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:��05/1078� David Farrell�Wetheral������Date of Receipt:�Agent:�Ward:��05/10/2005��Wetheral������Location:��Grid Reference:��Moorhouse Courtyard, Moorhouse Hall, Warwick-on-Eden, CA4 8PA��346166 556160������Proposal:�Change of use from offices to nursery school and provision of an outdoor play area (revised plans)��

Planning Decision

Grant Permission 





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



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



��2.�Details and siting of the advanced warning signs shall be submitted to and approved in writing by the local planning authority.  The signs shall be installed in accordance with the approved details prior to the play area being brought into use.



Reason:	In the interests of highway and pedestrian safety in accordance with the objectives of Policy EC12 of the Carlisle District Local Plan Redeposit Draft.



��



Summary of Reasons for the Decision



Planning permission was approved for the change of use of the building from office accommodation to that of a pre school nursery for children earlier this year.  This current application is a revised proposal that seeks to include a play area for children attending the nursery.  



There is no objection to the principle of the conversion of the building following planning permission that was granted earlier this year.  Indeed, the conversion works have been completed.  However, the Highway Authority have objected to the principle of the play area which would be sited outwith the boundaries of the courtyard, to the north of the nursery building.



The play area would be separated from the main building by the access road that serves the courtyard development.  This road is not a through road and only serves the courtyard, which consists of 5 units.  The applicant proposes to install a sign warning drivers of the fact that there are children in the area.  This would be located to the east of the access road before the road separates to serve Moorhouse Hall and the courtyard.



The play area would be enclosed by a timber fence measuring 1.2 metres in height.  A timber storage building akin to a domestic garden shed would be sited in the corner of the play area, adjacent to an existing agricultural building, to allow for the storage of any play equipment.



The children would be accompanied out of the building and through the adjacent car park, immediately to the west of the building.  A door exists within the stone wall through which the children would pass.  A fence would be constructed to form an enclosed walkway leading north and at the point at which the fence meets the access road, a gate would be installed.  Having crossed the road, a similar enclosed area would lead the children into the play area.  The applicant has verbally stated that the children would be accompanied at all times.



The merits of the proposal are finely balanced.  As previously mentioned, three other sites have been explored and have been discounted on the basis that services are located underground; a public footpath runs through the site and the land is used for car parking within the courtyard and may also result in an amenity issue for the occupiers of some of the courtyard businesses.



The applicant has indicated taken measures to ensure the safety of children accessing the play area i.e. the fence and gate should ensure that they are unable to run straight out into the road.  This would continue to be a management issue should planning consent be forthcoming.



The speed of traffic is not excessive on this road.  When approaching from the  Warwick-on-Eden road, the access is long with a number of passing places.  After approximately 135 metres, the narrow road separates with one portion leading straight on to Warwick Hall and the road itself continuing round at ninety degrees to the courtyard development.  Given the character and nature of this road, coupled with the warning signs that the applicant proposes, any potential risk to pedestrian or driver safety is considered to be minimal.



However, given the character, nature and frequency of vehicles that use the road is considered to be minimal and the applicant has attempted to address the issue of safety through the infrastructure proposed and the future management of the site.

��



Relevant Development Plan Policies



Cumbria & Lake District Joint Structure Plan

Policy 13



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



��Cumbria & Lake District Joint Structure Plan

Policy 25



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



��Cumbria and Lake District Joint Structure Plan 2001– 2016 Modifications

Policy ST3: - Principles applying to all new development



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



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



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

b)	the reuse of previously developed land and only then

c)	the use of previously undeveloped land,



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



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



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

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

c)	sites in areas of high flood risk

 

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



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



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



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



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



��Cumbria and Lake District Joint Structure Plan 2001– 2016 Modifications

Policy: EM15 Employment development in rural areas



Outside key service centres developments which promote business and employment opportunity will be permitted where they are of a scale and type sympathetic to the character of the area within which they are proposed. Developments will be encouraged where they:



1.	utilise existing well-suited buildings, especially traditional structures that make a positive contribution to landscape character 

2. 	do not have a significant adverse transport impact.



��Cumbria and Lake District Joint Structure Plan 2001– 2016 Modifications

Policy E39: Enhancement of the built and natural environment



Development that includes measures to regenerate and upgrade rural, urban and urban fringe environments, both built and natural, will be supported, particularly where this protects, enhances or restores biodiversity, landscape and amenity value. Priority will be given to schemes that promote:



1. 	economic and physical regeneration , or

2. 	the attractiveness of approaches into key service centres, important transport corridors and entry points to the county, or

3. 	reuse of previously developed land with the emphasis in open countryside on forestry, woodland, agriculture and other uses which respect the character of the countryside, or

4. 	restoration and remediation of derelict or contaminated land.



��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

Employment - Proposal EM12



Within the Rural Development Area, the City Council will work with the Rural Development Commission in providing suitable locations for the development of industrial land and workshop units.



��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

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

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 Local Plan 2001 - 2016 Redeposit Draft

Policy CP1 (CP4) Landscape Character/ Biodiversity



Proposals for development in the rural area must seek to conserve and enhance the special features and diversity of the different landscape character areas. Planning permission will not be granted for new development in the open countryside which is detrimental to defined landscape character.



Such proposals should not harm the integrity of the biodiversity resource as

judged by key nature conservation principles, and proposals should seek to

conserve and enhance the biodiversity value of areas which they affect.



��Carlisle District Local Plan 2001 - 2016 Redeposit Draft

Policy EC12 (EC13A) Sustaining Rural Facilities and Services



Outside the key service centres of Brampton and Longtown, the change of use of a local shop, public house, post office, doctor’s surgery, dental surgery, school, bank, church/ chapel, village hall or other facility considered important to the community will only be permitted where it can be demonstrated that:



1. Its current use is no longer viable and there is currently scope for an alternative community use; and

2. There is adequate alternative provision in the locality to serve the local community; and

3. All options for their continuance have been fully explored.



Proposals for the development of or extension to village services and facilities, including proposals which will assist in their retention, will be permitted provided that:



1. The scale and design does not adversely affect the local built environment and respects local landscape character; and

2. It does not have an adverse impact upon residential amenity; and

3. Appropriate parking and servicing arrangements can be made.



��Carlisle District Local Plan 2001 - 2016 Redeposit Draft

Policy T1 (T3) 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.



��Carlisle District Local Plan 2001 - 2016 Redeposit Draft

Policy LC8 (CP31) Rights of Way



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



��Carlisle District Local Plan 2001 - 2016 Redeposit Draft

Policy LE13 (CP11) 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.



��







Item no: 02��������Appn Ref No:�Applicant:�Parish:��05/1142� Mr Simon Marsden Baker�Hayton������Date of Receipt:�Agent:�Ward:��19/10/2005��Hayton������Location:��Grid Reference:��Gelt Mill, Castle Carrock, CA8 9NH��353696 556539������Proposal:�Erection of 1.24 metre 5 bar timber post and rail fencing (retrospective application)��

Planning Decision

Grant Permission 









Summary of Reasons for the Decision



Gelt Mill, which is a grade II Listed Building, forms part of the northern approach to the hamlet of Greenwell and is sited on the eastern side of the main road to the south and west of the River Gelt.  The house is set within a relatively large paddock approximately 50 metres from the highway.  A public footpath runs from the main road along the northern boundary of the application site and connects with a foot bridge crossing of the River Gelt.  The property is located within a designated County Landscape and the River Gelt is part of a Site of Special Scientific Interest.   



The current application, which is seeking retrospective permission, is for the erection of a 1.24 metre high 5 bar post and rail fence enclosing part of the paddock.  The fence initially runs from the entrance to Gelt Mill around the edge of the grassed area, adjacent to a hedge, and then continues along the boundary of the site between the applicants grassed area and a track to access a field.



When considering this application, in the context of the policies of the Development Plan and the comments received from interested parties, it is felt that the three main issues revolve around:



a) Whether the proposal is detrimental to the character of either the setting of a Listed Building and/or the area, which is a designated County Landscape;



b) Whether the proposal would be detrimental to highway safety and/or inhibit access along a public footpath; and,



c) Whether the proposal would be detrimental to either wildlife and/or flood flows.



When considering a) it should be noted that the proposal is modest in terms of its height being only 1.2 metres high.  In effect, the proposal only requires planning permission because the section of fence adjacent to the highway is 0.2 metres above that allowed under the (General Permitted Development) Order 1995.  This aside, a timber post and rail fence is a typical feature of a rural area.  Concerns have been raised regarding the loss of openness to the village by the erection of the fence.  In response it is evident that the proposal does not involve the encroachment by development into the existing paddock.  In the light of the design and height of the proposed fence it is not considered to be detrimental to the setting of the Listed Building or the character of the area.



In relation to b), objections have been received regarding highway issues concerning such matters as the difficulties experienced by drivers when turning their vehicles because the village is a no through road, the fence obstructing pedestrians from walking off the road, and, the fence presenting difficulties for tractors and trailers from getting down the lane at the side of the land. However,  it is also the case that the Highways Authority did not originally raise any objections to the proposal.  In addition, the proposal needs to be viewed within the context of the existing traffic levels associated with this hamlet of approximately six dwellings, and, the nature of the road which would restrict traffic speed.  Neither The Ramblers' Association nor East Cumbria Countryside Project have raised any objections.



Finally, the majority of the proposed fence falls outside Flood Zones 2 and 3.  This aside it is considered that the style of the fence should not act in itself as a significant barrier to fllod flows or harm wildlife.    

��



Relevant Development Plan Policies



Cumbria & Lake District Joint Structure Plan

Policy 12



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



��Cumbria & Lake District Joint Structure Plan

Policy 18



Development and other land use changes which are detrimental to nature conservation interests of international importance will not normally be permitted.  Exceptions will be made only:



a.	Where an overriding public interest can be demonstrated to outweigh the international conservation interest, and



b.	Where the need for the development or land use change cannot be met in other locations where they would be less damaging or by reasonable alternative means.



��Cumbria & Lake District Joint Structure Plan

Policy 25



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



��Cumbria & Lake District Joint Structure Plan

Policy 26



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



��Carlisle District Plan

Environment - Policy E4



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



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

��Carlisle District Plan

Environment - Policy E10



Development which would affect an existing or proposed Special Protection Area (SPA), Special Area of Conservation (SAC) or Ramsar Site will be subject to the most rigorous examination.  Development or land use change not directly connected with or necessary to the management of the site and which is likely to adversely affect the integrity of the site will not be permitted unless:



1.	There is no alternative solution; and 



2.	There are imperative reasons of overriding public interest for the development;



Where the site concerned hosts a priority natural habitat type and/or a priority species, development will not be permitted unless the Authority is satisfied that it is necessary for reasons of human health or public safety or for beneficial consequences of primary importance for nature conservation.



��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 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 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

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 Local Plan 2001 - 2016 Redeposit draft

Policy LE27 (CP20) Undeveloped Land in Floodplains



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



1. no other lower risk alternative site exists; and

2. flood defences provide an acceptable standard of protection; and

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

4. adequate floodplain storage capacity can be provided; and

5. the development will not interfere with flood flows; and

6. mitigation measures will be provided where necessary; and

7. the development will not increase flood risk elsewhere.

��Carlisle District Local Plan 2001 - 2016 Redeposit draft

Policy DP9 (CP3) County Landscapes of County Importance



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



1. there is no unacceptable adverse effect on the distinctive landscape

character and features of the area; and

2. the proposal preserves or enhances the special features and character

of the particular landscape within which it is to be sited.



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



��Carlisle District Local Plan 2001 - 2016 Redeposit draft

Policy LE2 (CP5) Sites of International Importance



Development which would affect an existing or proposed Special Protection Area (SPA), Special Area of Conservation (SAC) or Ramsar site will be subject to the most rigorous examination.  Development or land use change not directly connected with or necessary to the management of the site and which is likely to adversely affect the integrity of the site will not be permitted unless:



1. there is no alternative solution; and

2. there are imperative reasons of overriding public interest for the development.



Where the site concerned hosts a priority natural habitat type and/ or a priority species, development will not be permitted unless the Authority is satisfied that it is necessary for reasons of human health or public safety or for beneficial consequences of primary importance for nature conservation.



��Carlisle District Local Plan 2001 - 2016 Redeposit draft

Policy LE3 (CP6) Sites of Special Scientific Interest



Development proposals within or likely to affect the nature conservation or geological interest of Sites of Special 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 SSSIs; 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 Local Plan 2001 - 2016 Redeposit draft

Policy LE13 (CP11) 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.



��







Item no: 03��������Appn Ref No:�Applicant:�Parish:��05/1176� West Scottish Lamb Ltd�Carlisle������Date of Receipt:�Agent:�Ward:��31/10/2005�John Coward Architects Limited�Belah������Location:��Grid Reference:��The Abattoir, Brunthill Road, Kingstown Industrial Estate, Carlisle��338787 559005������Proposal:�Extension to Slaughter hall to accomodate a cattle killing line.��

Planning Decision





Members resolved to approve the application subject to the receipt of a satisfactory Management Code and a Section 106 Agreement to be brought back before Members for ratification at a future Meeting of the Committee prior to its completion.

 



Item no: 04��������Appn Ref No:�Applicant:�Parish:��05/0767� Mr & Mrs C Hogg�Scaleby������Date of Receipt:�Agent:�Ward:��22/07/2005�Mr R Wood�Stanwix Rural������Location:��Grid Reference:��Barclose Farm, Barclose, Scaleby��344200 562870������Proposal:�Conversion of redundant outbuilding to a restaurant with kitchen and car parking��

Planning Decision





Members resolved to give authority to the Head of Planning Services to issue approval for the proposal subject to completion of a section 106 agreement which ensures that the existing pub/restaurant and the proposed travel accommodation remain as a single planning unit in the same ownership. 



Item no: 05��������Appn Ref No:�Applicant:�Parish:��05/1319� J Graham & J Porter�Carlisle������Date of Receipt:�Agent:�Ward:��06/12/2005��Belah������Location:��Grid Reference:��95 Lowry Hill Road, Carlisle, CA3 0EA��338965 558465������Proposal:�Two storey side extension to provide a garage, utility, workshop and garden store on the ground floor with a games room, bedroom and en-suite bathroom above, together with erection of porch to front elevation.��

Planning Decision

Grant Permission 





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



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



��2.�The 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 and to ensure compliance with Policy 25 of the Cumbria and Lake District Joint Structure Plan.



��3.�Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 1995, (or any Order revoking and re-enacting that Order), no additional windows shall be inserted above the ground floor on the south 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



This application seeks planning permission for the erection of a two storey side extension and a porch at 95 Lowry Hill Road, Carlisle. The property is a detached dwelling of modern construction, finished in a combination of brickwork and render with a concrete tile roof. The property occupies a corner plot and is enclosed by residential properties along its eastern and southern boundaries. 



In consideration of this application Policy 25 of the Cumbria and Lake District Joint Structure Plan, Policy H14 of the Carlisle District Local Plan and Policies CP4 and H11 of the Carlisle District Local Plan 2001-2016 Redeposit Draft are of relevance.  



The scale and design of the proposed extensions are considered to be appropriate to this property. It is not considered that the development adversely affects the amenities of adjacent properties by poor design, unreasonable overlooking or unreasonable loss of daylight or sunlight. The proposal is not considered to be visually intrusive or that it will adversely affect the open character of the surrounding area. 



The proposal is in accordance with Policy 25 of the Cumbria and Lake District Joint Structure Plan, Policy H14 of the Carlisle District Local Plan and Policies CP4 and H11 of the Carlisle District Local Plan 2001-2016 Redeposit Draft. 

��



Relevant Development Plan Policies



Cumbria & Lake District Joint Structure Plan

Policy 25



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



��Carlisle District Plan

Housing - Proposal H14



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



��Carlisle District Local Plan 2001 - 2016 Redeposit draft

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 Redeposit draft

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: 06��������Appn Ref No:�Applicant:�Parish:��05/1202� Mr J Latta�Multiple Parishes������Date of Receipt:�Agent:�Ward:��04/11/2005�PFK Planning�Multiple Wards������Location:��Grid Reference:��Land off California Road, Kingstown, Carlisle��340049 559185������Proposal:�Provision of golf centre comprising driving range, ancillary building incorporating indoor simulator training, golf club repair and bespoke fitting, incidental sales, access road and ancillary parking and landscaping, together with off-site highway improvements��

Planning Decision





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

 



Item no: 07��������Appn Ref No:�Applicant:�Parish:��05/1280� Russell Armer Ltd�Carlisle������Date of Receipt:�Agent:�Ward:��28/11/2005�Corstorphine & Wright Hills Erwin�Castle������Location:��Grid Reference:��L/A former Carlisle Ambulance Station, Infirmary Street, Carlisle, CA2 7AN��338752 556100������Proposal:�Construction of 60 no. Apartment Block with Associated Car Parking (Resubmission of Previously Refused Application)��

Planning Decision

Refuse  Permission 



1.�Reason:	It is considered that the proposed development by reason of its scale, massing and design would be out of character with the existing development in the area which is typically two storey in nature resulting in an adverse impact on the amenity of the area contrary to criteria 2 and 3 of Policy H4 of the adopted Carlisle District Local Plan.



��2.�Reason:	It is considered that the proposed development, at a density of 157 dwellings per hectare, represents an overintensification of development contrary to PPG3.



��3.�Reason:	It is considered that insufficient parking has been proposed which would give rise to pressure for on-street parking in an area where pressure for such is already high due to the terraced nature of surrounding dwellings and the hospital development. It is considered that the proposal is therefore contrary to criteria 5 of Policy H4 of the adopted Carlisle District Local Plan.



��



Relevant Development Plan Policies



Cumbria & Lake District Joint Structure Plan

Policy 1



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



��Cumbria & Lake District Joint Structure Plan

Policy 2



The County's scenic beauty, natural resources and the quality of its built environment will be protected from inappropriate development, especially those areas and features of international or national conservation importance where harmful development will not be permitted.



��Cumbria & Lake District Joint Structure Plan

Policy 4



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

��Cumbria & Lake District Joint Structure Plan

Policy 6



The City of Carlisle's sub-regional role as a centre of business, commerce, shopping and tourism will be fostered by the modest acceleration of past rates of development.

��Cumbria & Lake District Joint Structure Plan

Policy 25



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



��Carlisle District Plan

Housing - Proposal H4



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



1.	Satisfactory housing conditions can be achieved; and



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



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



4.	Satisfactory access can be provided; and



5.	Appropriate parking arrangements can be made.



��Carlisle District Plan

Housing - Proposal H8



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



��Carlisle District Plan

Housing - Proposal H16



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



��Carlisle District Plan

Leisure - Proposal L14



In order to meet future health needs, the remainder of the site at the Cumberland Infirmary without planning permission is allocated for the  continuing development of the new District General Hospital.

��

��Carlisle District Local Plan 2001 - 2016 Redeposit draft

Policy CP4 (CP15) 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 Redeposit draft

Policy CP9 (CP22) 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.



��Carlisle District Local Plan 2001 - 2016 Redeposit draft

POLICY LE31 (CP27) Derelict Land



Development involving the reclamation of derelict land and buildings will be permitted provided that the land has been remediated to a standard that is fit for the proposed land use.  The proposed land use shall also be appropriate to the location, and the development and accompanying landscaping are in keeping with the surroundings.  Where the derelict land has reverted to a natural state its quality, and the importance as a green area, will be taken into account in any decision about its future development.



��Carlisle District Local Plan 2001 - 2016 Redeposit draft

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.

��Carlisle District Local Plan 2001 - 2016 Redeposit draft

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.



��Carlisle District Local Plan 2001 - 2016 Redeposit draft

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.



��Carlisle District Local Plan 2001 - 2016 Redeposit draft

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.



��Carlisle District Local Plan 2001 - 2016 Redeposit draft

POLICY T1 (T3) 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: 08��������Appn Ref No:�Applicant:�Parish:��05/0831� Edmond Castle Estates Ltd�Hayton������Date of Receipt:�Agent:�Ward:��04/08/2005��Hayton������Location:��Grid Reference:��Edmond Castle, Corby Hill, CA4 8QD��349700 558600������Proposal:�Siting of timber buildings for use as offices and garden machinery/implements and formation of hard surface for parking of six vehicles��

Planning Decision

Refuse  Permission 



1.�Reason:	The proposed buildings are situated in a remote rural location, unrelated to any established settlement within which new employment development would normally be expected to be concentrated. If permitted, the development would thus represent an inappropriate intrusion into the character and amenity of this rural location contrary to the provisions of Policy 38 of the Cumbria and Lake District Joint Structure Plan, Policy E8 of the Carlisle Distirct Local Plan and and Policy ST6 of the emerging Cumbria and Lake District Joint Structure Plan 2001-2016.



��2.�Reason:	The proposed development of land within a woodland of acknowledged wildlife interest would be likely to be detrimental to nature conservation interests, contrary to the provisi9ons of Policy 17 of the Cumbria and Lake District Joint Structure Plan, Policies E8 (criterion 4), EM10 (criterion 2) and E12 of the Carlisle District Local Plan and Policy ST3 (criterion 5)  of the Cumbria and Lake District Joint Structure Plan 2001-2016.



��



Relevant Development Plan Policies



Cumbria & Lake District Joint Structure Plan

Policy 1



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



��Cumbria & Lake District Joint Structure Plan

Policy 2



The County's scenic beauty, natural resources and the quality of its built environment will be protected from inappropriate development, especially those areas and features of international or national conservation importance where harmful development will not be permitted.



��Cumbria & Lake District Joint Structure Plan

Policy 13



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



��Cumbria & Lake District Joint Structure Plan

Policy 17



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



��Cumbria & Lake District Joint Structure Plan

Policy 25



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



��Cumbria & Lake District Joint Structure Plan

Policy 38



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



��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 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 outwieghed by the need for the development; and



2.	Where practical any environmental feature lost is replaced with an equivalent feature.

��Carlisle District Plan

Employment - Proposal EM10



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



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



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



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



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



��Carlisle District Plan

Employment - Proposal EM11



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



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



2.	Adequate access and appropriate parking arrangements are made;



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



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



��Carlisle District Local Plan 2001 - 2016 Deposit Draft

Core Development Policies - Policy CP1



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



Villages		Burgh by Sands			Houghton

			Castle Carrock			Irthington

			Cummersdale				Low Crosby

			Cumwhinton				Raughton Head

			Dalston				Rockcliffe

			Gilsland				Scotby

			Great Corby				Smithfield

			Great Orton				Thurstonfield

			Hallbankgate				Warwick Bridge

			Hayton				Wetheral

			Heads Nook				Wreay



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



��Carlisle District Local Plan 2001 - 2016 Deposit Draft

Core Development Policies - Policy CP4



Proposals for development in the rural area must seek to conserve and enhance the special features and diversity of the different landscape character areas.  Planning permission will not be granted for new development in the open countryside, which is detrimental to defined landscape character.



��Carlisle District Local Plan 2001 - 2016 Deposit Draft

Core Development Policies - Policy CP15



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



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

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

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

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

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

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

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

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

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

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



��Carlisle District Local Plan 2001 - 2016 Deposit Draft

Economic and Commercial Growth - Policy EC12



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



Proposals should:



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

2.	be compatible with the character and scale of the operation and its landscape setting; and

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

4.	be capable of providing adequate access and parking arrangements.



Conversion of premises (of permanent construction) to live/work units will be acceptable providing that they maintain the character of the original building and be in the region of 60% residential to 40% employment use.  Permission for later conversion of the employment part will not be acceptable unless replacement employment use is provided in adjacent premises.



��Cumbria and Lake District Joint Structure Plan 

2001 – 2016 Modifications –



Policy ST3: - Principles applying to all new development



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



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



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

b)	the reuse of previously developed land and only then

c)	the use of previously undeveloped land,



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



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



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

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

c)	sites in areas of high flood risk

 

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



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



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



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



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

������



Item no: 09��������Appn Ref No:�Applicant:�Parish:��05/1305� RSPB UK Headquarters�Midgeholme������Date of Receipt:�Agent:�Ward:��02/12/2005�Architects Plus (UK) Ltd�Irthing������Location:��Grid Reference:��RSPB Geltsdale, Stagsike Cottages, Hallbankgate, CA8 2PW��359956 558263������Proposal:�Conversion of 2no. semi detached former houses to RSPB Offices/visitor centre and formation of 30 metres of new track at the junction of the access tracks to Tarn House and Stagsike Cottages.��

Planning Decision





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



(1)	No additional grounds of objection being raised as a result of the reconsultation/renotification process with regard to: (a) the inclusion of a proposal to construct 30 metres of new track; and, (b) the deletion of a related proposal to form an extended car park within Hallbankgate;



(2)	A Grampian Condition requiring the formation by RSPB of a car park for 10 vehicles on land in their ownership  at the junction of the access tracks to Tarn House/Stagsike, Howgill and Forest Head to the south of Clesketts; and,



(3)	Conditions relating to hours of operation, submission and implementation of a Visitor Travel Plan (and subsequent monitoring and submission of annual reports), submission and implementation of landscape details, provision of signage, details of all hard surfaces and foul drainage, restricting the use of the fell track by RSPB to authorised vehicles, and protecting rights-of-way.

   



Item no: 10��������Appn Ref No:�Applicant:�Parish:��04/1017� Mr R Leask�Wetheral������Date of Receipt:�Agent:�Ward:��16/07/2004�Phoenix Architects�Great Corby & Geltsdale������Location:��Grid Reference:��The Corn Mill, Warwick Bridge, Carlisle��347618 556918������Proposal:�repairs and alterations to form 2no. dwellings (LBC)��

Planning Decision





Members resolved to refuse planning permission but prior to the release of the Decision Notice further information came to light that may materially have altered the Committee's consideration and determination of the proposal. In the light of that information the Dcision Notice has not been issued and, instead, the application will be brought before a future meeting of the Committee.

 



Item no: 11��������Appn Ref No:�Applicant:�Parish:��04/1018� Mr R Leask�Wetheral������Date of Receipt:�Agent:�Ward:��16/07/2004�Phoenix Architects�Great Corby & Geltsdale������Location:��Grid Reference:��Corn Mill, Warwick Bridge, Carlisle, CA4 8RE��347618 556918������Proposal:�Repairs and alterations to corn mill to form 2no. dwellings��

Planning Decision





Members resolved to refuse listed building consent but prior to the release of the Decision Notice further information came to light that may materially have altered the Committee's consideration and determination of the proposal. In the light of that information the Decision Notice has not been issued and, instead, the application will be brought before a future meeting of the Committee.

 



Item no: 12��������Appn Ref No:�Applicant:�Parish:��04/9032� Cumbria County Council�Cummersdale������Date of Receipt:�Agent:�Ward:��12/11/2004�Cumbria County Council - Jane Corry�Dalston������Location:��Grid Reference:��L/A Route from Wigton Rd (A595T) SW of Carlisle, across, River Eden to Kingmoor & to J44 of M6 north of Carlisle��337300 553600������Proposal:�Renewal of consent and minor amendments to approved scheme and modifications to conditions for Carlisle Northern Development Route.��

Planning Decision

City Council Observation -  Observations 



1.�Carlisle City Council fully supports the revised proposals for the construction of the Carlisle Northern Development Route (CNDR) but strongly recommends that the use of rail freight facilities at Kingmoor Sidings, for the importation of roadstones and other construction materials, structures, detailed design elements or features (such as pre-formed kerbing, protective railings, lighting columns etc.) is investigated and the appointed contractor encouraged to make use of such facilities.



��



Relevant Development Plan Policies



Cumbria and Lake District Joint Structure Plan 2001 – 2016 Modifications

Policy ST8: The City of Carlisle



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



��Cumbria and Lake District Joint Structure Plan 2001 – 2016 Modifications

Policy T25: New road building and traffic management



New road building or significant upgrading of existing roads will only be permitted where:

1. 	there is a compelling need to address problems of through traffic or road safety or regeneration, which cannot be met by reasonable alternative means and where all practical measures are taken to mitigate the effects of such works on the environment, or

2. 	where necessary to serve new development in the immediate locality, and in either case

3. 	it can be justified within the overall approach to the future network.



In addition in the Lake District National Park and AONBs traffic congestion and other adverse impacts of vehicles will be reduced by appropriate traffic management measures, improvements to public transport, and by ensuring that the design and layout of new development incorporates provision for cyclists and pedestrians. Such measures will need to have regard to the environmental qualities of the area and the needs of local residents and visitors.



��Cumbria and Lake District Joint Structure Plan 2001 – 2016 Modifications

Policy T29: Safeguarding future transport schemes



Transport schemes, including lines of routes, set out in Schedule 2 will be safeguarded from development. Disused railway lines and canals should be protected from development where there is potential for future reuse as viable transport routes.



��

��Policy DP6 (T2) Carlisle Northern Development Route



The line of the proposed Carlisle Northern Development Route will be protected.



��Carlisle District Local Plan 2001 - 2016 Redeposit draft

Policy LE27 (CP20) Undeveloped Land in Floodplains



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



1. no other lower risk alternative site exists; and

2. flood defences provide an acceptable standard of protection; and

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

4. adequate floodplain storage capacity can be provided; and

5. the development will not interfere with flood flows; and

6. mitigation measures will be provided where necessary; and

7. the development will not increase flood risk elsewhere.



��







Item no: 13��������Appn Ref No:�Applicant:�Parish:��05/1114� N Wood�Westlinton������Date of Receipt:�Agent:�Ward:��13/10/2005��Longtown & Rockcliffe������Location:��Grid Reference:��The Glen, Westlinton, Carlisle CA6 6AB��339390 563930������Proposal:�Extension to form annexe and erection of general purpose agricultural building��

Planning Decision





Members resolved to give authority to the Head of Planning Services to issue approval for the proposal subject to the receipt of satisfactory revised plans which clearly show the relationship of the proposed annexe to the existing dwelling.

 



Item no: 14��������Appn Ref No:�Applicant:�Parish:��05/0531� Kingmoor Park Properties Ltd�Kingmoor������Date of Receipt:�Agent:�Ward:��02/06/2005�c/o Gary Halman HOW Planning�Stanwix Rural������Location:��Grid Reference:��L/A Kingmoor Park East/Brunthill, Kingmoor Park, Carlisle��338400 559200������Proposal:�Proposed 'hub' development - uses to include:  A1 & A3/A5 small scale retail and cafe facilities; creche; A3 restaurant; A4 public house/restaurant; petrol filling station; and B1 offices together with a small bus interchange, associated infrastructure, servicing and parking areas (outline)��

Planning Decision





Members resolved to defer consideration of the proposal in order to clarify issues arising from the Highway Authority's response to consultation and to enable Members to undertake a Site Visit prior to considering a further report on the application at a future meeting of the Committee.

 



Item no: 15��������Appn Ref No:�Applicant:�Parish:��05/1220� Mr C M Chung�Carlisle������Date of Receipt:�Agent:�Ward:��11/11/2005�Jock Gordon�Stanwix Urban������Location:��Grid Reference:��9 Scotland Road, Carlisle, CA4 9HR��339994 557004������Proposal:�Erection of flue to rear of premises and variation of opening hours from 8:00 to 23:00��

Planning Decision

Grant Permission 





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



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



��2.�The extractor flue hereby approved shall be painted in accordance with a detailed painting scheme which shall be approved in writing by the local planning authority.  The flue should be painted in accordance with the approved details prior to any business taking place from the premises.



Reason:	To ensure the works harmonise as closely as possible with the existing building in accordance with Policy E43 of the Carlisle District Local Plan.



��3.�The premises shall not be open for trading except between the hours of 0800 hours and 2300 hours.



Reason:	To prevent disturbance to nearby occupants in accordance with the objectives of Policy S15 of the Carlisle District Local Plan.



��4.�The premises shall be used for a hot food takeaway and for no other purpose including any other purpose in Class A5 of the Schedule to the Town and County Planning (Use Classes) (Amendment) Order 2005, or in any provision equivalent to that Class in any Statutory Instrument revoking and re-enacting that Order.



Reason:	To preclude the possibility of the use of the premises for purposes inappropriate in the locality in accordance with the objectives of Policy S15 of the Carlisle District Local Plan.



��



Summary of Reasons for the Decision



The proposal involves the installation of an extractor flue which has already been installed to the rear of the building.  Furthermore, the applicant now intends to open between 0800 and 2300 hours.



The application is required to be considered against Policies 25 and 26 of the Cumbria and Lake District Joint Structure Plan; Policy ST3, E34 and E38 of the Cumbria and Lake District Joint Structure Plan Proposed Modifications; Policies E26, E43, H2, H17, S10 and S15 of the Carlisle District Local Plan; and Policies CP5, EC7, EC10, H2, LE7 and LE20 of the Carlisle District Local Plan Redeposit Draft.



Planning policies seek to ensure that the development is appropriate in terms of quality to that of the surrounding area.  The policy also requires that development proposals should harmonise with the surrounding buildings respecting their form in relation to height, scale and massing and making use of appropriate materials and detailing.  



The site falls within the Stanwix Conservation Area and policies state that permission will be granted for development within and adjoining Conservation Areas which preserves or enhances their character.  New development or alterations to existing buildings should ensure that they are sympathetic with the setting, scale, density and physical characteristics of Conservation Areas and protect important views into or out of such areas.  The proposed extractor flue is visually noticeable but given the reasonable scale and location within the building, it is not considered that the character and appearance of the conservation area would not be adversely affected.  The site is only really visible when approaching from the rear access lane and in this context, the proposal is not be obtrusive or disproportionate.



Planning policies seek to control development within the Hadrian's Wall World Heritage Site Buffer Zone to ensure that development which would have an unacceptable adverse impact on the character and/ or setting of the World Heritage Site will not be permitted.  The proposal does not involve any alteration to the groundworks and the visual impact of the flue is considered to be minimal on the character of the Site.



The site is located within a Neighbourhood Shopping Centre and adjacent to a Primary Residential Area.  Consequently, policies relating to both these constraints seek to ensure that residential amenity is not adversely affected by proposed developments.  The proposed extension to the opening hours would result in an additional half an hour trading in the evenings.  However, this would be in line with the opening hours displayed for the adjacent premises 'The Frying Pan'.  Furthermore, given the location of the site, the proximity of a major thoroughfare and the relationship to adjacent residential properties, it is not considered that the proposal would adversely affect residential amenity.



The merits of the proposal are finely balanced.  The flue is visible from outwith the site, albeit not obtrusively so.  The stainless appearance serves to enhance this fact.



However, the applicant's agent has indicated that he has no ownership or control over the first floor of the building.  Therefore, alternative solutions to the extractor flue such as routing it within the building and out of the roof, are not possible.  Likewise, there is no chimney on the roof of the building within which the extractor could be routed.  Only alternative solutions such as boxing the flue in with brickwork or timber have been discounted for similar reasons and for structural reasons.  The agent has, however, suggested that the flue would be painted appropriately to match the colour of the surrounding brickwork.



The principle of the extension of the opening hours of the premises is considered to be acceptable and it is not considered that the amenity of the occupiers of neighbouring properties would adversely affect the character of the area, in accordance with current planning policies.



The issue of the visual appearance of the extractor flue is somewhat more subjective.  It is clear that the siting of the flue is visible from outwith the site.  However, given the fact that this is to the rear of the premises and the view is obscured by the presence of the rear access lane and the high boundary wall, the appearance of the flue is minimal and the with an appropriate painting scheme, the visual impact could be even further reduced.

��



Relevant Development Plan Policies



Cumbria & Lake District Joint Structure Plan

Policy 25



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



��Cumbria & Lake District Joint Structure Plan

Policy 26



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



��Cumbria and Lake District Joint Structure Plan 2001– 2016 Modifications

Policy ST3: - Principles applying to all new development



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



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



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

b)	the reuse of previously developed land and only then

c)	the use of previously undeveloped land,



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



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



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

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

c)	sites in areas of high flood risk

 

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



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



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



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



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



��Cumbria and Lake District Joint Structure Plan 2001– 2016 Modifications

Policy 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 Modifications

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 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 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

Housing - Proposal H2



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



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



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



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



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



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



��Carlisle District Plan

Housing - Proposal H17



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



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



2.	Is of an unacceptable scale; and/or



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



4.	Is visually intrusive; and/or



5.	Leads to a loss of housing stock.



��Carlisle District Plan 

Shopping - Proposal S10



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



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



2.	Satisfactory servicing access can be achieved; and



3.	Appropriate parking arrangements can be made; and



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



��Carlisle District Plan 

Shopping - Proposal S15



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



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



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



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



4.	Appropriate access and parking can be provided; and



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



��Carlisle District Local Plan 2001 - 2016 Redeposit Draft

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 Redeposit Draft

Policy EC7 Neighbourhood Facilities



Proposals for neighbourhood supermarkets and other shopping proposals within or adjacent to the district centres, identified on the Proposals Map, will be acceptable providing that:



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

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

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

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

5. it does not affect the viability or vitality of the district centre



In order to minimise the impact on nearby centres conditions may be

imposed to restrict the sale of non-food goods in such stores and limit the

size of stores to reflect the scale of the district centre.
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Policy EC10 Food and Drink



Within the Plan area, proposals for uses within Use Class A3 (restaurants and cafes), A4 (drinking establishments) and A5 (hot food takeaways) will be approved provided that:



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

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

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

4. Appropriate access and parking can be provided; and

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



Proposals for A3, A4 and A5 related uses should be situated in accessible locations, within or adjacent to existing centres in line with the sequential approach in PPS6 unless material considerations dictate otherwise.
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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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Policy LE7 Buffer Zone of 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.



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.
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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 adversely impinge 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 increased traffic movements and heavy vehicles or excessive parking demands will not be permitted since these would be prejudicial to amenity;

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



��
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Planning Decision

Grant Permission 





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



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



��2.�The stables hereby approved shall only be used for private use for the stabling of horses and storage of associated equipment and feed and shall at no time be used for any commercial purposes including for livery, stabling, equestrian tuition or leisure rides.



Reason:	To preclude the possibility of the use of the premises for purposes inappropriate in the locality.



��3.�No development shall take place until details of a landscaping scheme have been submitted to and approved by the local planning authority.



Reason:	To ensure that a satisfactory landscaping scheme is prepared in accord with Policy E9 an E19 of the Carlisle District Local Plan.



��4.�All works comprised in the approved details of landscaping shall be carried out in the first planting and seeding season following use of the stables or completion of the development, whichever is the sooner.



Reason:	To ensure that a satisfactory landscaping scheme is implemented in accord with Policy E9 an E19 of the Carlisle District Local Plan.



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



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



This application relates to the field to the immediate north of the Drovers Rest (PH) and to the east of the dwelling known as Dowlees House which forms the approach to Monkhill.  The field rises in an east-west axis with a mature deciduous hedge delineating the road frontage.  



The current application involves the erection of an "L" shaped series of timber stables which have an overall width of 3.7 metres.  The stables would have a ridge height of 3 metres with the roof constructed externally from grey corrugated sheeting.



In consideration of this revised proposal it is felt that the four main issues are:



a)	Whether the proposal would have a detrimental impact on the character and appearance of the surrounding countryside (Policy 13 of the Cumbria and Lake District Joint Structure Plan and Policies E8 and E26 of the Carlisle District Local Plan);



b)	Whether the proposal would have a detrimental effect on the 			amenity of neighbouring properties (Policies L4 and H17 of the 			CDLP);



c)	Whether the proposal would lead to either an undue reliance on the private car and/or be detrimental to highway safety; and,



d)	Whether the proposal would have an adverse effect on any archaeology.



In relation to a) it is apparent that the applicant has sought to minimise any impact by locating the stables in that part of the field "behind" the Drovers Rest.  The applicant has also indicated on the submitted forms that there is no intention to alter the existing vehicular access.  It is, nevertheless, recognised that the boundary of the aforementioned car park is delineated by a post and wire fence.  In such circumstances the appearance could be mitigated by the planting of a hedge. 



In the case of b) the submitted plans show the proposed stables to be sited to the immediate north of the car park and west of the play area serving the Drovers Rest.    The Head of Environmental Services has, nevertheless, not raised any objections.



When considering c) it is likely that the trips to the site would be by private vehicles. The current proposal should not, in itself, generate additional traffic.  The Highways Authority did not originally raise any objections and latterly confirmed that the previously recommended conditions are not now applicable.  The proposal is modest in scale although it would conflict with the objectives of Policy T1 of the CDLP and Government advice contained in PPG13 "Transport".



Finally, with regard to archaeology, the County Archaeologist and English Heritage have not raised any objections to the proposal.
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Relevant Development Plan Policies



Cumbria & Lake District Joint Structure Plan

Policy 2



The County's scenic beauty, natural resources and the quality of its built environment will be protected from inappropriate development, especially those areas and features of international or national conservation importance where harmful development will not be permitted.



��Cumbria & Lake District Joint Structure Plan

Policy 13



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



��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



��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.



��Carlisle District Plan

Environment - Policy E2



Proposals for new farm buildings and extensions to existing agricultural buildings and other farm structures will be permitted, providing that:



1.	The building or structure is sited where practical to integrate with existing farm buildings and/or take advantage of the contours of the land and any existing natural screening; and 



2.	The scale and form of the proposed building or structure relates to the existing group of farm buildings; and



3.	Within AONB's and Conservation Areas, the design and materials used reflect the overall character of the area; and



4.	The proposal would not have an unacceptable adverse effect on any adjacent properties.



��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 E26



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



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



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



��Carlisle District Plan

Environment - Policy E28



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

��Carlisle District Plan

Environment - Policy 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

Leisure - Proposal L4



Within the Plan area, outside Primary Leisure Areas, proposals for leisure development including sport and active recreation development will be acceptable provided that:



1.	The proposal does not have an adverse impact on the amenity of the surrounding area; and



2.	Appropriate car parking and access to the site can be achieved; and



3.	The proposed use is of an appropriate scale to the locality; and



4.	Where practicable, the proposal can be accessed by public transport; and



5.	The proposal makes a positive contribution to the development of tourism in the district; and/or



6.	If the proposal is within Carlisle, it brings a vacant or part vacant building into use or contributes to the development of a mixed use scheme.



��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.

��Carlisle District Local Plan 2001 - 2016 Redeposit draft

Policy CP5 (CP16) 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 Redeposit draft

Policy LE6 (CP9) Hadrian’s Wall World Heritage Site



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





Carlisle District Local Plan 2001 - 2016 Redeposit draft

Policy LE7 Buffer Zone of 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.



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



��Carlisle District Local Plan 2001 - 2016 Redeposit draft

Policy LE26 (LE22) Agricultural Buildings



Proposals for new farm buildings and extensions to existing agricultural buildings and other farm structures will be permitted provided that; 



1. The building or structure is sited where practical to integrate with existing farm buildings and/or take advantage of the contours of the land and any existing natural screening; and

2. The scale and form of the proposed building or structure relates to the existing group of farm buildings; and

3. Within AONBs, conservation areas and Landscapes of County Importance, the design and materials used reflect the overall character of the area; and

4. The proposal would not have an unacceptable impact on any adjacent properties.



��Carlisle District Local Plan 2001 - 2016 Redeposit draft

Policy LC1 Leisure Development



Proposals for leisure development outside Primary Leisure Areas will be acceptable provided that:



1. there is a need for the development; and

2. the development is of an appropriate scale for the locality;

3. if the proposal is not for a central site, all options for sites in the centre

have been thoroughly assessed; and 

4. there will be no unacceptable impact on existing centres; and

5. the site is accessible by public transport, walking and cycling; and

6. appropriate car parking and satisfactory access to the site can be achieved; and

7. the proposal does not have an adverse impact on the amenity of the surrounding area and land uses.



��







Item no: 17��������Appn Ref No:�Applicant:�Parish:��05/1222� Mr N Marriner�Carlisle������Date of Receipt:�Agent:�Ward:��11/11/2005�Ramsden Barrett Architects�Castle������Location:��Grid Reference:��Treasury Court, Fisher Street, Carlisle, CA3 8RF��340033 556050������Proposal:�Extension of existing cafe premises with erection of lightweight glazed structure��

Planning Decision

Grant Permission 





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



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



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



This written scheme shall include the following components:



i)	an archaeological desk-based assessment and evaluation to be undertaken in accordance with the agreed written scheme of investigation;



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



iii)	where appropriate, a post-excavation assessment and analysis, preparation of a site archive ready for deposition at a store approved by the Local Planning Authority, completion of an archive Report, and publication of the results in a suitable journal.



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



��



Summary of Reasons for the Decision



The application seeks full planning permission for the erection of an extension to the existing cafe unit. The extension is a lightweight single storey structure into Treasury Court which will enable the delivery of extra seating area.



The City Treasurer's Office is a Grade II listed building. The building is currently empty and the general courtyard area underused. 



Internal alterations to the building are also proposed. The internal alterations would necessitate the removal of the existing central staircase and the formation of a new staircase into the corner of the retail unit to provide access to the upper floors as it is intended to use these for residential purposes in the future although no details have been supplied at the moment. 



The principle of extending the building and redeveloping the courtyard to make a more attractive space is considered to be acceptable. The proposed extension is contemporary in its nature with a high degree of glazing and grey aluminium roof. The brick wall which would mask the Sports World elevation would be of hand made bricks to match the existing building.  It is considered that the extension provides an interesting and acceptable solution to the extension of this building in order to make it more financially viable. The high degree of glazing allow views through to the listed building behind and the feature of the entrance door will be framed by the oversailing roof. The upgrading of the square would attract more people through this area and hopefully provide an asset to the city centre. 



It is considered that the proposal provides an acceptable extension to an empty building within the city centre which respects both the buildings status as a Grade II listed building and the wider City Centre Conservation Area. It is considered that the proposal accords with Policies E34, E43 and S7 of the Carlisle District Local Plan and Policies CP4, LE14 and LE20 of the Carlisle District Redeposit Draft.

��



Relevant Development Plan Policies



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 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 

Shopping - Proposal S7



Within the City Centre Conservation Area, but excluding areas covered by other area specific proposals, shopping development will only be acceptable provided the development:



1.	Is small in scale; and



2.	Is part of a mixed use scheme; or



3.	Results in the refurbishment of a vacant building; or



4.	Is part of the rationalisation of improvement of the premises of an existing trader; and



5.	It preserves or enhances and does not detract from the quality of the surrounding environment; and



6.	Satisfactory access can be achieved.



��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 Local Plan 2001 - 2016 Redeposit draft

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 Redeposit draft

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 Redeposit draft

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 adversely impinge 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 increased traffic movements and heavy vehicles or excessive parking demands will not be permitted since these would be prejudicial to amenity;

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



��







Item no: 18��������Appn Ref No:�Applicant:�Parish:��05/1223� Mr N Marriner�Carlisle������Date of Receipt:�Agent:�Ward:��11/11/2005�Ramsden Barrett Architects�Castle������Location:��Grid Reference:��Treasury Court, Fisher Street, Carlisle, CA3 8RF��340033 556050������Proposal:�Extension of existing A3 unit into the courtyard to provide additional space. (LBC)��

Planning Decision

Grant Permission 





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



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



��2.�Samples of the bricks to be used on the exterior shall be submitted to and approved in writing by the local planning authority before any work is commenced.



Reason:	To ensure the works harmonise as closely as possible with the existing building and to ensure compliance with Policy E34 of the Carlisle District Local Plan.



��



Summary of Reasons for the Decision



The application seeks listed building consent for the erection of an extension to the existing cafe unit. The extension is a lightweight single storey structure into Treasury Court which will enable the delivery of extra seating area.



Internal alterations to the building are also proposed. The internal alterations would necessitate the removal of the existing central staircase and the formation of a new staircase into the corner of the retail unit to provide access to the upper floors as it is intended to use these for residential purposes in the future although no details have been supplied at the moment.  It is considered that the arguments for the removal of the staircase are finely balanced, the redevelopment of this building will provide revenue which will allow for the upgrading of the remainder of the area leading to an improvement in the appearance of the area. However, the staircase would be lost. It is considered that the wider public interest that would be served by improving the area outweighs the harm that would be caused by the loss of the staircase.



The principle of extending the building and redeveloping the courtyard to make a more attractive space is considered to be acceptable. The proposed extension is contemporary in its nature with a high degree of glazing and grey aluminium roof. The brick wall which would mask the Sports World elevation would be of hand made bricks to match the existing building.  It is considered that the extension provides an interesting and acceptable solution to the extension of this building in order to make it more financially viable. The high degree of glazing allow views through to the listed building behind and the feature of the entrance door will be framed by the oversailing roof. The upgrading of the square would attract more people through this area and hopefully provide an asset to the city centre. 



It is considered that the proposal provides an acceptable extension to an empty building within the city centre which respects the building's status as a Grade II listed building. The comments of the Conservation Officer in regards to the staircase are noted but it is considered that given the wider benefits, the loss of the staircase can be justified. It is considered that the proposal accords with Policy E34 of the Carlisle District Local Plan and Policy LE14 of the Carlisle District Redeposit Draft.��



Relevant Development Plan Policies



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 Local Plan 2001 - 2016 Redeposit draft

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.



��







Item no: 19��������Appn Ref No:�Applicant:�Parish:��05/1290� David Paul Brummitt�Brampton������Date of Receipt:�Agent:�Ward:��02/12/2005�Beech Green�Brampton������Location:��Grid Reference:��L/A, Joiners Workshop, Gelt Road, Brampton��352935 560940������Proposal:�Revised house types��

Planning Decision





Members resolved to give authority to the Head of Planning Services to issue approval for the proposal subject to the receipt of satisfactory revised plans.

 



Item no: 20��������Appn Ref No:�Applicant:�Parish:��05/1395� Paton House Developments Ltd�Brampton������Date of Receipt:�Agent:�Ward:��28/12/2005�Taylor & Hardy�Brampton������Location:��Grid Reference:��Hemblesgate, Tarn Road, Brampton, CA8 1QX��353570 560537������Proposal:�Erection of 9 dwellings and related access road��

Planning Decision





The application Report was withdrawn from discussion at the meeting in order to undertake further consultation with the applicants in relation to revisions to the proposals and allow the requirements of technical consultees to be investigated.  The application will be the subject of an additional Report at a future meeting of the Committee.

 



Item no: 21��������Appn Ref No:�Applicant:�Parish:��05/1396� Paton House Developments Ltd�Brampton������Date of Receipt:�Agent:�Ward:��28/12/2005�Taylor & Hardy�Brampton������Location:��Grid Reference:��Hemblesgate, Tarn Road, Brampton, CA8 1QX��353570 560537������Proposal:�Demolition of outbuildings (CAC)��

Planning Decision





The application Report was withdrawn from discussion at the meeting in order to undertake further consultation with the applicants in relation to revisions to the proposals and allow the requirements of technical consultees to be investigated.  The application will be the subject of an additional Report at a future meeting of the Committee.

 



Item no: 22��������Appn Ref No:�Applicant:�Parish:��04/1547� Rachel Bell�Carlisle������Date of Receipt:�Agent:�Ward:��25/11/2004��Morton������Location:��Grid Reference:��27 Rosehill Drive, Carlisle, CA2 6HL��338680 554300������Proposal:�Siting of wooden building to house dog grooming business��

Planning Decision



Decision:�Refuse  Permission�Date:�25/02/2005��

Decision of:�Planning Inspectorate��

Decision Type:�Appeal Allowed with Conditions�Date:�22/12/2005��





Item no: 23��������Appn Ref No:�Applicant:�Parish:��05/0967� Telereal�Carlisle������Date of Receipt:�Agent:�Ward:��07/09/2005�Architects Plus (UK) Ltd�Castle������Location:��Grid Reference:��Former Telephone Exchange, Cecil Street, Carlisle��340452 555690������Proposal:�Conversion of former telephone exchange to provide ground floor retail space (A1, A3 and A4) and 29no. apartments to upper floors.��Members will recall at Committee meeting held on 16th December 2005 that authority was given to the Head of Planning Services to issue refusal for the proposal subject to expiry of the consultation period.

The consultation period has now expired and refusal was issued on 22nd December 2005.

Planning Decision

Refuse  Permission 



1.�Reason:	Insufficient justification given to demonstrate that there is no requirement for the retention of office space, contrary to Policy EM14 criterion a of the Cumbria and Lake District Joint Structure Plan 2001-2016 Modification, September 2005.



��2.�Reason:	Insufficient parking has been provided contrary to criterion 4 of Policy H4 of the Carlisle District Local Plan 1997 and criterion 5 of Policy H1 of the Carlisle District Local Plan  2001 – 2016 Redeposit draft



��



Relevant Development Plan Policies



Cumbria & Lake District Joint Structure Plan

Policy 25



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



��Cumbria and Lake District Joint Structure Plan 2001 – 2016 Modifications

Policy H19: Affordable housing outside the Lake District National Park



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

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

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



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



��Carlisle District Plan

Housing - Proposal H4



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



1.	Satisfactory housing conditions can be achieved; and



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



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



4.	Satisfactory access can be provided; and



5.	Appropriate parking arrangements can be made.



��Carlisle District Plan

Housing - Proposal H8



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



��Carlisle District Plan

Employment - Proposal EM6



Within the Primary Office Area proposals for office development will be acceptable providing that:



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



2.	Appropriate access and vehicle parking can be achieved.

��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 Local Plan 2001 - 2016 Redeposit draft

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.



��Carlisle District Local Plan 2001 - 2016 Redeposit draft

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.



��Carlisle District Local Plan 2001 - 2016 Redeposit draft

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 Redeposit draft

Policy H2 Primary Residential Areas 



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



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

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

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

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



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



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



1. satisfactory housing conditions can be achieved; and

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

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

4. satisfactory access can be provided; and

5. appropriate parking arrangements can be made.



��Carlisle District Local Plan 2001 - 2016 Redeposit draft

Proposal H16 Site Specific Residential Land Allocations



To provide for housing needs an additional 4955 dwellings are required between April 1st 2002 and March 31st 2016. This figure takes account of the number of outstanding permissions at 1st April 2002. Making allowances for windfall sites provision, land for a further 2190 dwellings is allocated for primary residential purposes, providing for a variety of housing needs. The additional sites, are set out in the table be low and subsequent paragraphs. All housing developments will be closely monitored to ensure that the scale of residential development relates to the Structure Plan requirement.



��Carlisle District Local Plan 2001 - 2016 Redeposit draft

Policy EC3 Office Development



Within the Primary Office Area proposals for office development will be acceptable providing that:



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

2. appropriate access and vehicle parking can be achieved.



��Carlisle District Local Plan 2001 - 2016 Redeposit draft

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 adversely impinge 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 increased 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.



��Cumbria and Lake District Joint Structure Plan 2001 – 2016 Modifications

Policy EM14: Development of employment land for other purposes



Outside the Lake District National Park, the development of existing employment sites, premises and land allocations for non-employment or mixed uses will be considered where it can be demonstrated that over the Structure Plan period either:

a) 	The site or premises is likely to remain unsuitable for employment purposes; or

b)	The retention of the site or premises in employment use is not needed to meet the requirements of Policy EM13 including the requirement that each Key Service Centre retains an appropriate supply of land within the Local Employment site Market Sector.



Within the Lake District National Park, permission will not be given for the redevelopment or use for other purposes of land and buildings with an established business use for Class B1, B2 or B8 of the Use Classes Order, or of land identified for employment use in a Local Plan or Local Development Documents, unless it can be demonstrated to be unsuitable for business purposes or, exceptionally, viable alternatives are readily available in the locality.



��







Item no: 24��������Appn Ref No:�Applicant:�Parish:��05/0582� Mr & Mrs Cork�Orton������Date of Receipt:�Agent:�Ward:��13/06/2005�Mr G Tyler�Burgh������Location:��Grid Reference:��Plot No. 3 Low House Farm, Baldwinholme, CA5 6LJ��333860 552020������Proposal:�Erection of 4no. bedroom house to Plot 3 (reserved matters application pursuant to outline permission 02/0629)��Members will recall at Committee meeting held on 11th November 2005 that authority was given to the Head of Planning Services to issue approval subject to the receipt of satisfactorily amended drawings illustrating a greater distance between the proposed dwelling and the north east boundary.

These drawings have been received and the approval was issued on 7th December 2005. 

Planning Decision

Grant Permission 





1.�In discharge of requirements for the submission of detailed particulars of the proposed development imposed by conditions 1, 2, 3, 6 and 11 attached to the outline planning consent to develop the site.



��



Summary of Reasons for the Decision



This application seeks consent for reserved matters pursuant to outline planning permission that was granted in 2002 and involves the construction of a two storey detached property that would be constructed from natural stone, facing brickwork under a slate roof.  The property would also incorporate the use of artstone headers, cills and quoins.



Policy 25 of the Cumbria and Lake District Joint Structure Plan and Policy H5 of the Carlisle District Local Plan seek to ensure that the development is appropriate in terms of quality to that of the surrounding area.  Policy H16 of the Local Plan also seeks to ensure high standards of development.  The facade of the building has been broken up to reduce the visual impact of the property.  There are also changes to the fenestration of the property but these are considered to be necessary and serve to enhance the overall visual appearance of the structure in design terms.  



The planning policies also seeks to protect the amenity of adjacent properties from proposals which adversely affect them, through inappropriate scale, design or unreasonable overlooking.  The property is a significant distance from neighbouring properties.  Nonetheless, the relationship with the remaining two adjacent plots has been taken into account and it is not considered that the development would adversely affect the amenities of adjacent properties by poor design, unreasonable overlooking or unreasonable loss of daylight or sunlight.  The proposal is not considered to be visually intrusive.  



Policy T7 of the Local Plan requires that adequate access arrangements and sufficient car parking are provided as part of any development proposal.  The property would have an integral garage and sufficient parking within the curtilage due to the distance from the County Highway.  



In conclusion the principle of residential development has already been established on the site of through the granting of the earlier outline planning consent.  It is not considered that the property would be obtrusive given the context of the character of the area in accordance with Local Plan policies.

��



Relevant Development Plan Policies



Cumbria & Lake District Joint Structure Plan

Policy 1



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



��Cumbria & Lake District Joint Structure Plan

Policy 2



The County's scenic beauty, natural resources and the quality of its built environment will be protected from inappropriate development, especially those areas and features of international or national conservation importance where harmful development will not be permitted.



��Cumbria & Lake District Joint Structure Plan

Policy  3



The diversification of the rural economy and the maintenance of the vitality of rural life will be assisted through a favourable response to developments which provide local benefits and are sensitive to the local environment.



��Cumbria & Lake District Joint Structure Plan

Policy 13



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



��Cumbria & Lake District Joint Structure Plan

Policy 25



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



��Cumbria & Lake District Joint Structure Plan

Policy 30



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



			Dwellings



Allerdale			about 5000

Barrow			about 2500

Carlisle			about 6000

Copeland			about 4000

Eden			about 4000

South Lakeland		about 6000



��Cumbria & Lake District Joint Structure Plan

Policy 31



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



��Cumbria & Lake District Joint Structure Plan

Policy 40



In rural settlements outside the National Parks and AONBs, housing development will normally be permitted, especially where it would help to sustain the existing local community, and provided it is in sympathy with the scale and character of the existing settlement.  Outside rural settlements, new dwellings will normally only be permitted for those engaged in agriculture where such a dwelling is essential for the working of the farm.



��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 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 H15



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



��Carlisle District Plan

Housing - Proposal H16



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



��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 Local Plan 2001 - 2016 Deposit Draft

Core Development Policies - Policy CP4



Proposals for development in the rural area must seek to conserve and enhance the special features and diversity of the different landscape character areas.  Planning permission will not be granted for new development in the open countryside, which is detrimental to defined landscape character.



��Carlisle District Local Plan 2001 - 2016 Deposit Draft

Housing - Policy H1



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 H15.  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 CD1 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 settlements 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		Low Crosby 			Raughton Head

Rockcliffe		Scotby			Smithfield

Thurstonfield		Warwick Bridge (including Little Corby & Corby Hill)

Wetheral		Wreay				



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:



Blackwell		Cardewlees			Cargo

Carleton		Cotehill			Cumwhitton

Durdar		Faugh				Harker

Hethersgill		How Mill			Lanercost	

Laversdale		Low Row			Monkhill 

Moorhouse		Talkin				Todhills 

Walton 		Warwick-on-Eden
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Core Development Policies - Policy CP15



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



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

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

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

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

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

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

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

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

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

10.	Have a layout and design which minimises the potential for crime and antisocial behaviour. (see Policy CP34)
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Housing - Policy T4



Within conservation areas, off-street vehicle parks will not be permitted, unless they:



1.	are small in scale; and

2.	have no adverse impact on the street frontage or character; and

3.	have no detrimental effect on neighbouring properties; and

4.	have satisfactory access.
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Core Development Policies - Policy CP24



Development will not be permitted where inadequate sewerage infrastructure exists or cannot be provided.
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