
SCHEDULE A: Applications with Recommendation
19/0247

Item No: 05 Date of Committee: 07/06/2019

Appn Ref No: Applicant: Parish:
19/0247 Story Homes Limited Kingmoor

Agent: Ward:
Multiple Wards

Location: Land at Greymoorhill, Kingstown Road, Kingstown, Carlisle
Proposal: Erection Of 25no. Dwellings (Revision Of Previously Approved

Permission 17/0480 To Increase The Number Of Dwellings From 17no.
To 25no.)

 Date of Receipt: Statutory Expiry Date 26 Week Determination
26/03/2019 25/06/2019

REPORT Case Officer:   Stephen Daniel

1. Recommendation

1.1 It is recommended that this application is approved with conditions and
subject to the completion of a Deed of Variation to the original S106 legal
agreement.

2. Main Issues

2.1 Whether The Proposal Is Acceptable In Principle
2.2 Whether The Layout, Scale And Appearance Would Be Acceptable
2.3 Provision Of Affordable Housing
2.4 Highway Matters
2.5 Drainage Matters
2.6 Other Matters

3. Application Details

The Site

3.1 The site covers an area of approximately 7.58 hectares and was formerly in
agricultural use.  Planning permission has been granted for residential



development on this site and these dwellings are currently under
construction, with those to the front of the site having been completed.

3.2 The site forms part of the wider housing site, with the land to the north,
south and west forming part of the Story development.  The land to the east
is allocated for housing in the Carlisle District Local Plan 2015-2030.  An
application for the erection of 200 dwellings on this land has been submitted
by Gleeson Homes and is currently awaiting determination. 

Background

3.3 In September 2015, outline planning permission was granted for residential
development on the site, with all matters (except access) reserved for
subsequent approval.  The indicative plans that were submitted with the
outline application showed one hundred and ninety dwellings within the site.

The Proposal

3.4 This proposal is seeking to increase the density of a distinct phase within
the approved development from 17 dwellings to 25 dwellings.  The
developer has updated and rationalized its core house types, largely in
response to customers demands, and this has allowed for a revised layout
to be created.

3.5 The specific amendments are as follows:

Plots 87-91 would be changed from 5 detached dwellings to six
detached dwellings and a pair of semi-detached properties;

Plots 78-84 would be changed for four detached dwellings and a
terrace of three properties to five detached dwellings and two pairs of
semi-detached properties;

Plots 64-65 would be altered from two detached dwellings to one
detached dwelling and a pair of semi-detached properties;

Plot 57 would be changed from a detached dwelling to a pair of
semi-detached properties which would be affordable dwellings
(discounted sale);

Plots 55-56 would be changed from a pair of semi-detached properties
to a terrace of three dwellings.

4. Summary of Representations

4.1 This application has been advertised by means of site and press notices
and a notification letter sent to the developers of the adjacent land.  No
representations have been received. 

5. Summary of Consultation Responses



Cumbria County Council - (Highways & Lead Local Flood Authority): - no
objections;

Kingmoor Parish Council: - does not wish to comment;

Stanwix Rural Parish Council: -  A Section 106 Agreement appears to
originate in respect of Outline Appn 14/0761, which required:
• the provision of 30% of the units as affordable;
• a financial contribution of £56,020 to support the off-site improvement of
existing sports fields (£35,910 represents provision and £20,110 for 10 years
maintenance);
• the maintenance of the informal open space within the site by the developer;
• a financial contribution in the range of £496,432-£633,346 to Cumbria
County Council towards education provision;
• a financial contribution of £25,000 for the improvement of California Way
and the linking PROW network.

The increased number of dwellings therefore requires an uplift of the above
financial contributions, pro rata. It would also require an increase in the
number of affordable homes.

The application specifies a location in the vicinity of the SUDS pond, close to
the site’s shared boundary with the site of registered Appn 18/1142, for 200
dwellings. The Parish Council is of the opinion that should Appn 18/1142 also
be approved then the area will reach over saturation, the consequences
being excessive loading of the already overburdened local educational
capacity and highway network.

As a result, although the application is for only 8 further units, the Parish
Council believes the proposal constitutes over intensification and must be
refused.

Should, however, consent be granted then the Parish Council would strongly
urge that conditions be imposed to secure pro rata contributions based upon
those required in respect of Appn Ref 14/0761 i.e.
• provision of the maximum possible number of affordable units;
• a financial contribution to support off-site improvements of existing
sports/amenity areas including for 10 years maintenance;
• the maintenance of the informal open space within the site by the developer;
• a financial contribution to Cumbria County Council towards education
provision;
• a financial contribution for the improvement/maintenance of California Way
and the linking PROW network.

The Parish Council strongly recommends that these conditions be treated by
the LPA as non-negotiable;

Cumbria Constabulary - North Area Community Safety Unit: - there are
various locations where surveillance opportunities are compromised and
consequently may be exploited for crime or anti-social activity.  With regard to



this revision, the access road and spaces adjacent to the Pump Station and
Sub Station (between Units 226 and 227) will be unsupervised and the Site
Layout drawing suggests an unobserved approach into this space from the
adjacent Gleeson development.
The landscape layout depicts strong definition of front curtilages to Units 217
– 236. There should be no reason why this tactic cannot be deployed for
Units 203 – 216;

Cumbria County Council (Education Department): - the additional units
will generate an additional two primary aged pupils, therefore as in line with
multiplier defined in the the existing S106 Agreement an additional £29,000 is
sought;

Environment Agency: - no comments received;

Local Environment - Waste Services: - no comments received;

Highways England: - no objections;

United Utilities: - no objections, subject to conditions.

6. Officer's Report

Assessment

6.1 The relevant planning policies against which the application is required to be
assessed are Policies SP1, SP6, HO4, IP1, IP3, IP3, IP6, IP8, CC5, CM4,
GI3 and GI6 of the Carlisle District Local Plan 2015-2030.  The National
Planning Policy Framework (NPPF) and the Supplementary Planning
Document (SPD) "Achieving Well Designed Housing" are also of relevance.
The proposal raises the following planning issues.

1.  Whether The Proposal Is Acceptable In Principle

6.2 This proposal is seeking to amend a previously approved housing layout to
increase the density of a particular section from 17 dwellings to 25 dwellings.
The principle of residential development on the site has been established by
the earlier permission.

2. Whether The Layout, Scale And Appearance Would Be Acceptable

6.3 The approved plans for plots 87-91 show five detached dwellings, two of
which have detached garages.  This proposal is seeking to substitute these
five dwellings for six detached dwellings and a pair of semi-detached
properties.

6.4 Plots 78-84 are currently shown as four detached dwellings and a terrace of
three properties.  This proposal is seeking to amend these to five detached
dwellings and two pairs of semi-detached properties.

6.5 Plots 64-65 would be changed from two detached properties to one
detached property and a pair of semi-detached properties, with Plots 55-56



being changed from a pair of semi-detached properties to a terrace of three
dwellings, which have rooms in the roof served by dormer windows.  The
detached dwelling on Plot 57 would be changed to a pair of semi-detached
properties and these would be designated as affordable dwellings
(discounted sale).

6.6 The Council's Urban Design/ Conservation Officer considers that the
changes increase the density around the SUDS pond to an unacceptable
degree, with detached houses being too close together, with the quality of
the elevations also being significantly eroded.  He considers that if a denser
form of development is required this should be achieved by the creation of
streetscape compromising continuous frontages designed with the input
from urban design advisors.  He considers that the current proposals are
contrary to Local Plan Policies HO2 and SP6 and the NPPF and should be
refused.

6.7 Stanwix Parish Council considers that although the application is only for a
further eight dwellings it should be refused as it, in combination with this site
for 172 dwellings and the adjoining site for 200 dwellings constitutes over
intensification. 

6.8 The proposal would increase the number of dwellings across the site from
172 to 180, which equates to a 4.65% increase.  The site density has been
increased with larger units with detached garages being replaced by some
smaller units which would be closer together.  The approved plans have a
density of 22.7 dwellings per hectare across the site.  The revised plans
would increase the density to 23.7 dwellings per hectare across the whole
site which is still low and is considered to be acceptable.

6.9 The proposed amended scheme would still provide a range of house types
including three-bedroom semi-detached properties, four bedroom
semi-detached properties and four and five bedroom detached properties.  A
terrace of three dwellings would also be provided.

6.10 The dwellings would be constructed of predominantly brick, with some
dwellings having sections of sandstone and render to add visual interest.
The dwellings would incorporate a range of features including two-storey
projecting gables, bay windows, single-storey front and rear extensions,
porches and pitched roof dormer windows. 

6.11 The Crime Prevention Officer has raised concerns about land adjacent to
the pump station being unsupervised.  The layout of this area has not
changed since the previous approval.  This area would be overlooked from
the adjacent site once this is developed with an area of open space being
provided to the rear of the pump station.  Concerns have also be raised
about the lack of strong definition for some front curtilages.  Open plan
estates with no front boundaries are common throughout the district.

6.12 In light of the above, the layout, scale and design of the proposed dwellings
would be acceptable.

 3. Affordable Housing



6.13 The proposal is seeking to increase the overall number of dwellings on the
site from 172 to 180.  The application site falls within Affordable Housing
Zone B (as designated in Local Plan Policy HO 4) which requires 20%
onside affordable housing on schemes of 11 or more units (50% for social/
affordable rent & 50% intermediate low cost home ownership).

6.14 Under the current planning approval, the development would provide 34
affordable homes which equates to 20% affordable housing provision across
the site in accordance with adopted local plan policy.  The increase to 180
dwellings would require an affordable housing contribution of 36 dwellings,
an increase of two affordable units.

6.15 The proposal identifies that a pair of semi-detached three-bedroom
properties would be affordable units available at 30% below the market
value and these would be secured by varying the original S106 Agreement.

4. Highway Matters

6.16 A Transport Assessment was submitted with the original outline application
for 190 dwellings. This concluded that the proposed development would
have a negligible impact on the local highway network.  This revised
application is seeking to increase the number of dwellings on the site from
172 to 180.  As this is still below the threshold of the housing units (190)
tested in 2015 this conclusion is still applicable.  The Local Highway
Authority has confirmed that it agrees with this conclusion.

5. Drainage Matters

6.17 The previously approved surface and foul water drainage strategy has been
developed in consultation with the Lead Local Flood Authority (LLFA) and
United Utilities.  The SUDS pond would attenuate and treat water flow from
the site. The supporting information that has submitted with the application
considers that the small increase in the number of dwellings would not
increase flood risk elsewhere and would create a betterment on existing
greenfield runoff rates factoring in an allowance for climate change.  Foul
water would enter the Kingstown Industrial Estate sewers which have the
required capacity.

6.18 The LLFA has been consulted on the application.  Taking into account the
Flood Risk Assessment and drainage information submitted for the previous
application the LLFA has confirmed that is has no objections to the
proposal.

 6.  Other Matters

6.19 Stanwix Parish has raised concerns about the additional eight dwellings now
proposed, given that permission already exists for 172 dwellings on this site
and there is a current application for 200 dwellings on the adjacent site.  It is
concerned that the area will reach over saturation, the consequences being
excessive loading of the already overburdened local educational capacity
and highway network. 



6.20 The Transport Assessment has concluded that the development of this
application would have a negligible impact on the local highway network.  In
relation to education, Cumbria County Council considers that the additional
units would generate an additional two primary aged pupils.  Therefore, as in
line with multiplier defined in the existing S106 Agreement, an additional
£29,000 is sought and this would be secured through a Deed of Variation to
the original S106.

6.21 Stanxiw Parish Council has stated that the increased number of units
requires a pro rata uplift of the financial contributions secured through the
original S106.  Two extra affordable units are being provided as required by
planing policy.  The previously approved financial contributions for off-site
improvements to existing sport fields and improvements to California Way
should be uplifted by 4.65% to reflect the increased number of units now
proposed.  The S106 Agreement will need to be varied to accommodate
these changes.

Conclusion

6.22 The proposal would be acceptable in principle.  The layout, scale and design
of the dwellings would be acceptable.  The proposal would provide two
additional affordable dwellings which would be secured through a S106
Agreement, with other S106 contributions being uplifted accordingly.  The
increase in the number of dwellings would not impact on the previously
approved road layout or drainage.  In all aspects, the proposal is considered
to be compliant with the relevant policies in the adopted Local Plan.

7. Planning History

7.1 In September 2015, outline planning permission was granted for residential
development of up to 190no. dwellings; with access from Kingstown Road
(14/0761).

7.2 In October 2017, a Reserved Matters application for the erection of 172no.
dwellings was approved (17/0480).

7.3 In December 2017, an application for Advertisement Consent for the display
of 6no. flags, 3no. sales sign boards and sales hoarding was approved
(17/0846).

7.4 In October 2018, planning permission was granted for the erection of
172no. dwellings (approval of Reserved Matters pursuant to outline
permission 14/0761) without compliance with condition 2 imposed by
planning permission 17/0480 to allow amendments to boundary treatments
(18/0765).

8. Recommendation: Grant Subject to S106 Agreement



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

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

2. The development shall be undertaken in strict accordance with the approved
documents for this Planning Permission which comprise:

1. the submitted planning application form received 25th March 2019;
2. the Location Plan (drawing ref SL022.90.9.LP2) received 25th March
2019;
3. the Detail Layout (drawing ref SL022.90.9.DL2 Rev J) received 15th

May 2019;
4. the Wilson (A) House Type Plans received 25th March 2019;
5. the Spencer (A) House Type Plans received 25th March 2019;
6. the Sanderson (A) House Type Plans received 25th March 2019;
7. the Masterton (A) House Type Plans received 25th March 2019;
8. the Boundary Details received 25th March 2019;
9. the Hewson (A) House Type Plans received 25th March 2019;
10. the Garage Booklet received 25th March 2019;
11. the Emmerson (A) House Type Plans received 25th March 2019;
12. the Charlton (A) House Type Plans received 25th March 2019;
13. the Kingston v2.5 House Type Plans received 25th March 2019;
14. the Boundary Treatments (drawing ref SL022.90.9.BTL2 Rev F)

received 15th May 2019;
15. the Landscape Plan (drawing ref SHGH-WW-01 Rev N) received 15th

May 2019;
16. the Habitat Enhancement and Timings Plan (drawing ref 11472.H1 Rev

05) received 15th May 2019;
17. the Refuse Management (drawing ref SL022.90.9.DL2RM Rev B)

received 15th May 2019;
18. the Hard Surfaces (drawing ref SL022.90.9.HS2 Rev F) received 15th

May 2019;
19. the Elevation Treatments (drawing ref SL022.90.9.ELT2 Rev C)

received 15th May 2019;
20. the Construction Management and Traffic Management Plan (drawing

ref SL022.90.9.CTMP Rev C) received 15th May 2019;
21. the Plot Works Sheet 1 (drawing ref C-GA-101 Rev C7) received 15th

May 2019;
22. the Plot Works Sheet 2 (drawing ref C-GA-102 Rev C8) received 15th

May 2019;
23. the Plot Works Sheet 3 (drawing ref C-GA-103 Rev C7) received 15th

May 2019;
24. the Proposed Drainage Strategy (drawing ref C-GA-401 Rev C12)

received 15th May 2019;
25. the Proposed Drainage Arrangement Sheet 1 (drawing ref C-GA-402

Rev C6) received 25th March 2019;
26. the Proposed Drainage Arrangement Sheet 2 (drawing ref C-GA-403

Rev C10) received 25th March 2019;



27. the Proposed Drainage Arrangement Sheet 3 (drawing ref C-GA-404
Rev C7) received 25th March 2019;

28. the Proposed Drainage Arrangement Sheet 4 (drawing ref C-GA-405
Rev C7) received 25th March 2019;

29. the Arboricultural Impact Assessment and Method Assessment (AIA &
AMS) March 2019 received 25th March 2019;

30. the Transport Assessment March 2019 received 25th March 2019;
31. the Explanatory Hole Log received 25th March 2019;
32. the Schedule of Finishes received 25th March 2019;
33. the Micro Drainage Results received 25th March 2019;
34. the Air Quality Note (22nd March 2019) received 25th March 2019;
35. the Supporting Planning Statement received 25th March 2019;
36. the Phase 2: Ground Investigation Report received 25th March 2019;
37. the Notice of Decision; and
38. any such variation as may subsequently be approved in writing by the

Local Planning Authority.

Reason: To define the permission.

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

Reason: To ensure a satisfactory external appearance for the completed
development in accordance with Policy SP6 of the Carlsile
District Local Plan 2015-2030.

4. The proposed  hard and soft landscape works shall be in strict accordance
with the details shown on the Landscape Plan (Dwg No. SHGH-WW-01 Rev
N, received 15th May 20190 and the Hard Surfaces Plan (Dwg No.
SL022.90.9.HS2 Rev F, received 15th May 2019).  These works shall be
carried out as approved prior to the occupation of the respective dwellings or
in accordance with the programme agreed by the Local Planning Authority.
Any trees or other plants which die or are removed within the first five years
following the implementation of the landscaping scheme shall be replaced
during the next planting season.

Reason: To ensure that a satisfactory landscaping scheme is prepared
and to ensure compliance with Policy SP6 of the Carlisle
District Local Plan 2015-2030.

5. The proposed boundary treatments shall be in strict accordance with the
details contained on the Boundary Treatments Plan  (Dwg No.
SL022.90.9.BTL2 Rev F, received 15th May 2019).

Reason: To ensure the design and materials to be used are appropriate
and to ensure compliance with Policy SP6 of the Carlisle
District Local Plan 2015-2030.

6. Foul and surface water shall be drained on separate systems.



Reason:  To secure proper drainage and to manage the risk of flooding
and pollution.

7. The proposed drainage shall be undertaken in accordance with the
principles of the submitted Proposed Drainage Strategy, ref C-GA-401
Revision C12 and also in accordance with the Non-Statutory Technical
Standards for Sustainable Drainage Systems (March 2015) or any
subsequent replacement national standards. No surface water will be
permitted to drain directly or indirectly into the public sewer.

The development hereby permitted shall be carried out only in accordance
with the approved drainage scheme.

Reason:  To promote sustainable development, secure proper drainage
and to manage the risk of flooding and pollution.
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