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Applications Entered on Development Control Committee Schedule

Application

ltem Number/ Case Page

No. Schedule Location Officer No.

01. 12/0365 Land at High Crindledyke Farm, Kingstown, SG 1
A Carlisle, Cumbria

02. 12/0378 Low Glendinning Rigg, Penton, Carlisle, SE 153
A Cumbria, CA6 5QB

03. 12/0025 Social Club And Field, St Augustines Church,  SD 169
A Waverley Gardens, Carlisle, CA3 4JU

04. 12/0403 Bridge End Service Station, Bridge End, ST 190
A Dalston, Carlisle, CA5 7BH

05. 12/0406 Bridge End Service Station, Bridge End, ST 201
A Dalston, Carlisle, CA5 7BH

06. 12/0417 Bridge End Service Station, Bridge End, ST 211
A Dalston, Carlisle, CA5 7BH

07. 12/0438 57 Kingstown Road, Carlisle, Cumbria, CA3 ST 218
A 0AB

08. 12/0089 High Burnthwaite Farm, Durdar, Carlisle SE 230
A

09. 12/0511 Former Stables, Horsebox & Lorry Park, Land SG 256
A adjacent Blackwell House, Durdar Road,

Carlisle, CA2 4TS

10. 12/0195 Karibu, How Mill, Brampton, CA8 9LL RJM 269
A

11. 12/0516 Barn at Kingbank, Walton, Brampton, CA8 RJM 284
A 2DH

12. 12/0557 L/A Orchard Gardens, Houghton, Carlisle CA3 RJM 295
A OLH

13. 11/9015 Access into Field No. 6100, Sandsfield Road, RB 308
C Carlisle, CA2 7TRD

14. 11/9017 Jewsons Builder's Merchants, Eastern Way, RB 313
C Carlisle, Cumbria, CA1 3QZ

15. 12/9002 Gilford Centre, Upperby Road, Carlisle, CA2 SD 318
C 4JE

Date of Committee: 17/08/2012
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Applications Entered on Development Control Committee Schedule

Application

Item Number/ Case Page

No. Schedule Location Officer No.

16. 12/9004 Burgh by Sands Primary School, Burgh by RB 323
C Sands, Carlisle, CA5 6AP

17. 12/9005 Stoneraise School, Stoneraise, Durdar, RB 326
C Carlisle, Cumbria, CA5 7AT

18. 12/9006 Trinity School, Strand Road, Carlisle, CA1 RM 332
C 1JB

19. 11/9001 Unit A, Kingmoor Park Rockcliffe Estate, RJM 339
C Rockcliffe, Carlisle, CA6 4RW

Date of Committee: 17/08/2012



The Schedule of Applications
This schedule is set out in five parts:

SCHEDULE A - contains full reports on each application proposal and concludes
with a recommendation to the Development Control Committee to assist in the
formal determination of the proposal or, in certain cases, to assist Members to
formulate the City Council's observations on particular kinds of planning
submissions. In common with applications contained in Schedule B, where a verbal
recommendation is made to the Committee, Officer recommendations are made,
and the Committee’s decisions must be based upon, the provisions of the
Development Plan in accordance with S54A of the Town and Country Planning Act
1990 unless material considerations indicate otherwise. To assist in reaching a
decision on each planning proposal the Committee has regard to:-

e relevant planning policy advice contained in Government Circulars, National
Planning Policy Guidance Notes, Development Control Policy Notes and
other Statements of Ministerial Policy;

e the adopted provisions of the North West of England lan Regional Spatial
Strategy to 2021 and Cumbria and Lake District Joint Structure Plan;

¢ the City Council's own statement of approved local planning policies
including the Carlisle District Local Plan;

e established case law and the decisions on comparable planning proposals

¢ including relevant Planning Appeals.

SCHEDULE B - comprises applications for which a full report and recommendation
on the proposal is not able to be made when the Schedule is compiled due to the
need for further details relating to the proposal or the absence of essential
consultation responses or where revisions to the proposal are awaited from the
applicant. As the outstanding information and/or amendment is expected to be
received prior to the Committee meeting, Officers anticipate being able to make an

additional verbal report and recommendations.

SCHEDULE C - provides details of the decisions taken by other authorities in
respect of those applications determined by that Authority and upon which this

Council has previously made observations.



SCHEDULE D - reports upon applications which have been previously deferred by
the Development Control Committee with authority given to Officers to undertake
specific action on the proposal, for example the attainment of a legal agreement or
to await the completion of consultation responses prior to the issue of a Decision
Notice. The Reports confirm these actions and formally record the decision taken by
the City Council upon the relevant proposals. Copies of the Decision Notices follow

reports, where applicable.

SCHEDULE E - is for information and provides details of those applications which
have been determined under powers delegated by the City Council since the

previous Committee meeting.

The officer recommendations made in respect of applications included in the
Schedule are intended to focus debate and discussions on the planning issues
engendered and to guide Members to a decision based on the relevant planning
considerations. The recommendations should not therefore be interpreted as an
intention to restrict the Committee's discretion to attach greater weight to any

planning issue when formulating their decision or observations on a proposal.

If you are in doubt about any of the information or background material referred to in
the Schedule you should contact the Development Management Team of the

Planning Services section of the Economic Development Directorate.

This Schedule of Applications contains reports produced by the Department up to
the 03/08/2012 and related supporting information or representations received up to
the Schedule's printing and compilation prior to despatch to the Members of the
Development Control Committee on the 08/08/2012.

Any relevant correspondence or further information received subsequent to the
printing of this document will be incorporated in a Supplementary Schedule

which will be distributed to Members of the Committee 5 working days prior to the
day of the meeting.
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SCHEDULE A: Applications with Recommendation

12/0365
Item No: 01 Date of Committee: 17/08/2012
Appn Ref No: Applicant: Parish:
12/0365 Story Homes Kingmoor
Date of Receipt: Agent: Ward:
01/05/2012 Positive Planning Solutions Stanwix Rural
Location:
Land at High Crindledyke Farm, Kingstown, Carlisle,
Cumbria

Proposal: Erection Of 184No. Dwellings (Including 42No. Affordable Dwellings)

And Associated Infrastructure (Phase 1 Reserved Matters Application
Pursuant To Outline Permission 09/0617)

REPORT Case Officer: Sam Greig

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
agreement.

2. Main Issues

2.1 The principle of development;

2.2  Scale, layout and design of the development;

2.3  The impact on the living conditions of neighbouring and future residents;

2.4  Highway issues;

2.5 Landscaping;

2.6  Affordable housing;

2.7  Foul and surface water drainage;

2.8 Ecological issues;

2.9 Archaeological issues;

2.10 Discharge of pre-commencement conditions;

2.11  Other matters.

3. Application Details
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The Site

3.1

3.2

The application site, which comprises a farm and associated agricultural
land, is located within Kingmoor Parish; approximately 5km north of the city
centre of Carlisle and within the urban boundary of the city as defined in the
Carlisle District Local Plan. The site is located off Crindledyke Lane, which is
accessed from the Class C (C1015) Carlisle - Rockcliffe road (the southern
section of which is known as Parkhouse Road), near to the principal entrance
to Kingmoor Business Park and the former Air Ministry service homes at
Crindledyke Estate.

The application site, which covers approximately 10 hectares, is bounded by
Crindledyke Lane to the east, Kingmoor Park to the south west and open
fields to the north.

Background

3.3

3.4

3.5

In April 2012, following the completion of a s106 agreement, Outline planning
permission was granted for the redevelopment of the 29 hectare site to
provide 850 dwellings, together with a range of community facilities and
associated infrastructure.

Whilst submitted in Outline form the application was accompanied, inter alia,
by a detailed site layout plan titled the "lllustrative Built Form Masterplan®. In
granted planning consent a condition was imposed that required the
subsequent Reserved Matters application to be in accordance with the
lllustrative Built Form Masterplan, as well as the parameters set out in the
Environmental Statement, Transport Assessment, Design and Access
Statement and Framework Travel Plan. The Decision Notice included forty
planning conditions to regulate varied aspects of the development, twenty
five of which were required to be “discharged” prior to development
commencing. The latter, as Members may be aware, are referred to as
pre-commencement conditions.

The application is also accompanied by a detailed s106 agreement that
controls the provision and timing of a primary school; affordable housing;
highway works, speed restrictions and a travel plan monitoring; open space
and recreational provision and the delivery of community facilities.

The Proposal

3.6

3.7

This current application relates to Phase 1 of the development, which
proposes the erection of 184 dwellings. Phase 1 covers the eastern extent of
the site and it is this portion of land that is first approached when heading
along the U1281, which for the purpose of this report is referred to as
Crindledyke Lane.

The proposed dwellings are situated in a triangular shaped parcel of land
bordered by Crindledyke Lane, Kingmoor Park and open fields; however, the
application site boundary extends to the southern extent of the site where a
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3.8

3.9

3.10

3.11

3.12

sustainable drainage (SuDS) pond is proposed.

As previously identified the Outline planning application was accompanied by
an lllustrative Built Form Masterplan for the whole development. A detailed
Design and Access Statement was also provided. The aim of both
documents was to highlight key design principles embodied within the
proposal showing why the development was appropriate in terms of use and
scale, and also how it responded to the site’s character in respect of both its
local and city wide context. A justification for the proposed layout,
appearance and overall amount of development were also provided, showing
how the development would fit into the existing patterns of land use,
movement and access.

In granting Outline planning permission for the development two conditions
were imposed (Nos. 6 and 7) that required the subsequent Reserved Matters
applications to accord with the principles set out in the Planning Statement,
the Design and Access Statement and the layout shown on the lllustrative
Built Form Masterplan. The need to ensure compliance with these conditions
has influenced the layout of this current proposal, which is very similar to that
shown on the lllustrative Built Form Masterplan.

High Crindledyke Farm, which is situated at the most north eastern extent of
the site, is coincidently the most elevated section of the site. Although the
proposal necessitates the removal of the farm, the existing land mark trees
are to be retained and incorporated into the development. The density of the
detached dwellings in this location is lower and the layout of the properties
more random. The purpose of doing so is to ensure that from both longer
distance views and on the approach to the site along Crindledyke Lane the
layout of the estate appears more rural in character.

Crindledyke Lane serves as the main point of access and the lane itself
diverts into the estate to form the main spine route though the site. As the
land falls away from Crindledyke Lane, the change in levels, which equates
to approximately 12m when measured from east to west, allows for a higher
density development, including buildings of up to three stories in height.
These taller buildings comprise town houses, two and three storey dwellings,
and terraces, which are situated along what is described as the “Boulevard
Loop”. The supporting Design and Access Statement identifies that these
dwellings would provide a strong frontage, but also be of sufficient scale and
height to frame this wide street successfully. Along the eastern side of the
Boulevard Loop the existing mature hedgerows would be retained.

Elsewhere within the site is a mix of more “traditional” family housing, the
majority of which would have two in-curtilage parking spaces. The design has
given consideration to the provision of “significant buildings” to act as visual
stops, at the end of streets for example. It is proposed that these buildings
will be finished in stone or render to signify the importance of the dwelling to
the wider scheme. Similarly “gateway buildings” are proposed to help
residents and visitors to understand changes in character or transition points
between a hierarchy of routes and spaces. For example a gateway building
may announce a transition from a primary street to a secondary street.
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3.13

3.14

3.15

3.16

3.17

3.18

Where there are bends in the road or corners, “corner turners” are proposed
to make the transition, rather than to simply incorporate dwellings with blank,
uninspiring gables.

The layout incorporates a range of different house types, both in height and
scale, but also the number of bedrooms proposed. In total nineteen different
house types are proposed (excluding ‘handed’ versions of these units), which
comprise a variety of 2-4 bedroom dwellings. As noted in the description of
the application, Phase 1 of the development also incorporates forty two
affordable units.

The dwellings will be completed in a range of materials including render and
stone, although facing brick will be the prevailing finish. The dwellings will be
roofed with three different types of roof tiles to incorporate visual interest.
Similarly a range of boundary types are proposed depending on the location
within the estate. In more prominent locations higher quality boundary
treatment is proposed such as stone walls and estate fencing. The dwellings
within this phase will be built to Code 3 of the Code for Sustainable Homes
and each property will also have a water butt and garden composter.

The suitability of the main vehicular access, which is via the junction of
Parkhouse Road with Crindledyke Lane, was agreed at the Outline stage.
Condition 14 of that consent required that details of the improvements to
Crindledyke Lane and its junction with Parkhouse Road to be provided prior
to development commencing. As part of this current submission the applicant
has shown that Crindledyke Lane has been increased in width to 6m and a
2.4m wide pedestrian footway is to be provided along the southern side of
Crindledyke Lane from the application site to the main entrance to Kingmoor
Park. The access road will incorporate traffic calming measures that will
reduce vehicles speeds. Improvements are also proposed to the junction of
Parkhouse Road and Crindledyke Lane; however, the precise details are
being negotiated with the Highway Authority and would be finalised through
the completion of a s278 agreement.

Phase 1 incorporates small pockets of public open space; however, as the
larger areas of dedicated public open space are not proposed until later in
the overall development, a temporary area of public open space measuring
approximately 40m by 85m is proposed at the rear of plots 158-178 to ensure
that residents of this development have adequate provision in the interim
period.

Along the south eastern boundary, which lies parallel with Kingmoor Park, a
12m wide landscaped strip is proposed. The purpose of this strip is to
mitigate any potential impact that the employment site will have on the future
residents of these properties. It will also, however, provide an important
recreation feature for the future residents of the estate, which will ultimately
link with the existing public right of way that lies parallel with the railway line.

It is proposed that foul water will connect to the public sewer, whereas
surface water will be collected in a SuDS pond which would be located at the
southern extent of the site. The SuDS pond will discharge to Cargo Beck at
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3.19

3.20

4,

4.1

an attenuated rate. The SuDS pond is designed to retain a permanent
volume of water thereby enabling the pond to provide an important wildlife
habitat, as well as a landscape feature.

As part of this Reserved Matters application the applicant has sought to
discharge all of the pre-commencement conditions. Some of this technical
information has not been reproduced in the Committee Schedule, partly due
to the volume of information, but also because its relates to information of a
specialist nature, which is required to satisfy the respective conditions.

The application is supported by a suite of drawings and a range of detailed
specialist studies. These include a Design and Access Statement, a Code
For Sustainable Homes Assessment, a Sustainability Statement,
Archaeological Evaluation/Geophysical Survey and Building Recording
Survey, a Geo-technical Ground Investigation, a Landscape Management
Plan, an Outdoor Lighting Report, a Construction Management Plan, a
Biodiversity Enhancement and Protection Plan, a Storm Water SuDS Report
and a Management Plan To Control Noise, Vibration and Dust/Emissions.

Summary of Representations

This application has been advertised by means of site and press notices
as well as notification letters sent to three hundred and ninety nine
interested parties. In response seventeen letters of objection have been
received. The grounds of objection are summarised as;

1. The principle of allowing houses in this location is unacceptable;

2. The development will have a detrimental impact upon wildlife in the
vicinity;

3. There are adequate brownfield sites available for redevelopment within

Carlisle;

4. The construction phase of the development, given the length of time it will
take, will devalue properties in the locality;

5. The development is contrary to Articles 1 and 8 of the Human Rights Act;

6. Will existing businesses have their activities curtailed if the proposed
residents complain about noise levels;

7. The development may prejudice the planned 10ha extension to Kingmoor
Park at Brunthill, which is of particular importance as it forms part of the
identified Regional Investment Site at Kingmoor Park;

8. The proposed landscaped/acoustic barrier between the employment
development at Brunthill and the residential development will not be of
sufficient height to mitigate the noise and visual impact of the proposed
industrial building which may be between 11m and 23m high;


jamess
Text Box
5


9.

10.

A development of this size will result in increased criminal activity;

The local children previously played on the road as it was quiet. Is
alternative provision to be made for them;

11. Provision should be made for large areas of open space, allotments and

12.

13.

14.

15.

16.

17.

18.

19.

20.

21.

22.

23.

24.

25.

additional public footpaths/bridleways;

No details have been provided of the proposals to reposition the pylons
underground;

Adequate mitigation measures should be provided for local wildlife that
will be disturbed by this development;

Where will the school bus park to collect local children;

The approved hours during which construction can take place are
inappropriate, particularly as children will be crossing the road to
board/leave the school bus;

The developer will cease construction once they have built the maximum
number of dwellings permissible without having to construct the primary
school;

The noise created by railway associated activity will result in noise
disturbance for the future residents of this development;

The relocation of the great crested newts could be damaging to the
species;

Curlews, which are an endangered species, have returned to the site;

Crindledyke Lane is unsuitable for construction traffic associated with this
development;

There is currently standing traffic on Crindledyke Lane, the problem of
which will be exacerbated as a result of this development, which will
make it difficult for residents to access their driveways;

There is doubt over the validity of the traffic surveys provided as the
traffic counters were placed in the wrong location and did not count the
traffic entering Kingmoor Park or Crindledyke Estate;

The CDNR is now open and consequently Kingmoor Park generates
additional traffic to that which was previously identified;

The location of traffic calming measures outside Nos. 1 and 2
Crindledyke Estate will prevent access to these properties;

The northern section of Crindledyke Lane will be shut off resulting in all
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4.2

4.3

the traffic using the junction of Crindledyke Lane with Park House Road;

26. Local residents have previously maintained the grass verges. As this land
is now seemingly owned by the Highway Authority who will maintain the
verges;

27. A new road should be provided through Kingmoor Park to serve the
development;

28. The land which forms part of the visibility splay at the junction of
Crindledyke Lane and Park House is not owned by the applicant, but by
Kingmoor Park Properties Limited.

Clir James Bainbridge has commented on this application. He has
reiterated his concerns regarding the proximity of the junction leading to
the site from Parkhouse Road and the prospect of standing traffic posing
a hazard to motorists approaching the junction in a northerly direction
over the former railway bridge. In doing so Clir Bainbridge accepts that
this arrangement has been agreed as acceptable through the Outline
application.

Clir Bainbridge has also commented that the s106 agreement that
accompanied the Outline application gives priority to residents of Carlisle
when disposing of the affordable housing units. Clir Bainbridge has asked
whether, with the applicant's and the Housing Strategy Team's
agreement, priority could be given to those persons who live in the rural
area, particularly the Parishes of Rockcliffe and Kingmoor who are most
affected by the development.

Summary of Consultation Responses
Local Environment - Environmental Protection: - no objections;

Cumbria County Council - (Highway Authority): - no objections to the layout of
the estate. The improvements to Crindledyke Lane and its junction with Park
House Road are being negotiated with the applicant;

Housing Strategy: - the type and size of the affordable units, as well as their
location within Phase 1, is acceptable;

Department for Transport (Highways Agency): - no objection;

Kingmoor Parish Council: - the proposed changes to Crindledyke Lane are
inadequate to permit the safe and easy flow of traffic for a development of
850 houses. The provision of traffic lights at the junction of Park House Road
and Crindledyke Lane will interrupt the flow of traffic and will result in standing
traffic thereby creating a danger for motorists heading northwards along Park
House Road.

The Parish Council has also made a series of comments on the design of the
estate. They felt that a more diverse mix of affordable and other housing
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should be provided; the formation and planting of the proposed bund,
separating the residential units from the industrial areas, should take place as
soon as possible; Cargo Beck appears to be part of the surface water
drainage scheme, which may increased discharge into the water course
potentially affecting others further downstream; it is requested that some
evidence of the development of the primary school be provided during the
first phase; the developer should strictly adhere to the hours of operation
imposed by the planning condition; and, the Parish Council expect to be
involved in discussions over public footpath, cycleways, public transport and
other issues which form the responsibilities of a Parish Council;

Rockcliffe Parish Council: - the plans do not make reference to the school.
Whilst it is understood that the school will not be provided until later in the
development, the Parish Council have stressed that the school is essential as
there are no vacancies at Rockcliffe School. The Parish Council also feel that
the narrow access road leading to the development is inadequate for the
number of houses planned;

Ministry of Defence/Defence Estates: - no objections;

Environment Agency: - no objections to the Reserved Matters application or
the discharge of conditions 34 and 36;

Local Environment - Drainage Engineer: - no objections;

United Ultilities: - no objections to the Reserved Matters application or the
discharge of conditions 34 and 35;

Cumbria County Council (Education Department): - has commented that
further discussions regarding the delivery of the primary school will be
necessary as the 60 unit threshold occurs in the first phase of the
development. Prior to occupation of the 60th unit the developer must serve
notice on the Council as to whether the developer will construct the school or
whether it will pay the Council £3.5 million to enable them to do so;

Cumbria County Council - (Archaeological Services): - the site has been
subject to a partial archaeological evaluation, geophysical survey and building
recording, as required by conditions 15, 16 and 17 of the Outline consent.
The results of the evaluation and geophysical survey indicate that no
significant remains survive in Phase 1 of the development. The building
recording report is also adequate;

Natural England: - no objections; however, it has been suggested that some
further wildlife mitigation measures, in additional to those already proposed,
could be incorporated;

Open Spaces Society: - are supportive of the application;

Sport England North West: - no comments;

Northern Gas Networks: - no objections;
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6.1

6.2

1.

Network Rail: - no comments;

Green Spaces - Countryside Officer: - no formal response; however, verbal
representations were made regarding the surface treatment of the existing
footpath, which will be affected by subsequent phases of the development;

Cumbria County Council - Transport & Spatial Planning: - has highlighted that
it will not be formally responding to this proposal from a Category 1
perspective, as the principle of this development has already been
established; however, it has highlighted that issues covered by the s106
agreement, such as the provision of a car club and the monitoring of the bus
service extension will require further consideration;

Sustrans: - has requested that a contribution be made towards improving
pedestrian and cycle access in the vicinity of the site; recommended that the
estate should be designed to restrict vehicles speeds to below 20mph; the
smaller properties should include storage areas for residents'
buggies/bicycles and the Travel Plan targets/monitoring should be
undertaken;

National Grid Company (National Grid UK Transmission): - no response
received,

Local Environment - Waste Services: - no response received;
United Utilities Electricity Services: - no response received;

Council for Protection of Rural England/Friends of the Lake District: - no
response received;

Cumbria Constabulary - North Area Community Safety Unit: - no response
received;

Cumbria Wildlife Trust: - no response received;
Ramblers Association: - no response received;

Cumbria County Council - (Highway Authority - Footpaths): - no response
received.

Officer's Report

The relevant planning policies against which the application is required to be
assessed are policies CP2, CP3, CP5, CP10, CP12, CP15, CP16, CP17, H1,
H5, LE2, LE3, LES8, LE29, T1, LC2, LC4 and LE29 of the Carlisle District
Local Plan 2001-2016 (CDLP).

The proposals raise the following planning issues:

Principle Of Development
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6.3

6.4

6.5

6.6

As Outline planning permission has been granted for the erection of 850
dwellings on this land the principle of residential development has been
established as acceptable, subject to compliance with the criteria identified in
Policy H1 and other relevant Local Plan policies.

Under the Outline consent all five of the "standard" details, which are siting,
design, access, external appearance and landscaping, were "reserved" for
subsequent approval i.e. as part of the Reserved Matters applications.
Notwithstanding this fact, the original permission sought to demonstrate that
850 properties could be accommodated whilst still complying with the relevant
Development Plan policies.

As previously identified in this report, conditions were attached to the
Decision Notice which required the Reserved Matters application be in
accordance with the information that accompanied the Outline application.
Consequently, certain key issues have been addressed through the approval
of the Outline application and the impacts assessed as being within tolerable
limits. These include, but not exclusively, matters relating to traffic generation;
the use of Crindledyke Lane to serve the development; the capacity of the
Parkhouse Road/Crindledyke Lane junction; impact upon wildlife and existing
residents, and implications for the future development of Kingmoor Park.

Members should note that several objectors have reiterated concerns
associated with the aforementioned issues; however, the Reserved Matters
application is not an opportunity to reinvestigate any issues relating to the
principle of the development, but to establish whether the detailed scheme is
acceptable.

2. Scale, Layout And Design Of The Development

6.7

6.8

6.9

The proposed development is well laid out and will encourage and promote
the creation of a neighbourhood. The properties overlook one another,
thereby creating a degree of natural surveillance and the distinction between
public and semi-public space is defined, both of which will act as a deterrent
to potential offenders and reduce the likelihood of crime occurring.

In terms of the units there is a range of differing house types, which,
aesthetically, will add variety to the estate and create its own identity. The
dwellings incorporate reasonably sized garden areas that are comparable to
the size of the units that they serve, thereby ensuring that the development
does not appear cramped or overdeveloped. The size of the gardens and the
way that the properties are laid out will help create a sense of space within
the estate.

The proposed dwellings are a mix of one and a half, two and three storeys in
height. The proposed three storey properties are contained within the body of
the estate, with one and a half/two storey properties adjacent to the perimeter
of the site. This approach ensures that those properties which are on the
edge of the site are appropriate in scale to the site’s rural setting. Each
property has adequate incurtilage parking provision, together with access to

10
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6.10

6.11

the rear gardens for refuse/green recycling bins. Those dwellings with access
to garden space are provided with water butts and garden composters to
encourage more sustainable living.

Policy LC4 of the CDLP encourages the provision of formal and informal
areas of public open space (POS) within new family housing development of
more than 40 units. As part of the overall Masterplan for the development of
the estate a dedicated area of public amenity space will be provided;
however, this is not scheduled to take place until a later phase of the
construction schedule. As an interim measure a temporary area of play area
is to be provided, which is acceptable until such time that the remainder of
the site is developed.

The development also incorporates smaller pockets of open space and
proposes the provision of a landscaped strip along its boundary with
Kingmoor Park, which can be utilised for more informal recreation, by both
existing and future residents. In summary, the scale, design and layout of the
estate are acceptable.

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

6.12

6.13

6.14

Adequate separation distances have been maintained between the proposed
residential dwellings. As such, it is unlikely that the future living conditions of
the occupiers of these properties will be compromised through loss of light,
loss of privacy or overdominance. There are no existing residential properties
in close proximity of the site that would be directly affected by the proposed
dwellings themselves.

In respect of any increase in traffic generated by this proposal, this was a
factor that was considered at the Outline stage. Whilst residents have
reiterated these concerns, the impact of the larger development of 850 units
was regarded as being within tolerable limits. Given that this Reserved
Matters submission is based on the illustrative layout and information
provided with the Outline application, it would not be appropriate to
reconsider this issue as part of this application.

Some local residents have voiced concern that the development will
contravene their rights under the Human Rights Act. Several provisions of
the above Act can have implications in relation to the consideration of
planning proposals, the most notable being:

Article 6 bestowing the "Right to a Fair Trial" is applicable to both
applicants seeking to develop or use land or property and those
whose interests may be affected by such proposals;

Article 7 provides that there shall be "No Punishment Without Law" and
may be applicable in respect of enforcement proceedings taken
by the Authority to regularise any breach of planning control,

Article 8 recognises the "Right To Respect for Private and Family Life";

11
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6.15

6.16

6.17

Article 1 of Protocol 1 also relates to the "Protection of Property" and bestows
the right for the peaceful enjoyment of possessions.

In respect of the residents’ concerns, the human rights of individuals have
been taken into account when the Outline planning application was
determined. In determining that previous application conditions were imposed
to mitigate the construction impacts of the development and it was not
considered that the subsequent occupation of the units would have such an
adverse impact that would warrant refusal of the Outline planning application.

In respect of this Reserved Matters application, the anticipated impact of this
development would not exceed that which was regarded as acceptable at the
Outline stage and, therefore, it is not considered that any conflict with the
Human Rights Act would be significant enough to warrant the refusal of this
application. Members are also advised that the separate rights of individuals
under this legislation will not be prejudiced.

4. Highway Issues

6.18

6.19

6.20

One of the principal issues that this application raised at the Outline stage
related to the means of vehicle access to the site and the potential impact
created by traffic associated with the development of the site, both during the
construction stage and post completion. Several residents including both
Kingmoor and Rockcliffe Parish Council have reiterated these concerns.
Whilst their concerns are noted these issues were addressed through the
Outline application and it would not be appropriate for the Development
Control Committee to debate these matters further.

The Committee should focus on the detailed aspects of the scheme and
whether these highway arrangements are acceptable. The Highway Authority
has discussed this matter at length with the applicant’s and has concluded
that the layout of the estate, including visibility splays at the junctions therein,
are acceptable. Adequate in-curtilage parking, which broadly equates to in
excess of two spaces per unit, has been provided and space is available for
visitors without resulting in a detrimental impact upon highway safety.

The applicant, in seeking to discharge some of the highway related
pre-commencement conditions, has provided information regarding the
improvements to Crindledyke Lane and its junction with Kingmoor Park. In
essence, it is the developer’s intention to widen Crindledyke Lane by 1m and
to provide a pedestrian footway along the southern side of the road from the
site up to the entrance with Kingmoor Park. Traffic calming measures are
intended to be provided along its length; however, the Highway Authority has
advised that in the initial phases of the development speed bumps would be
needed, but that these may need to be replaced with alternative measures as
the use of the road intensifies. In light of this ambiguity the applicant has
been advised that condition 14 cannot be discharged at this stage.
Consequently, in consultation with the applicant’s, the drawing that related to
these works has been removed from their submission.
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6.21

6.22

6.23

6.24

6.25

Whilst a local resident has objected to the scheme on the basis that the traffic
calming measures will inhibit access to his property, as this drawing no longer
forms part of this submission these concerns should not influence the
outcome of this Reserved Matters application.

On a similar vein, the applicant had submitted a plan detailing the
improvements to the junction of Crindledyke Lane with Park House Road.
This plan illustrated the applicant’s intention to create a signalised junction;
however, the Highway Authority, whilst having no objections to the
development, has indicated that the precise nature of these works would be
agreed as part of a s278 agreement and the final arrangements may evolve
from the details shown on the submitted plan. Due to the uncertainty
regarding the precise arrangements, with the applicant’s consent, this plan
has been removed from the applicant’s submission.

In accordance with the Outline planning consent these improvements to
Crindledyke Lane and its junction with Park House Road would be agreed
through a separate application to “discharge” the requirements of condition
14 once the applicant has finalised these arrangements with the Highway
Authority.

In summary, the access arrangements within the estate are acceptable and,
therefore, Members can determine the Phase 1 Reserved Matters
application. Although there is a degree of uncertainty regarding the precise
details of the improvements to Crindledyke Lane and its junction with Park
House Road there is no requirement for this information to be provided as
part of this submission.

Whilst for the purpose of this Phase 1 Reserved Matters application Members
are being asked whether the access arrangements within the estate are
acceptable, Members are reminded that as part of the s106 agreement that
accompanied the Outline application a series of associated highway
improvements/mitigation measures are proposed. These include the provision
of a bus service, improved pedestrian and cycleway connectivity to the site
and the implementation of a Travel Plan Framework.

5. Landscaping

6.26

This development has been designed to retain, where practical, the existing
landscape features such as the mature hedgerows and trees. Further
planting would also be provided within the estate along the length of the
landscaped strip and within the SuDS pond. A detailed landscaping scheme,
including a landscape management plan which provides detailed of
tree/hedge protection measures, has been submitted with this application.
The Council’s Landscape Architect has raised no objections to these details,
which are regarded as acceptable.

6. Affordable Housing

6.27

Within this phase it is proposed that 42 affordable properties will be provided.
Half of these units will be available for discounted sale, at 30% below open
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6.28

market value, or offered for shared ownership through a Registered Provider.
The remaining twenty one affordable units within this phase will be available
to rent at discounted rates. The Council’s Housing Strategy Officer has
confirmed that these arrangements are acceptable.

Members will note that Clir Bainbridge has asked if the affordable housing
can be made available to residents of Kingmoor and Rockcliffe Parish as
opposed to being offered to those within the urban area of Carlisle first.
Although this arrangement was cemented through the s106 agreement that
accompanies the Outline application, Officers will liaise with the applicants
and the Council's Housing Strategy Team to establish whether Clir
Bainbridge's request can be accommodated. Members should note that these
discussions will take place separately and should not affect the determination
of this Reserved Matters application.

7. Foul And Surface Water Drainage

6.29

The applicant has indicated that the foul drainage will connect into the public
sewer, which is acceptable to United Utilities, with surface water discharging
to a SuDS Pond. The provision of a SuDS pond is a sustainable means of
disposal, which helps create wildlife habitats, as well as a landscaped feature
for the benefit of the future residents of this estate. The Environment Agency
has confirmed that the detailed scheme submitted is acceptable to them.

8. Ecological Issues

6.30

6.31

With a development of this scale on greenfield land it is inevitable that there
will be some impact upon local wildlife. The assessment of that impact was
considered through the Outline application and conditions were imposed that
required mitigation measures to be submitted prior to development
commencing within the respective phases. These measures required the
submission of a Biodiversity Enhancement and Protection Plan (BEPP) for
each phase of the development. That BEPP, which has been submitted with
this application, seeks to demonstrate how the existing wildlife, with particular
emphasis on great crested newts, bats and birds will be safeguarded.

Natural England has considered the supporting information submitted with the
application and raised no objections to the layout. Natural England has,
however, made reference to specific enhancements that it would like to see
incorporated within the development. Several of these measures are referred
to within the BEPP and, therefore, it is requested that “authority to issue” an
approval be granted to enable Officers to liaise with Natural England to verify
whether the measures referred to are in addition to the information already
supplied and whether additional information is required to address the
pre-commencement conditions attached to the Outline consent.

9. Archaeological Issues

6.32

The application is accompanied by an Archaeological Evaluation,
Geophysical Survey and Building Recording Survey. The County Council's
Historic Environment Officer (HEO) has advised that the results of the
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Archaeological Evaluation and Geophysical Survey indicate that no significant
remains survive within Phase 1 of the development. As such the planning
conditions that required the submission of these assessments can be
discharged in part; however, further assessments will be required for the
subsequent phases of the development. The HEO has advised that the
Building Recording Survey is also acceptable and, therefore, condition 17 can
be discharged.

10. Discharge Of Pre-Commencement Conditions

6.33

6.34

6.35

As highlighted earlier in this report the applicant has sought to address all of
the pre-commencement planning conditions that were attached to the Outline
consent; however, due to the uncertainty of the precise improvements to
Crindledyke Lane and its junction with Parkhouse Road the drawings
illustrating these works have been removed from the application; however,
that does not preclude Members from determining this Reserved Matters
application.

Whilst the applicant has submitted the necessary technical information to
satisfy these pre-commencement conditions (excluding condition 14)
verification is required from the relevant consultees to confirm precisely which
elements of the conditions have been satisfied. Due to the number of
consultees involved it is not envisaged that this exercise will be finalised in
advance of the application being considered by the Development Control
Committee. Consequently, should Members be minded to approve this
application it is requested that “authority to issue” an approval be given to
enable this task to be completed.

Members should note that applications to “discharge” planning conditions are
not subject to public consultation and had the information been provided
separately to this current application Members would not be required to
consider the details submitted. Consequently, if Members were agreeable to
this request it would not be undermining their involvement in the planning
process. The request is simply to enable the Case Officer to confirm beyond
any doubt precisely which aspects of the pre-commencement conditions have
been satisfied. Conditions are only discharged in part where the condition
requires work to be undertaken in accordance with the submitted information.

Conclusion

6.36

To conclude, the principle of the development has been established as
acceptable through the approval of the Outline application. The scale, layout
and appearance of Phase 1 of this development is appropriate to the site and
will not result in any adverse impact upon the landscape beyond that which
has been regarded as acceptable through the Outline application. Adequate
amenity space, incurtilage parking provision would be available to serve the
dwellings. The layout of the estate is acceptable to the Highway Authority.
The proposal conforms to the requirements of the Outline application and in
all aspects is compliant with the objectives of the relevant Development Plan
policies.
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6.37

7.1

7.2

If Members accept this recommendation, and are minded to grant planning
approval it is requested that “authority to issue” the approval is given to the
Director of Economic Development subject to:

a) the completion of a deed of variation to link this current application to the
original s106 agreement; and

b) verification from the respective consultees as to precisely which elements
of the pre-commencement conditions can be discharged.

Planning History

In 2012 Outline planning permission was granted for the erection of 850
dwellings (Application 09/0617).

In 2012 planning permission was sought to vary condition 38 of the Outline
planning consent to enable those dwellings to be constructed within Phase 1
to be built to the Code 3 standard for Sustainable Homes, as opposed to
Code 4 (Application 12/0495). At the Development Control Committee that
took place on the 13th July Members supported the application, which is now
awaiting the completion of a deed of variation to the original s106 agreement.

Recommendation: Grant Subject to S106 Agreement

In discharge of requirements for the submission of detailed particulars of the
proposed development imposed by conditions 2 (part), 3 (part), 6 (part), 8
(part), 10 (part), 15 (part), 17, 18(part), 20 (part), 22 (part), 23 (part), 24
(part), 25 (part), 26 (part), 27 (part), 28 (part), 30 (part), 31 (part), 32 (part),
34 (part), 35 (part), 36 (part), 37 (part) and 38 (part) attached to the Outline
planning consent to develop the site.

The approved documents for this planning permission comprise:

SCHEDULE OF PLANS, DOCUMENTS AND VISUAL ILLUSTRATIONS
[DETAILS TO BE INSERTED], THE NOTICE OF DECISION, ETC

Reason: To define the permission.
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© Story Construction Ltd.
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Tel 01228 640850

Fax 01228 640851
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Fax 01228 640851

Parking Space

GF/FF 56.21 sq.m. (605.04 sq.ft.)
Burgh Rd Industrial Estate, Carlisle, Cumbria. CA2 7NA,

Tel 01228 640850

€ Story Construction Ltd.

The Mulberry
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GF/FF 66.09sq.m. (711.33 sq.ft.

¢ Story Construction Ltd.

Burgh Rd Industrial Estate, Carlisle, Cumbria, CA2 7NA.

Tel 01228 640850

Fax 01228 640851
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Crindledyke Phase 1, Carlisle

27

GF/FF/SF 122.80 sq.m. (1321.83 sq.ft.)

© Story Construction Ltd.

Burgh Rd Industrial Estate, Carlisle, Cumbria, CA2 7NA,

Tel 01228 640850

Fax 01228 640851
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