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:

05/1202
 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
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 surfacing of the access road shall extend for at least 10m inside the site as measured from the boundary with California Lane prior to the use being commenced.

Reason:
To ensure adequate access provision in accordance with Policy L12 of the Carlisle District Local Plan.



3.
Access gates, if provided, shall be hung to open inwards only away from the highway.

Reason:
In the interests of highway safety and to support Policy L12 of the 
Carlisle District Local Plan.



4.
Details of all measures to be taken by the applicant/developer to prevent surface water discharging onto the highway shall be submitted to the local planning authority for approval in writing prior to the development being commenced. Any approved works shall be implemented prior to the development being completed and shall be maintained operational thereafter.

Reason:
In the interests of highway safety and to minimise potential hazards in support of Policy L12 of the Carlisle District Local Plan.



5.
No development shall commence until detailed drawings showing the development and means of access thereto have been submitted to the local planning authority for their written approval.  Any such approved means of access shall be completed in accordance with the approved details before the development is brought into use.

Reason:
To preserve sight lines in accordance with Policy L12 of the Carlisle District Local Plan.



6.
Footways shall be provided that link continuously and conveniently to the nearest existing footway. 

Reason:
In the interests of highway safety, accessibility by sustainable transport modes and to minimise potential hazards in support of Policy L12 of the Carlisle District Local Plan.



7.
The development shall not be occupied until the access, turning and parking facilities have been constructed in accordance with the approved plan. The access and turning provision shall be retained and be capable of use when the development is completed and shall not be removed or altered without the prior consent of the local planning authority.

Reason:
In the interests of highway safety and in accordance with Policies H17 and L12 of the Carlisle District Local Plan.



8.
No development approved by this permission shall be commenced until a scheme for the provision of surface water drainage works has been approved in writing by the Local Planning Authority.  Such a scheme shall be constructed and completed in accordance with the approved plans prior to the commencement of the use. 

Reason:
To ensure a satisfactory means of surface water disposal and in accord with Policy L12 of the Carlisle District Local Plan.



9.
Prior to the commencement of development, details of any external lighting (including floodlighting) shall be submitted to and approved in writing by the local planning authority. Any lighting shall be installed in accordance with the approved details and maintained as such thereafter unless otherwise agreed in writing by the local planning authority.

Reason:
In the interests of the amenity of the occupiers of nearby residential properties and of the visual amenity of the area in support of Policy H17 and L12 of the Carlisle District Local Plan.



Summary of Reasons for the Decision

The application seeks planning permission for the change of use of an agricultural field to a golf driving range with an ancillary building incorporating an indoor training simulator, golf club repair and bespoke fitting with sales, an access road, parking and landscaping. 

The main issues raised are as follows:

· Principle;

· Traffic generation; 

· Effect on residential amenity; and

· Effect on the surrounding countryside.

The field is surrounded to the north, west and south by other agricultural land which has been classified in the Carlisle District Local Plan Redeposit Draft as 'urban fringe'. To the west is a public footpath and a playing field.

· Principle

The site is 'urban fringe' well related to the urban development of Carlisle. It is, in principle, an appropriate site which takes a large land area and could not be accommodated in the city. Given the area of land which is required for this leisure use, an urban fringe site is therefore the most sustainable option and would conform with Policy L54 of the Cumbria and Lake District Structure Plan (Draft) 2001-2016.

· Traffic Generation
Based on traffic generation of 20 vehicles per hour, it is considered that California Road should be capable of taking the extra usage. 

The development provides 22 car parking spaces to accommodate staff and customers, there are 11 driving bays. Given the provision of car parking, it is not anticipated that there would be a requirement for users of the facility to park on California Road.

Also referred to is the overloading of the highway drainage system due to surface water run off. The run off from the development is intended to go to a soakaway which would not give rise to an increased loading to the problems which are being experienced by the residents in terms of highway drainage problems.

· Effect on Residential Amenity

The nearest residential property is approximately 14m from the access of the proposed golf centre and 100m from the built driving range/amenity unit. 

It should be noted that the driving range has its aspect away from the residential properties of California Road and the adjacent Newfield estate. The details of any external lighting of the driving area are to be required by condition. The proposed hours of opening are to 21:00 hours. It is considered that any external lighting can be appropriately designed to not cause an unacceptable level of harm to residential occupiers. The site is well contained within existing mature planting and separated by a playing field from the residential properties on the same side of California Road. 

The proposal is of an acceptable scale adjacent existing playing fields, it is well contained within existing boundaries and would not create an unacceptable level of traffic generation and is appropriate adjacent to the residential area. It is therefore considered that the proposal accords with Policy H16 of the Carlisle District Local Plan and Policy CP5 of the Carlisle District Local Plan Redeposit Draft.

· Effect on the Surrounding Countryside

The driving range is to be created by simply cutting the existing grass and maintaining it. The proposal includes the improvement of the existing hedgerow boundaries and the reinstatement of a pond area which is currently overgrown as an open water feature and wildlife habitat.

The proposed building is simple in design and single storey with a mono pitch roof. The car park topped with stone chippings to provide a more sympathetic change between hard and soft surfacing.

The area is flat and characterised by hedgerow boundaries. The building is similar to agricultural buildings in the area. it is not considered that the proposal would cause an unacceptable level of harm to the visual amenity of the area. The proposal is considered to accord with CP1 of the Carlisle District Local Plan Redeposit Draft.

· Conclusion

The proposal represents an acceptable low impact leisure use within the urban fringe of Carlisle well served by public transport. It is considered to be acceptable in terms of traffic generation and impact on the countryside and residential amenity. The proposal is considered to accord with the relevant policies within the Cumbria and Lake District Joint Structure Plan Draft, the Carlisle District Local Plan and the Carlisle District Redeposit Draft. 

Relevant Development Plan Policies

Carlisle District Plan

Leisure - Proposal L12

Within the Plan area planning proposals for new golf courses and driving ranges and extensions to existing courses will be acceptable providing that:

1.
The proposal does not have an adverse impact on the landscape or nature conservation value of the surrounding area; and

2.
The development will not lead to an irreversible loss of best and most versatile agricultural land; and

3.
Adequate access and appropriate on site parking are available and that the adjoining roads are capable of taking the increased traffic generated; and

4.
The development is of a scale and form appropriate to the locality and character of the area.



Carlisle District Plan

Housing - Proposal H17

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

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

2.
Is of an unacceptable scale; and/or

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

4.
Is visually intrusive; and/or

5.
Leads to a loss of housing stock.



Carlisle District Local Plan 2001 - 2016 Redeposit draft

Policy CP1 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 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 LC10 Golf Courses 

Within the Plan area planning proposals for new golf courses and driving ranges and extensions to existing courses will be acceptable providing that:

1. the proposal does not have an adverse impact on the landscape or nature conservation value of the chosen site or the surrounding area; and

2. the development will not lead to an irreversible loss of best and most versatile agricultural land; and

3. adequate access and appropriate on site parking are available, and that the adjoining roads are capable of taking the increased traffic generated; and

4. the development is of a scale and form appropriate to the locality and  character of the area.



Policy L54: Retail, leisure and office development

Proposals for retail, leisure and office development (except Class B1 of the use class order 1987) will be assessed against the sequential approach, with preference being given to development in defined town centre areas, followed by edge of centre locations and finally, out-of-centre locations with access to a range of transport modes. 

Proposals for retail and leisure use in edge of centre or out of centre locations must be able to demonstrate a need for the development and not prejudice the retention of local services. In addition, proposals in out of centre locations will only be permitted when situated to minimise travel by having a location which:

1. 
maximises the opportunity for combined trips with other retail and service uses, or

2. 
relates well to its catchment by reducing journey lengths.

Item no: 02







Appn Ref No:
Applicant:
Parish:

06/0028
 Mr D Clark
Carlisle





Date of Receipt:
Agent:
Ward:

10/01/2006
Swarbrick Associates
Denton Holme





Location:

Grid Reference:

99 Nelson Street, Carlisle, CA2 5NH

339337 555276





Proposal:
Demolition of existing buildings and redevelopment of the site to form 2no 1 bed and 5no 2 bed apartments and associated parking (revised application)

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

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



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

Reason:
To ensure the works harmonise as closely as possible with the existing building and to ensure compliance with Policy 25 of the Cumbria and Lake District Structure Plan and Policy CP4 of the Carlisle District Local Plan Redeposit Draft 2001-2016.



3.
All works comprised in the approved details of landscaping shall be carried out in the first planting and seeding season following occupation of the building/dwelling or completion of the development, whichever is the sooner.
Reason:
To ensure that a satisfactory landscaping scheme is implemented and to ensure compliance with Policy E19 of the Carlisle District Local Plan.



4.
Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 1995, (or any Order revoking and re-enacting that Order), the first floor and second windows to the bathrooms in the western elevation of the building shall be obscure glazed, factor 3 or above, and thereafter retained as such.

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



5.
Notwithstanding any description of the rear boundary treatment in the application no development shall be commenced until full details of the brick wall to be erected along the rear boundary of the site have been submitted to and approved in writing by the Local Planning Authority.  Such details shall include the height of the wall and the type, colour and texture of the materials.

Reason:
To ensure that materials to be used are acceptable and to ensure compliance with Policy 25 of the Cumbria and Lake District Structure Plan and Policy CP4 of the Carlisle District Local Plan Redeposit Draft 2001-2016.



6.
A Sample shall be submitted of the proposed hard surface finishes to all public and private external areas within the proposed scheme and approved in writing by the Local Planning Authority before any site works commence.

Reason:
To ensure that materials to be used are acceptable and in compliance with the objectives of Policy 25 of the Cumbria and Lake District Joint Structure Plan and Policy CP4 of the Carlisle District Local Plan Redeposit Draft 2001-2016.



7.
Access gates, if provided, shall be hung to open inwards only away from the highway.

Reason:
In the interests of highway safety and to support Local transport Plan Policies S3, LD9 and LD11.



8.
Details of all measures to be taken by the applicant/developer to prevent surface water discharging onto or off the highway shall be submitted to the Local Planning Authority and approved in writing prior to the development being commenced. Any works shall be implemented prior to the development being completed and shall be maintained operational thereafter.

Reason:
In the interests of highway safety and environmental management and to support Local Transport Policies S3, LD9, LD7 and LD5 (draft).



9.
The existing boundary/retaining wall is to be rebuilt before the development is brought into use and shall not exceed 1 metre above the height of the adjacent carriageway  so as to prevent a visibility splay of 2.4 metres by 4.5 metres and shall not be raised to a height exceeding 1 metre thereafter. A full specification shall be submitted to the local planning authority before development commences.

Reason:
In the interests of highway and structural stability and to support Local Transport Policies S3, LD7 and LD17.



10.
The access and parking /turning requirements  shall be substantially met before any building work commences on site so that construction traffic can park and turn clear of the highway .

Reason:
The carrying out of this development without the provision of these facilities during the construction work is likely to lead to inconvenience and danger to road users and to support Local Transport Policies S3 and LD9. 



11.
No development shall commence until full details of the rear access gate have been submitted to and approved in writing by the Local Planning Authority.

Reason:
To ensure the works harmonise with the surrounding buildings and to ensure compliance with Policy 25 of the Cumbria and Lake District Structure Plan and Policy CP4 of the Carlisle District Local Plan Redeposit Draft 2001-2016.



Summary of Reasons for the Decision

This application seeks full planning permission for the demolition of the existing buildings and the re-development of the site to form 2no. 1 bed and 5 no. 2 bed apartments and associated parking (revised application) at 99 Nelson Street, Carlisle.  

The main issues regarding this proposal are:

· Principle and density of the development

· Design of the development

· Highway implications in relation to access and parking

· Residential amenity

The proposal would be assessed against Policies H2, H15, H16 and T7 of the Carlisle District Local Plan and H2, H3, CP4, CP5 and T1 of the Carlisle District Local Plan Redeposit Draft.

Principle and density of the development

The site is allocated within the Local Plan as Primary Residential Area and therefore the principle of residential development is considered acceptable subject to a satisfactory scale, design, parking and amenity.  

In relation to the density of the scheme it is approximately 99 dwellings per hectare, based on the general density of the surrounding area it is considered that this is an acceptable density.  The original scheme was withdrawn due to a number of concerns and this resubmitted scheme reduces the number of units by one.

Concern has been expressed that the Denton Holme area does not require anymore apartments.  However no study has been carried out to determine what type of development is required in the Denton Holme area.  Whether the apartments would be commercially viable is not a planning material consideration.   Whether the apartments when constructed were for rental or to buy is also not a planning material consideration.

Design of the development
Nelson Street is characterised by attractive late Victorian/Edwardian Terraces and the application site appears to be an inter-war infill. Existing on the site is a large detached dwelling and a number of garages of varying structural standards.  

As photograph A reproduced after this report illustrates the general pattern of the existing terrace properties is that the height increases after every three houses.  This proposal would continue this theme by having the appearance of a block of terraces, which slightly rise to end the block of terraces on this road.  The gable details have been designed to replicate those on the block of terrace at the beginning of Nelson Street (photograph B reproduced after this report).

The proposal is designed to provide living accommodation over three floors with the second floor being within the roof space.  The fenestration detailing is designed to reflect the other on the street.  Two additional windows on the west elevation overlooking Dalston Road have been proposed as part of the amendments requested in order to break this otherwise blank gable.  These windows would serve the bathrooms on the first and second floors and would be obscure glazed to ensure the privacy of the neighbouring properties is protected.  A condition requiring the obscure glazing to remain will also be attached to ensure the long-term protection of the privacy.  No condition is required to remove permitted development rights to insert further windows at a later date as these are flats and would therefore not benefit from permitted development rights.  

It is considered that the overall scale of the development is acceptable which is supported by the Urban Design Officer with the statement that ‘the overall form of the proposed development is acceptable as an end-stop to the terrace and a slight increase in scale to mark such a point is not incongruous.’ 

As a result of the further consultation with the Urban Design Officer amended plans have been submitted addressing all of the concerns raised and he now has no objections to the scheme.  

Highway implications in relation to access and parking
In relation to highways there are two main areas of concern expressed by the objectors the first being the access on to Nelson Street and the second being the parking provision and the impact the proposal would have on Nelson Street and the immediate area.

The site is currently accessed from both Nelson Street and also along the back lane between Nelson Street and Empire Road.  The site was historically used as a taxi business and therefore the traffic movements to and from this site were relatively high.  The Highways Authority has no objections to the scheme subject to the attachment of a number of conditions.  A gated access is proposed onto the rear lane, as access is required for refuse collection etc and therefore this access is required to be maintained potentially for vehicular use.  

The proposal would use the main access onto Nelson Street, concern has been expressed in relation to the close proximity of the access to the Dalston Road junction some 30metres away.  However no objections have been expressed from the Highways Authority and they have been forwarded the Highway concerns expressed by the objectors prior to returning their consultation response.  

The site provides parking for 12 cars one of, which is a space, that is compliant with disabled person’s requirement.  This provision of parking results in 1.7 spaces per unit, which is more than the required amount and therefore the Highways Authority have no objections.  

Concern has been expressed relating to the impact the development would have in relation to on street parking on Nelson Street, however the scheme as detailed above provides more than adequate on site parking.

Residential amenity

A number of concerns have been raised in relation to residential amenity and the effect of the proposal on privacy, overshadowing and overlooking.  

Although the proposal does not meet the recommended standards set out in Policy CP5 of the Redeposit draft in that it is only 20m between the front elevation and the opposite terrace, it is considered that this is acceptable as to step the development back would affect its appearance and the streetscape frontage.  The existing distance between the two opposite terraces on Nelson is currently only 20m.

The proposal has two windows on the gable elevation facing onto the rear of 37 and 39 Dalston Road, however these are obscure glazed and serve the bathrooms.  As previously stated will remain obscure thus reducing their impact.  

The distance from the rear of the proposal to the properties on Empire Road is approximately 33m and accords with the recommended distances within the policies.  

Although balcony style French doors have been proposed on the rear to serve the bedrooms on the first and second floors these are false (Juliet) balconies and do not allow people to exit the rooms.  It is therefore considered that due to positions of the windows on the side elevation of 96 Nelson Street that there would be no direct view between windows and therefore the scheme is acceptable and would not have detrimental effect on amenity.

Concern has also been expressed that the proposal involves the removal of the vegetation which is on the site however, the vegetation is mainly overgrown shrubs and the trees that are on the site are not considered of a high enough amenity value to protect and therefore there is no control over the removal.  A planting scheme has been submitted to ensure that there is adequate planting on the site to soften the front elevation and replicate the planting along parts of the rest of the site.

In relation to the impact of the development on the party walls between the site and Dalston Road this is not a material planning consideration.  

The proposal is considered to accord with all of the Policies of the Carlisle District Local Plan and all of the policies except CP5 of the Carlisle District Local Plan Redeposit Draft.  



Relevant Development Plan Policies

Carlisle District Plan

Housing - Proposal H2

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

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

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

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

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

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



Carlisle District Plan

Housing - Proposal 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 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 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 H2 Primary Residential Areas 

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

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

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

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

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

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

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

1. satisfactory housing conditions can be achieved; and

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

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

4. satisfactory access can be provided; and

5. appropriate parking arrangements can be made.



Carlisle District Local Plan 2001 - 2016 Redeposit draft

Policy 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 T1 Parking Guidelines

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

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

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

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

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

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



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.



Cumbria & Lake District Joint Structure Plan

Policy 25

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



Item no: 03







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 defer consideration of the proposal in order to allow further negotiations to take place over the proposal and to await a further report on the application at a future meeting of the Committee.

Item no: 04







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 defer consideration of the proposal in order to allow further negotiations to take place over the proposal and to await a further report on the application at a future meeting of the Committee.

Item no: 05







Appn Ref No:
Applicant:
Parish:

05/0531
 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; crèche; 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 that they were "minded to grant" Outline Planning Permission for the development subject to clearance by GONW of the application following referral as a "Departure From the Development Plan" and gave Authority to Officers to issue the approval on the presumption that clearance is obtained. 

Item no: 06







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
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 Visitor Reception, Display and Interpretative facilities within the building shall not be open to the public until a car park for ten vehicles has been provided on land owned by the RSPB at the end of the public road to the south of Clesketts

Reason: 
To provide an adequate amount of suitably located car parking in accordance with Policy EM11 of the adopted Carlisle District Local Plan and Policy  EC11 and CP 4 of the Redeposit Draft (2001 - 2016).  




3.
Details shall be submitted of the proposed hard surface finishes to all public and private external areas within the proposed scheme and approved by the Local Planning Authority before any site works commence.

Reason:
To ensure that materials to be used are acceptable and in compliance with the objectives of  Policy CP4 of the Carlisle District Local Plan (Redeposit Draft 2001-2016).



4.
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 accordance with Policy CP4 of the Carlisle District Local Plan (Redeposit Draft 2001-2016)



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

Reason:
To ensure that a satisfactory landscaping scheme is implemented and that if fulfils the objectives of Policy CP4 of the Carlisle District Local Plan (Redeposit Draft 2001-2016)



6.
The applicant shall submit  details of signage to be provided at the southern limit of the public road to the south of Clesketts, instructing visitors not to park within the turning area or to drive direct to Stagsike, for the written approval of the local planning authority, which signage shall be erected prior to the change of use of Stagside taking place.

Reason:
To prevent inconvenience to other road users and to restrict the use of the track to essential users in accordance with Policies E3 and E11 of the adopted Carlisle District Local Plan, Policies DP8 and LE3 of the Redeposit Draft (2001 - 2016)  and Policy  E37of the Cumbria and Lake District Joint Structure Plan 2001-2016 (Modifications September 2005).



7.
There shall be no interference with the public's right of way over Public Footpath No.124005.

Reason:
In order to prevent any obstruction to a public right of way in accord with Policy L5 of the Carlisle District Local Plan and Policy LC 8 of the Carlisle District Local Plan (Redeposit Draft 2001-2016).



8.
That the Visitor Reception, Display and Interpretative facilities within the building are not brought into use until such time as the Applicant has submitted to and had approved by the Local Planning Authority, a Visitor Travel Plan covering the whole reserve. The Applicant is also required to provide to the Local Planning Authority an Annual Travel Plan Review Report which shall monitor the situation concerning visitor access to the Reserve over time and shall include suggestions for any necessary measures arising from experience of visitor transport modes, numbers and routes.

Reason:
To support Structure Plan policy T31; The Cumbria Countryside Strategy; Local Transport Plan policies S3, LD10, J3, LD4; Policy T7 of the Carlisle District Local Plan; Policy T1 of the Redeposit Draft Local Plan and because of the inadequacy/veracity of submitted information.



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

Reason:
To prevent pollution of the water environment in accordance with Policy E22 of the Carlisle District Local Plan and Policy CP11 of the Redeposit Draft (2001-2016).



10.
The Visitor Reception ,Display  and Interpretative facilities shall not be open for business except between  9-00 hours and 18-00 hours on any day.

Reason:
To prevent disturbance to nearby residential occupiers and in accordance with Policy EM11 of the adopted Carlisle District Local plan and Policy EC11 and CP4 of the Redeposit Draft 92001-2016).



Summary of Reasons for the Decision

This is an application for full planning permission for (1) the change of use and conversion of 2no Semi-detached former houses (Stagsike Cottages) to offices and a visitor centre, (2) the formation of a new track 30 metres in length.

Section 54a of the Town and Country Planning Act 1990/Section 38(6) of the  Planning and Compulsory Purchase Act 2004, require that an application for planning permission shall be determined in accordance with the provisions of the development plan unless material considerations (including  Government Policy as expressed through Planning Policy Guidance notes and Planning Policy Statements, Regional Economic Strategy and objections) indicate otherwise.
In consideration of this application Policies E3, E11, EM11, E22, EM15,  E24, E56, L4, and L5, of the adopted Carlisle District Local Plan, Policies DP8, LE3, EC11, EC12, EC15, CP14, LC8, LC1,CP11, CP2, CP4, CP10,  and CP15 of the Redeposit Draft (2001 - 2016)  and Policies ST3, ST7, EM15, EM16, E34, E37,of the Cumbria and Lake District Joint Structure Plan 2001-2016 (Modifications September 2005) are relevant.

The relevant aspects of these policies seek to ensure that:

(1)  New development is primarily focused in Key and Local Service Centres, the priority being to re-use existing buildings, particularly traditional structures which make a positive contribution to landscape character.

(2) Development in areas of National and International Conservation Importance, which is detrimental to their characteristics, is not permitted.

(3) Small scale development to help sustain local services is directed to Local Service Centres (It will be the exception for new development to be located in open countryside).

(4) Adequate provision is made for access for disabled persons to and from and within the buildings. 

(5) Existing rights of way are safeguarded.

(6) There is an adequate means of disposal of foul sewage.

(7) Tourist/ Leisure development proposals will be supported where they contribute towards the economic and physical regeneration of an area provided that the level of traffic generated can be adequately accommodated within and the local road network without detriment to the particular rural character of the area.

(8) The proposal does not have an adverse impact on the amenity of residential areas.

(9) Where possible trees, and hedges are retained.

The proposed development involving the re-use of an existing traditional building which makes a positive contribution to the landscape character of the North Pennines Area of Outstanding Natural Beauty. Although it is not within a Local Service Centre, the building is a low-key information centre for 'specialist' visitors and staff base for the Reserve. The proposed development, which is supported by English Nature, the North Pennines AONB, and the Countryside Agency, is considered to be necessary to service and manage visitors to an area of International Conservation Importance.

The proposed development also meets Development Plan objectives is in that:

(1) visitors to the area will help to sustain local services, 

(2) adequate provision is made for disabled access, 

(3) existing rights of way will be safeguarded,

 (4) there is an adequate means of sewage disposal and

 (5) trees and hedges will be retained/reinforced.

 (6) the level of traffic generated can be adequately accommodated by the local road network without detriment to either the rural character of the area or residential amenity.

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



Relevant Development Plan Policies

Carlisle District Plan

Environment - Policy E3

Within and adjacent to the North Pennines and Solway Coast Areas of Outstanding Natural Beauty, permission will not be given for development which would be unacceptably detrimental to the present character and quality of the landscape.  Development proposals should seek to conserve or enhance the present character and quality of the landscape through appropriate siting, design, materials and landscaping.  Large scale development will only be permitted where there is proven national need and lack of an alternative site.



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

Employment - Proposal EM11

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

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

2.
Adequate access and appropriate parking arrangements are made;

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

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



Carlisle District Plan

Employment - Proposal EM15

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

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

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

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



Carlisle District Plan

Environment - Policy E56

When considering proposals for new development including changes of use where the public are to have access, the provisions of Part M of the Building Regulations will apply.  Beyond this requirement, the City Council will seek to negotiate the extent of provision for disabled people to , from and within buildings.  In addition the City Council will seek to ensure that pedestrianisation schemes and the general pedestrian environment are designed to accommodate the needs of the disabled, elderly, blind and partially sighted and other s with mobility problems.



Carlisle District Plan

Leisure - Proposal L5

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



Carlisle District Plan

Leisure - Proposal 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

Environment - Policy E22

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



Carlisle District Plan

Environment - Policy E24

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



Carlisle District Plan

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 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: 07







Appn Ref No:
Applicant:
Parish:

06/0211
 RSPB - Geltsdale Nature Reserve
Midgeholme





Date of Receipt:
Agent:
Ward:

15/02/2006

Irthing





Location:

Grid Reference:

Start of Howgill Track, Geltsdale Nature Reserve, Hallbankgate, CA8 2PN

358863 558473





Proposal:
Formation of car parking for 10 cars, formation of new dry stone walls c.12m, re-siting cattle grid and gate

Planning Decision
Members resolved to give authority to the Head of Planning Services to issue approval for the proposal subject to appropriate conditions and to no new material grounds of objection being received prior to the expiration of the period for representations.

Item no: 08







Appn Ref No:
Applicant:
Parish:

05/1399
 Daniel Thwaites Brewery
Wetheral





Date of Receipt:
Agent:
Ward:

30/12/2005
David Haworth
Wetheral





Location:

Grid Reference:

Queens Arms, Warwick-on-Eden, Carlisle CA4 8PA

346380 556320





Proposal:
Single storey extension to side to provide dining room, vestibule and disabled w.c.

Planning Decision
Members resolved to give authority to the Head of Planning Services to issue approval for the proposal subject to the receipt of satisfactorily amended drawings illustrating alterations to the fenestration of the building in conjunction with negotiations between the Council's Planning Officer and Conservation Officer.

Item no: 09







Appn Ref No:
Applicant:
Parish:

06/0031
 Daniel Thwaites Brewery
Wetheral





Date of Receipt:
Agent:
Ward:

11/01/2006
Architectural Design Service
Wetheral





Location:

Grid Reference:

Queens Arms, Warwick-on-Eden, Carlisle CA4 8PA

346380 556320





Proposal:
Single storey extension to side to create dining room, disabled persons toilet facilities and enlarged female toilet facilities (LBC)

Planning Decision
Members resolved to give authority to the Head of Planning Services to issue approval for the proposal subject to the receipt of satisfactorily amended drawings illustrating alterations to the fenestration of the building in conjunction with negotiations between the Council's Planning Officer and Conservation Officer.

Item no: 10







Appn Ref No:
Applicant:
Parish:

05/1384
 Magnus Homes
Carlisle





Date of Receipt:
Agent:
Ward:

23/12/2005
Architects Plus (UK) Ltd
Harraby





Location:

Grid Reference:

Plots 3 & 4 , The Bungalow, Harraby Grove, Carlisle, CA1 2QN

341707 554477





Proposal:
Erection of 2no. semi-detached houses

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.
Before the proposed dwellings are occupied the existing access to the highway shall be permanently closed and the highway crossing and boundary shall be reinstated in accordance with details which have been submitted to and approved by the local planning authority.

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



3.
The respective drive/parking area shall be constructed in accordance with the approved plans before the relevant dwelling is occupied and shall not be used except for the parking of vehicles in connection with the development hereby approved.

Reason:
To ensure adequate access is available for each occupier in accord with Policy T7 and H2 of the Carlisle District Local Plan.



4.
The whole of the access area bounded by the carriageway edge, entrance gates and the splays shall be constructed and drained in accordance with details submitted to and approved beforehand by the local planning authority prior to the occupation of the respective dwelling.

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



5.
Access gates, if provided, shall be hung to open inwards only away from the highway.

Reason:
In the interests of highway safety and to support Local transport Plan Policies S3, LD9 and LD11.



6.
Samples or full details of all materials to be used on the exterior shall be submitted to and approved in writing by the local planning authority before any work is commenced.

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



7.
Details shall be submitted of the proposed hard surface finishes to all public and private external areas within the proposed scheme and approved by the Local Planning Authority before any site works commence, and the approved scheme shall be implemented in accordance with a phasing scheme for the conversion works hereby approved.

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



8.
For the duration of the development works existing trees to be retained shall be protected by a suitable barrier erected and maintained at a distance from the trunk or hedge specified by the local planning authority.  The Authority shall be notified at least seven days before work starts on site so that barrier positions can be established.  Within this protected area there shall be no excavation, tipping or stacking, nor compaction of the ground by any other means.

Reason:
To protect trees and hedges during development works.



9.
The detailed plans required by the aforementioned conditions shall incorporate full details of the proposed locations of all services and service trenches and these shall be designed and sited to avoid or minimise the damage to the roots of the existing established trees.

Reason:
To protect trees and hedges during development works.



10.
Details of the relative heights of the existing and proposed ground levels and the height of the proposed finished floor levels of the dwellings shall be submitted to and approved in writing by the local planning authority before any site works commence.

Reason:
In order that the approved development safeguards the amenity of neighbouring residents in accordance with Policy H16 of the Carlisle District Local Plan.



11.
Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 1995, (or any Order revoking and re-enacting that Order), the first floor window serving the w.c./shower room of each dwelling shall be obscure glazed to at least factor 3 and thereafter retained as such to the satisfaction of the Local Planning Authority.

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



12.
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 east elevation of the dwelling on plot 4 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 H16 of the Carlisle District Local Plan.



13.
No dwelling approved by this permission shall be occupied until a scheme for the provision of surface water drainage works has been constructed and completed in accordance with details approved in writing beforehand by the Local Planning Authority. 

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



Summary of Reasons for the Decision

The application site is located on the northern side of Harraby Grove to the immediate west of a footpath leading to Hillcrest Avenue.  The property formerly comprised two residential units referred to as The Bungalow and Beech Nook.  The eastern boundary is delineated by a brick wall, whilst the remainder consist of a combination of timber fencing and hedging.  A mature Copper Beech, which is subject to Tree Preservation Order 186, fronts Harraby Grove road.

In January 2005, under application 04/1208, planning permission was given for the demolition of the existing buildings and erection of 3no. detached dwellings.  Under application numbers 05/0744 and 05/1253 permission has subsequently been given to revise the scheme for 3no. detached dwellings approved under 04/1208.  

The current application involves the erection of two semi-detached houses in lieu of the single dwelling previously approved on what was plot 3 under application numbers 04/1208 and 05/0744. Externally the proposed dwellings would be constructed in facing bricks and concrete tiles.  Each dwelling would be served by a driveway capable of accommodating two cars.    

At the time of considering application 05/0744 it was felt that the two main issues revolved around whether the benefits outweighed any harm caused in terms of a) the character of the area/Beech tree; and, b) the amenities of neighbouring residents.

In relation to a) it is evident that the Council's Landscape Architect considers the proposal, as revised, is acceptable.  The submitted layout plan also shows that the dwelling proposed for plot 3 is sited 1 metre from the boundary with the dwelling on plot 2.  The proposed dwelling on what would become plot 4 is also shown to be 1.4 metres from the eastern boundary.  In such circumstances it is not considered that the proposal represents an overdevelopment of the site.  

When assessing b) the proposal does not fundamentally alter the situation with regard to neighbouring residents.



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 Plan

Policy 24

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



Cumbria & Lake District Joint Structure Plan

Policy 25

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



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.



Policy ST1: A Sustainable Vision for Cumbria

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

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

•
a flourishing and diverse local economy

•
access to good quality housing for all

•
a full range of appropriate and accessible services

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

•
quality built, natural and historic environments

•
places to live in a safe and healthy manner

•
vibrant, harmonious and inclusive communities







Carlisle District Plan

Environment - Policy E9

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



Carlisle District Plan

Environment - Policy E14

Proposals for development including re-use and adaptation of existing buildings, which will directly or indirectly affect species listed in Schedules 1, 5 and 8 of the Wildlife and Countryside Act 1981 (as amended) will not be permitted unless satisfactory safeguards for these species can be agreed in consultation with English Nature.



Carlisle District Plan

Environment - Policy E18

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



Carlisle District Plan

Environment - Policy E22

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



Carlisle District Plan

Environment - Policy E24

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



Carlisle District Plan

Housing - Proposal H2

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

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

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

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

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

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



Carlisle District Plan

Housing - Proposal H15

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



Carlisle District Plan

Housing - Proposal H16

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



Carlisle District Local Plan 2001 - 2016 Redeposit draft

Policy H2 Primary Residential Areas 

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

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

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

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

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

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

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

1. satisfactory housing conditions can be achieved; and

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

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

4. satisfactory access can be provided; and

5. appropriate parking arrangements can be made.

Carlisle District Local Plan 2001 - 2016 Redeposit draft

Policy 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.



Item no: 11







Appn Ref No:
Applicant:
Parish:

06/0107
 Mr Keith Abbot
Carlisle





Date of Receipt:
Agent:
Ward:

30/01/2006

Harraby





Location:

Grid Reference:

70 Cumwhinton Road, Carlisle, CA1 3JB

342385 553820





Proposal:
Erection of a conservatory

Planning Decision
Grant Permission 

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

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



Summary of Reasons for the Decision

This application seeks full planning permission for the erection of a rear conservatory.

This application raises two main issues for which policy guidance is provided under 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 Redeposit Draft.

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

Policy H14 of the Local Plan and Policies CP4 and H11 of the Local Plan Redeposit Draft seeks to protect the amenity of adjacent properties from proposals which adversely affect them, through inappropriate scale, design or unreasonable overlooking.

When assessing the current proposal on this basis it is evident that the proposed conservatory would measure 4.45 metres by 3 metres with a ridge height of 3.312 metres.  It is, however, felt that the proposal would not impact upon the amenity of the neighbouring properties through overlooking due to the height of the existing boundaries varying from 1.8 metres to 1.9 metres.

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

b)
Whether the proposal is appropriate to the dwelling.

Policy 25 of the Structure Plan and Policy H14 of the Local Plan require that extensions are of good design, aim to enhance the quality of the existing environment and are of an acceptable scale. 

In such a context it is felt that the proposal is modest in size, complements the design of the existing dwelling, and will use materials to match the existing property.

In conclusion, it is considered that the proposed extensions comply with the criteria of Policy H14 of the Adopted Local Plan, Policies CP4 and H11 of the Local Plan Redeposit Draft, and, Policy 25 of the adopted Structure Plan



Relevant Development Plan Policies

Cumbria & Lake District Joint Structure Plan

Policy 25

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



Carlisle District Plan

Housing - Proposal H14

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



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. Harmonise with the surrounding buildings respecting 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 and nearby users, 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: 12







Appn Ref No:
Applicant:
Parish:

05/1308
 Carlisle City Council
Brampton





Date of Receipt:
Agent:
Ward:

05/12/2005
Johnston & Wright
Brampton





Location:

Grid Reference:

Talkin Tarn Country Park, Tarn Road, Castle Carrock, CA8 1HN

354508 559136





Proposal:
Removal of toilet block and classroom; change of use of boathouse to bird outlook facility. Provision of classroom, toilet block, ground maintenance facility and improvements to car parking surface and drainage system

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 comments from English Nature in relation to the bat survey. 

Item no: 13







Appn Ref No:
Applicant:
Parish:

05/1394
 Jennings Brothers Plc
Hayton





Date of Receipt:
Agent:
Ward:

28/12/2005
Manning & Elliott
Hayton





Location:

Grid Reference:

Lane adj to Lane End Inn, Hayton Lane End, Hayton, Carlisle

351300 558844





Proposal:
Construction of 26 no bedroom hotel accommodation block

Planning Decision
Members resolved to give authority to the Head of Planning Services to issue approval for the proposal subject to the receipt of revised plans which satisfactorily address the comments of the Council's Access Officer, and, on the basis that no objections are received from the Parish Council following their forthcoming meeting on the 15th March 2006.

Item no: 14







Appn Ref No:
Applicant:
Parish:

06/0219
 Mr & Mrs J M Stashkiw
Hayton





Date of Receipt:
Agent:
Ward:

17/02/2006

Hayton





Location:

Grid Reference:

Plot 6 Hayton Gardens, Hayton, CA8 9HT

351164 557870





Proposal:
Erection of detached dwelling house (revised application)

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

Item no: 15







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
Members resolved to defer consideration of the proposal in order to give the opportunity for the outstanding issues raised by the Highways Authority and Environment Agency to be resolved and to await a further report on the application at a future meeting of the Committee.

Item no: 16







Appn Ref No:
Applicant:
Parish:

05/1396
 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
Members resolved to defer consideration of the proposal in order to give the opportunity for the outstanding issues raised by the Highways Authority and Environment Agency to be resolved and to await a further report on the application at a future meeting of the Committee.

Item no: 17







Appn Ref No:
Applicant:
Parish:

05/0258
 Montgomery Homes Ltd
Castle Carrock





Date of Receipt:
Agent:
Ward:

24/03/2005
PFK Planning
Great Corby & Geltsdale





Location:

Grid Reference:

L/A Field 3328, Castle Carrock

354350 555270





Proposal:
Erection of 9 no. dwellings (revised application)

Planning Decision
Decision:
Refuse  Permission
Date:
03/06/2005

Decision of:
Planning Inspectorate

Decision Type:
Appeal Dismissed
Date:
27/01/2006

Item no: 18







Appn Ref No:
Applicant:
Parish:

05/0312
 Nicholson Properties
Carlisle





Date of Receipt:
Agent:
Ward:

05/04/2005
Taylor & Hardy
Currock





Location:

Grid Reference:

91 Currock Road, Carlisle, CA2 4BH

340332 554405





Proposal:
Change of use from residential to house in multiple occupancy status

Planning Decision
Decision:
Refuse  Permission
Date:
10/06/2005

Decision of:
Planning Inspectorate

Decision Type:
Appeal Dismissed
Date:
21/02/2006

Item no: 19







Appn Ref No:
Applicant:
Parish:

05/0308
 Nicholson Properties
Carlisle





Date of Receipt:
Agent:
Ward:

05/04/2005
Taylor & Hardy Ltd
Castle





Location:

Grid Reference:

8 Strand Road, Carlisle, CA1 1NB

340622 556169





Proposal:
Change of use from residential to house in multiple occupancy status

Planning Decision
Decision:
Refuse  Permission
Date:
10/06/2005

Decision of:
Planning Inspectorate

Decision Type:
Appeal Dismissed
Date:
21/02/2006

Item no: 20







Appn Ref No:
Applicant:
Parish:

05/0771
 Persimmon Homes (Lancs) Ltd
Arthuret





Date of Receipt:
Agent:
Ward:

25/07/2005

Longtown & Rockcliffe





Location:

Grid Reference:

Sutton & Son Longtown Depot, Albert Street, Longtown, Carlisle, Cumbria

338213 568536





Proposal:
Erection of 28no. dwellings and associated works

Planning Decision
Withdrawn by Applicant/or by default 

