flood Alleviation Scheme At Various Locations Along The Rivers Caldew And Eden. The Proposed Development Amends, In Part, The Previously Consented Caldew And Carlisle City Flood Alleviation Scheme (ref: 06/1473) By: Enhancement of Fairy Beck; Revision Of Flood Gate, Flood Defence Wall & Telementry Control Box At Holme Head Weir; Realignment & Regrading Of Cycle Track On Right Bank Of Denton Street Bridge; Widening Of Embankment, Revised Steps/Ramp, Access Ramp & Site Compound From Denton Street Bridge To South Vale Bridge; Telemetry Kiosk & Realignment Of Defence Wall At Metcalfe Street; Temporary Site Compound Off Graham Street; Revised Access, Telemetry Kiosk & Realignment Of Defence Wall To Rear Of Dunelm; Revised Alignment Of Embankment To Trinity School; Replacement Of Existing Swifts Driving Range; Revised Location Of Defence Wall & Car Park Entrance & New Telemetry Kiosk From Turf Tavern To Swifts Bank; Revised Wall Alignment, Play Areas & Extension Of Defence Wall At The Sands Centre; Revised Location Of Flood Defence, Access Ramps/Steps From Hardwicke Circus Subway To Bitts Park; Revised Location & Form Of Flood Defences From Bitts Park To Dacre Road; Ground Raising To Dacre Road & Adjacent Paths; Reconfiguration Of Dacre Road Car Park Including Extension With Revised Access.

Members will recall at Committee meeting held on 7th March 2008 that authority was given to the Head of Planning and Housing Services to issue approval subject to: no objections from interested parties prior to the expiration of the notification/consultation period (14/3/08); the imposition of the same conditions as imposed under 06/1473 with an additional condition concerning the provision of nesting holes/boxes for Kingfisher birds; and, the completion of an Appropriate Assessment under the Conservation (Natural Habitats and Conservation) Regulations 1994.  The consultation period has now expired and the relevant conditions have been imposed and approval was issued on 31st March 2008.

Grant Permission 

2.
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).



3.
The development hereby permitted shall not be carried out otherwise than in complete accordance with the revised drawing IMNW525/EL05/3000.

Reason:
To ensure that the development accords with the scheme approved by the local planning authority.



4.
Before the development hereby permitted commences, a scheme shall be submitted to and approved in writing by the local planning authority describing the means by which the provision of public art as part of the development will be secured.  The development shall be carried out and completed in accordance with this scheme.
Reason:
In order to ensure that the development makes suitable provision in accordance with Policy LC15 of the Carlisle District Local Plan 2001-2016 (Redeposit Draft).



5.
No development shall commence within the site until the applicant has secured the implementation of a programme of archaeological work in accordance with a written scheme of investigation which has been submitted by the applicant and approved by the local planning authority.

The written scheme will include the following components:

1) An archaeological watching brief to be undertaken during the course of the development of the ground works at the following locations:

a) along the south-west side of the WCML between the left bank of the Caldew and Hadrian’s Wall (if deemed appropriate following evaluation work carried out under Condition 5 attached to this approval);

b) south of Dacre Road within Carlisle Castle Scheduled Ancient Monument;

c) right bank immediately south of Nelson Bridge, in the vicinity of the electricity sub-station/Carlisle Enterprise Centre;

d) left bank to the rear of the University Library;

e) left bank embankment adjacent to Robert Ferguson School, Denton Holme; and 

f) within north-east corner of BT depot.

2) An archaeological building recording programme of the structures of historic interest affected by the proposed development to be undertaken prior to works commencing, comprising:

a) photographic and drawn record with supporting documentary evidence of Denton Street footbridge;

b) photographic record, measured survey and supporting documentary evidence of former Bone Mill, Willow Holme in accordance with a Level 2 survey as described by English Heritage "Understanding Historic Buildings A Guide to Good Recording Practice" 2006; and

c) photographic record both before and after removal of the railway embankment at Waverley Viaduct and adjacent flood embankments forming its setting.

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

Reason:
To afford a reasonable opportunity for an examination to be made to determine the existence of any remains of archaeological interest within the site and for the preservation, examination or recording of such remains; and, ensure that a permanent record is made of the structures of historic interest prior to their alteration as part of the proposed development in accordance with Policies E25, E26, E28, E29, E30 and E31 of the Carlisle District Local Plan.



6.
No part of the structure/embankment associated with the flood defence scheme adjacent to the West Coast Main Line (between Hadrians Wall and the property currently occupied by Brown Bros. Engineering, Willowholme Industrial Estate) hereby permitted shall be erected/formed until:

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

b) in the event that the results of the evaluation provided for in paragraph a) above reveals that there are remains associated with Hadrians Wall Vallum, the applicant/developer will submit additional details to be approved in writing by the local planning authority allowing for the remains to be preserved in situ; and,

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

Reason:
To afford a reasonable opportunity for an examination to be made to determine the existence of any remains of archaeological interest within the site and for the preservation, examination or recording of such remains; and, ensure that a permanent record is made of the structures of historic interest in accordance with Policies E25, E26, E28, E29, E30 and E31 of the Carlisle District Local Plan.



7.
Before the development within the Scheduled Ancient Monument of Carlisle Castle hereby permitted commences a scheme shall be submitted to and approved in writing by the local planning authority detailing the means by which the wall within the boundary of the Scheduled Ancient Monument, identified as part of the submitted archaeological evaluation, will be preserved in-situ.

Reason:
In accordance with Policy E28 of the Carlisle District Local Plan.



8.
Before the commencement of development of the proposed new bridges precise details, to scale, of their design and finish shall be submitted to and approved in writing by the local planning authority.

Reason:
To safeguard the character of the area and ensure the provision of 

an effective crossing.



9.
Before the commencement of development of the proposed floodgates and pumping station precise details, to scale, of their design and finish shall be submitted to and approved in writing by the local planning authority.

Reason:
To safeguard the character of the area in accordance with Policies E34, E35 and E43 of the Carlisle District Local Plan, Policy CP4 of the Carlisle District Local Plan 2001-2016 (Redeposit Draft).



10.
Any part of the development approved by this permission that is subject

to alteration of an agreed method statement or structure that might have

an adverse impact on a SAC/SSSI and/or UK Biodiversity Action Plan

Habitats or species, must not be commenced until details have been

submitted to, and approved in writing by, the local planning authority.

Reason:
To ensure that there is no adverse impact on the SAC/SSSI 


and/or UK Biodiversity Action Plan Habitats or species in 


2001-2016 (Redeposit Draft).



11.
Before the commencement of development detailed plans and particulars of the proposed landscaping and schemes of wetland habitat creation shall be submitted to and approved in writing by the local planning authority.  

Reason:
To ensure an attractive and appropriate scheme of works that satisfies the requirements of Policies E11 and E21 of the Carlisle District Local Plan, and Policy LE3 of the Carlisle District Local Plan 2001-2016 (Re-Deposit Draft).



12.
All works comprised in the approved details of landscaping and/or the schemes of wetland habitat creation for the constituent phases of the development hereby permitted shall be carried out by not later than the end of the planting and seeding season following the completion of that phase of the development.

Reason:
To ensure that satisfactory landscaping/habitat creation scheme(s) is implemented in accordance with Policies E9, E11 and E21 of the Carlisle District Local Plan, and Policy LE3 of the Carlisle District Local Plan 2001-2016 (Re-Deposit Draft).



13.
There shall be submitted to and approved in writing by the local planning authority precise construction drawings and specifications for the proposed footpaths and cycletracks along the river corridors subject of this application.  The approved details shall be fully completed within 6 months of the final execution of the hereby approved Flood Defence Scheme.

Reason:
To ensure the development supports the objectives of Policies E21 and L5 of the Carlisle District Local Plan and Policy LE5 of the Carlisle District Local Plan 2001-2016 (Re-Deposit Draft).



14.
Samples of the respective stone, brick and concrete formliner to be used in the construction of the external walls together with coursing patterns and proposed formliner pattern shall be submitted to and approved in writing by the local planning authority before any work on wall construction is commenced.

Reason:
To ensure the works harmonise with the existing character of the area and buildings in accordance with Policies E34, E35 and E43 of the Carlisle District Local Plan, and, Policy CP4 of the Carlisle District Local Plan 2001-2016 (Redeposit Draft).



15.
Before the commencement of development of the proposed footpaths and cycletracks details shall be submitted to and approved in writing by the local planning authority showing the provision of ducting along the respective sections subject of the work hereby permitted.

Reason:
In the interests of public safety.



16.
Before any phase of the development hereby permitted commences at the site, a scheme shall be submitted to and approved in writing by the local planning authority describing the means by which construction activity at the site and construction traffic to and from the site shall be controlled.  The scheme shall include measures for: i) construction traffic washing; ii) public highway cleaning; iii) dust suppression; iv) noise suppression; v) hours of work; and, vii) construction waste disposal.


The development hereby permitted shall only be carried out and completed in accordance with the approved scheme.
Reason:  In order to ensure that the construction of the development of this 
site is undertaken in a manner which minimises its effect on the local environment and the living conditions of neighbouring residents.



17.
Before the commencement of development of the proposed compound to the east of Denton Street details shall be submitted to and approved in writing by the local planning authority specifying the precise siting. 

Reason:
To safeguard the living conditions of neighbouring residents.



18.
Before the commencement of development of the embankments at Etterby and Stainton details shall be submitted to and approved in writing by the local planning authority specifying the extent of the removal and re-modelling.

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



19.
Before any part of the development hereby permitted commences, precise details for the provision of artificial kingfisher nesting boxes along relevant sections of the River Caldew shall be submitted to and approved in writing by the local planing authority.  The approved details shall be fully undertaken following the completion of that respective phase of the development.

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



20.
Before any part of the development hereby permitted commences, precise details for the provision of bat foraging habitat shall be submitted to and approved in writing by the local planing authority.  The approved details shall be fully undertaken following the completion of that respective phase of the development.

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



Summary of Reasons for the Decision

Introduction


Carlisle has experienced floods in 1963, 1968, 1979, 1980, 1984, and, January 2005.  On the 21st January 2008 the properties at Tilbury Road narrowly missed being flooded.  The January 2005 flood resulted in the death of two people, the flooding of approximately 1,844 properties in Carlisle as well as distress and disruption to residents and businesses.  The Environment Agency has presently identified that approximately 3,000 properties have a 1% chance of flooding annually throughout Carlisle.


It appears that the January 2005 flood was caused by a combination of localised sewer and road drainage flooding and floodwater from the Rivers Eden, Petteril, Caldew, and, minor watercourses such as the Little Caldew.


In December 2005, under planning application 05/1024, planning permission was given for a scheme of flood defence improvement works associated with the east of the City along sections of the Rivers Eden and Petteril.  In May 2007, application 07/0345, planning permission was given for revisions to the scheme approved under 05/1024.  The works approved under 05/1024 and 07/0345 representing Phase 1 of a two-phase project comprising the Carlisle Flood Alleviation Scheme.  


In March 2007, application reference numbers 06/1473 and 07/0090, planning permission and listed building consent were given for proposed flood defence improvements associated with the west of the City along the River Caldew and the River Eden downstream from Eden Bridge, i.e. Phase 2 of the Carlisle Alleviation Scheme.  In February 2008, application 07/1389, permission was given for amendments to the scheme approved under 06/1473 concerning land adjacent to Boustead's Grassing.


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


This application should also be viewed in the context of United Utilities having agreed to implement an upgrade of the sewer network in Warwick Road and Willowholme. 

Background Information on Scheme Approved Under 06/1473

At present the estimated cost of Phase 2 is approximately £24 million.  Tree clearance associated with the scheme commenced in February of this year with operational development set to commence in April 2008 and be completed in 2010.  As per Phase 1, the intention is for the scheme to give protection against a 1 in 200 year return flood event.  The applicant has previously explained that the proposal has been determined through detailed computer modelling taking into account a range of different flows. The outputs from this modelling exercise have determined the locations and necessary height of the proposed flood defence structures.  Based on experience, an allowance has also been included for ‘freeboard’ thus allowing for minor unexpected variations in the height of water caused by such things as wave action, turbulence and approximations in the computer model.


The details approved under application 06/1473 showed raised defences between Holme Head Weir along both banks of the Caldew to its confluence with the River Eden; defences between the Turf Tavern and Carlisle Castle; and, various defences along the banks of the River Eden.  The proposal also consisted of the removal of an existing disused railway bridge south of Nelson Bridge; the replacement of two bridges in Denton Holme; improvements to the existing footpaths/cycle ways along the Caldew Riverside Trail, Stainton and north of the River Eden; the construction of a pumping station near The Maltings; the removal of selected lengths of embankment near Stainton and Etterby to maximise use of the natural floodplain; and, the creation of wildlife enhancement areas.


The applicant also confirmed a willingness to make a contribution of £50,000 to help finance the provision of public art in addition to the proposed landscape and habitat improvements associated with Phase 2 of the Carlisle Alleviation Scheme.


In order to provide a more detailed description of the original Phase 2 scheme approved under 06/1473 it has been split into seven sections.

1.
Holme Head Weir to South Vale Bridge


Proposed new walls or raised walls between Holme Head Weir and Denton Street are along the line of the existing walls or along the edge of the existing carriageway.  The proposed walls will rise in height so that opposite the houses at Bousteads Grassing the indicative levels are 0.28 metres to 1.0 metre.  At the Bousteads Grassing Car Park the proposed wall is shown to be 1.9 metres.  The replacement of two bridges at Denton Street and South Vale.


A new embankment along the edge of Robert Ferguson School playing fields which will accommodate a new 2.5 metres wide footpath rising towards South Vale Court/ South Vale Bridge where it will be 1.72 metres higher than existing levels.


An existing series of trees around the boundary of the Robert Ferguson School playing field and around the Denton Street Bridge will be felled but the intention is to plant replacements.  


The proposed replacement South Vale Bridge will be approximately 2 metres higher than the existing structure.


The proposed defence wall along Boustead’s Grassing will utilise a relatively small strip of existing amenity grassland at the upstream end and lead to the loss of parking spaces at the City Council car park near South Vale.


The creation of a wildlife enhancement area to the south of Maryport Court.

2.
South Vale to Nelson Bridge


The proposed wall along the edge of the Graham Street development will be a piled wall along the riverside edge of the new road.  The flood defence wall is shown to be 2.1 metres high at Graham Street.


The proposed walls between Metcalf Street and Lime Street are for construction within the existing buildings, anticipating that in the short to medium term there will be pressure to redevelop this site.


Between Lime Street and Nelson Bridge the proposed defence wall is set back by a minimum 4 metres to allow for the construction of a new foot and cycleway to link into the Caldew Riverside Trail.  At the end of Lime Street, it is proposed to install a flood defence gate.


The footpath link between the car park at Lamplugh Street and Carlisle Enterprise Centre will be maintained though there will be changes to allow future Environment Agency access via a new ramp.

3.
Nelson Bridge to Caldew Bridge


It is proposed to replace the existing chain link boundary between the Lidl and Dunelm premises and the riverside path by a new flood defence wall 2.1 metres high.  The proposed flood defence wall varies in height from 0.6 metres to 2.59 metres along the Viaduct Estate Road.  


A new pedestrian access is proposed from the road adjacent to Lidl onto the riverside footpath that will double up as an Environment Agency vehicular access for maintenance purposes providing the route to a new access ramp to the riverbed.


The proposed foot and cycle path along the line of the disused railway would include ramps at the corner to the rear of the Carlisle Tile Centre.  


Adjacent to Caldew Bridge, the proposed flood defence is maintained by providing ramps at the access road under the bridge.  


The proposed new defence wall along the eastern edge of Viaduct Estate Road, which has been designed to ensure that floodwater is unable to travel along the West Coast Main Line through the track bed and compromise defences provided elsewhere, ranges in height from 2.0 to 2.55 metres.


Existing self-seeded trees will be removed and replaced by a series of clear-stemmed trees along the path.  The area adjoining the University Library will be regarded and subject to a landscaping scheme.

4.
Caldew Bridge to West Coast Main Line


Proposed new walling and the utilisation and reinforcement of existing walls at The Maltings.  The proposed new defence walls will vary in height from 1.26 metres to 1.83 metres.  


The proposed scheme shows the provision of a new flood defence embankment 3.06 metres above the adjacent ground level around the back of the Showman’s Guild site wrapping around to the back of the Carlisle Trade Centre.


New tree planting is proposed along the diverted path. 

5.
The Swifts to Carlisle Castle


A proposed embankment will be 4.69 metres above the adjacent ground level and occupy part of the Swifts Golf Course and Driving Range, and, the "rear" of the Turf Inn.  


The current proposal shows the raising of land to the immediate north of the Sands Centre and north-east of the Turf Inn.  The line of the proposed defences is relatively close to the "rear" of the Sands Centre but because of the suggested position and provision of a floodgate, the desire is to adequately take account of the access needs of visitors to the Centre, and, the needs of the canoeists to access the River using car drawn trailers. 


The proposed defence wall along Castle Way will replace an existing low wall and be 1.3 metres above the adjacent pavement level.  The proposed works will result in the loss of a strip of dense ornamental shrubs but the retention of the existing mature trees.


A new defence wall is proposed around the edge of the Dacre Road Car Park tying into the high ground at Bitts Park and the Castle embankment on the west side of Dacre Road.


The need to maintain defence heights across Dacre Road requires localised raising of the road level using ramps to the point of a proposed floodgate 1 metre above road level.


A relatively large number of trees will be affected to construct the embankment at The Swifts and around the edge of The Sands Centre Car Park.  The intention is, however, to replace the trees lost with an equivalent extent of new planting.  

6.
Sheepmount Viaduct to Waverley Viaduct


On the "left" bank of the Eden, there is a proposed embankment 2.2 metres in height at the downstream end of Parham Beck. 


On the "right" bank, the proposals make provision for the continuous riverside footpath and the informal path network across the floodplain to the "rear" of the embankment.


The proposal involves lowering a section of the existing railway embankment by approximately 3 metres in height on the north side of the Waverley Viaduct.


The intention is for the proposed reductions on ground levels on the "right" bank, upstream of Waverley Viaduct, will allow improved nature conservation potential to be realised.  It is proposed to raise ground levels on parts of the floodplain that are not required for the floodwater route and make these more usable for agricultural purposes.


Self-seeded trees will have to be felled along the "right" bank of Parham Beck adjacent to Willowholme Road. 

7.
Waverley Viaduct to Spa Well


It is intended that the small United Utilities sub station downstream of Waverley Viaduct will have an embankment constructed around its perimeter to provide protection against flooding.  


The existing low embankment running along the length of the right bank from Waverley Viaduct to Spa Well will be removed in places to allow floodwaters to return to the river post-flood.  Existing paths along the embankment top will be maintained.


The area upstream of Waverley Viaduct will be subject to an environmental enhancement scheme although trees will have to be removed as a consequence of the proposed alterations to the embankments. 


The approved flood defence structures are to be constructed as either clay-core earth embankments, concrete walls, and/or, steel sheet pile walls.  The aim is for the clay embankments to be generally covered with a layer of soil and then seeded with grass seed.  Brick cladding is to be typically applied to the concrete or sheet pile walls, for example in the Denton Holme area adjoining Holme Head, Denton Street and Boustead’s Grassing.  Sandstone is to be used at Castle Way and Dacre Road in the vicinity of the Castle.  The coping for the walls is either a sandstone or composite concrete look-alike.


The applicants have explained that where the proposed flood defence structure is hidden from view by the general public, a more economical surface finish in the form of a textured concrete finish ("formliner") is to be used.


The scheme approved under 06/1473 also shows the creation of a main compound on the Viaduct Estate Road and eight satellite compounds at Denton Street, Rome Street, Lamplugh Street, Willowholme Road, Newark Terrace/Turf Tavern, Bitts Park Car Park, adjoining the River Eden from Willowholme Road, and, to the south-east of Etterby.  In order to undertake the proposed work it will necessitate the temporary closure of existing footpaths/cycle tracks.


In comparison to the scheme approved under 06/1473, the current proposal involves changes to those sections relating to: 1) Holme Head Weir to South Vale Bridge; 2) South Vale Bridge to Nelson Bridge; 3) Nelson Bridge to Caldew Bridge; and, 5) The Swifts to Carlisle Castle.


1.  Holme Head Weir to South Vale Bridge


The proposed revisions involve the location of enhancement works from Wire Mire Beck to Fairy Beck; the revised location of a floodgate, amendments to EA access ramp, realignment of wall, alterations to alignment/grading of cycletrack and new telemetry box at Holme Head Weir to Denton Street; realignment and regrading of foot/cycle paths approaching Denton Street Bridge; widening of embankment crest to 4m with 3m path, extension of 3m crest path to Denton Street, revised steps/ramp to South Vale Bridge, new access ramp, and, potential alternative site compound fronting Dale Street.


2.  South Vale Bridge to Nelson Bridge


The submitted plans show revisions involving a telemetry kiosk and temporary site compound at Graham Street/East Dale Street; and, new telemetry kiosk, realigned defence wall, new access steps and temporary site compound at Metcalfe Street. 


3.  Nelson Bridge to Caldew Bridge


It is proposed to have a revised maintenance/pedestrian access, new telemetry kiosk and realigned defence wall to rear of Dunelm; and, realignment of defence wall at Milbourne Street.


5.  The Swifts to Carlisle Castle


The revised scheme involves the realignment of the embankment to Trinity School, replacement of Swifts Driving Range stalls and office building; revised location of flood defence wall to the south of The Swifts car park including revisions to entrance/road/path layout including new floodgate and telemetry kiosk; revised wall alignment to east of the Sands Centre, revised play areas, and extension of defence wall; and, revised location and form of flood defences and change to embankment from Bitts Park Castle Way to Dacre Road, ground raising to Dacre Road and adjacent paths, reconfiguration of existing Dacre Road car park, new car park extension with revised access to serve both car parks.     

Assessment

When considering this application it is held that the relevant policies are E1, E9, E10, E11, E12, E14, E18, E19, E20, E21, E23, E25, E26, E27, E28, E29, E30, E31, E35, E43, E44, E56, T15, H17, L2, L5, L6, L7, L8, and, L10 of the Carlisle District Local Plan.  The application can also be assessed based upon Policies DP2, DP6, CP1, CP2, CP3, CP4, CP5, CP6, CP10, CP11, CP12, CP14, CP15, CP16, LE1, LE2, LE3, LE4, LE5, LE6, LE7, LE8, LE9, LE10, LE12, LE13, LE20, LE27, LE28, LE30, T5, LC2, LC3, LC5, LC8, LC9 and LC9 of the Carlisle District Local Plan (2001-2016) (Redeposit Draft).  In addition, the proposal should be viewed in the context of the underlying objectives of Carlisle Renaissance, the Three Rivers Strategy, and, the Connect2/Sustrans cycle route.


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

1.
the loss of agricultural land;

2.
the visual and historic character of areas including designated conservation areas (the City Centre, Stanwix, and, Holme Head) and Hadrian’s Wall World Heritage Site;

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

4.
archaeology;

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

6.
access for people with mobility problems;

7.
provision for cyclists and pedestrians;

8.
the living conditions of neighbouring residents;

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

10.
existing rail infrastructure, the freight/rail avoidance line, and, whether determination is premature ahead of consideration at the forthcoming Inquiry into the Local Plan (2001-2016) (redeposit Draft); 

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

12
an extant planning permission for housing on land at Lime Street; and

13.
security.


In the context of the current proposal the aforementioned issues 1) and 12) are not considered relevant. 


This aside, it is considered that the revised proposals would not result in any greater impact than the original permission and that the advantages outweigh any disadvantages.

Other Matters

It is appreciated that other issues exist relating to such matters as the future ownership and maintenance of the proposed wildlife enhancement areas and new paths/cycle track; the emergency procedures to be established for the occupiers of Bitts Park Lodge; and, any separate agreement the applicant enters with the City Council as a landowner re. the proposed compounds and undertaking of ancillary works.  These matters are, however, either not held to be of sufficient weight to determine the application and/or not directly relevant to the consideration of the proposal.

Relevant Development Plan Policies

Carlisle District Plan

Environment - Policy E1

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

1.
There is a overriding need for the development; and

2.
There is insufficient land of a lower grade available; or

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



Carlisle District Plan

Environment - Policy E9

Landscaping schemes will be required for development permitted on the periphery of settlements in order to fully integrate the development with its settlement and the surrounding countryside.



Carlisle District Plan

Environment - Policy E11

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

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

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



Carlisle District Plan

Environment - Policy E12

Development which would adversely affect the nature conservation interests of wild life sites and other sites of nature conservation significance will not be permitted unless:

1.
The harm caused to the value of those interests is clearly outweighed by the need for the development; and

2.
Where practical any environmental feature lost is replaced with an equivalent feature.



Carlisle District Plan

Environment - Policy E14

Proposals for development including re-use and adaptation of existing buildings, which will directly or indirectly affect species listed in Schedules 1, 5 and 8 of the Wildlife and Countryside Act 1981 (as amended) will not be permitted unless satisfactory safeguards for these species can be agreed in consultation with English Nature.



Carlisle District Plan

Environment - Policy E19

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



Carlisle District Plan

Environment - Policy E20

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



Carlisle District Plan

Environment - Policy E21

The City Council, in conjunction with the Environment Agency, will seek to promote the concept of river corridors as important areas of open space.  It will promote, where appropriate, initiatives to conserve the quality and value of rivers, particularly for nature conservation purposes, and will identify appropriate locations for public access and water-related sport and recreation.



Carlisle District Plan

Environment - Policy E23

Development which enables water and sewerage undertakers to improve their treatment works will be permitted provided the development does not have a detrimental impact on the landscape quality of the area and there is no loss of amenity to nearby residents.



Carlisle District Plan

Environment - Policy E25

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



Carlisle District Plan

Environment - Policy E26

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

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

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



Carlisle District Plan

Environment - Policy E27

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



Carlisle District Plan

Environment - Policy E28

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



Carlisle District Plan

Environment - Policy E29

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

1. The importance of the archaeological features;

2. The effects of the proposal on the archaeological features;

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

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



Carlisle District Plan

Environment - Policy E30

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



Carlisle District Plan

Environment - Policy E31

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



Carlisle District Plan

Environment - Policy E35

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



Carlisle District Plan

Environment - Policy E43

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



Carlisle District Plan

Transport - Proposal T15

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



Carlisle District Plan

Housing - Proposal H17

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

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

2. Is of an unacceptable scale; and/or

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

4. Is visually intrusive; and/or

5. Leads to a loss of housing stock.



Carlisle District Plan

Leisure - Proposal L2

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



Carlisle District Plan

Leisure - Proposal L5

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



Carlisle District Plan

Leisure - Proposal L6

The development of regional long distance footpaths, bridleways and other rights of way within the Plan area will be encouraged.



Carlisle District Plan

Leisure - Proposal L7

Within the Plan area, the lines of disused railways which have potential for future recreation use will be safeguarded from development which would prejudice that future use.



Carlisle District Plan

Leisure - Proposal L8

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



Carlisle District Plan

Leisure - Proposal L10

Development which will result in the loss or encroachment upon school or private playing fields or playspace will not be permitted unless:

1. Adequate provision is made elsewhere; or

2. An oversupply of provision can be demonstrated.



