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:

	09/0507
	 Kans & Kandy ( Properties ) Limited
	Carlisle

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	25/06/2009 08:01:27
	Ian Belsham Associates
	Stanwix Urban

	
	
	

	Location:
	
	Grid Reference:

	Gates Tyres, 54 Scotland Road, Stanwix, Carlisle CA3 9DF
	
	340030 557276

	
	
	

	Proposal:
	Erection Of A Neighbourhood Convenience Store (464.5 Sq. m), Small Retail Unit (92.9 Sq. m) With 9No. Residential Flats Above And Associated Parking (Revised Application)


Members resolved to give authority to the Head of Planning and Housing Services to issue approval for the proposal to enable alterations to be made to the wording of the unilateral undertaking, which is a legal agreement to secure a £3500 contribution to pay for the amendment to the Traffic Regulation Order. Members also resolved to grant authority to issue approval subject to the imposition of an additional condition that requires details of the proposed bin store to be submitted and agreed with the Local Planning Authority.  

	Item no: 02
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	07/1383
	 Dalston Tennis Club
	Dalston

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	22/12/2007
	CT Planning
	Dalston

	
	
	

	Location:
	
	Grid Reference:

	Recreation Field, The Green, Dalston, Carlisle, CA5 7QB
	
	336757 549579

	
	
	

	Proposal:
	Variation Of Condition 2 Of Planning Permission 06/1357 To Allow For 400 Lux To Meet The Lawn Tennis Association's Minimum Level For Club Tennis


Members resolved to give authority to the Head of Planning and Housing Services to issue approval for the proposal subject to the applicant providing an amended lighting report that omits the screening effect of the hedge located to the east of the tennis courts. This additional information will enable the Council’s independent lighting consultant to confirm beyond any doubt that the lighting scheme complies with the Institute of Lighting Engineers guidance notes for the “Reduction of Obtrusive Light”. Members also resolved to grant authority to issue approval subject to the variation of the wording of Conditions 2 and 4, as outlined at the meeting by the Case Officer. 

	Item no: 03
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	08/1254
	 JJ Lattimer Ltd
	Dalston

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	19/12/2008
	Swarbrick Associates
	Dalston

	
	
	

	Location:
	
	Grid Reference:

	Ben Hodgson Bodyworks, Dalston Service Station, The Square, Dalston, Carlisle, CA5 7QA
	
	336861 550000

	
	
	

	Proposal:
	Removal Of Existing Garage Buildings And Erection Of Convenience Store And Three Residential Units (Revised Proposals Submitted on 7th July 2009)


Members resolved to defer consideration of the proposal in order to await (a) a response from the Environment Agency and submission of alternative proposals in relation to the associated car park (09/0358) and (b) a further report on the application at a future meeting of the Committee.

	Item no: 04
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	09/0358
	 J. J. Lattimer Limited
	Dalston

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	29/04/2009 13:00:48
	Swarbrick Associates
	Dalston

	
	
	

	Location:
	
	Grid Reference:

	Land adjacent to Dalston Service Station, Dalston, Carlisle, CA5 7QA
	
	336831 549981

	
	
	

	Proposal:
	Formation Of Car Parking Area To Serve The Proposed Convenience Store And Two Residential Units Subject Of Planning Application Ref: 08/1254


Members resolved to defer consideration of the proposal in order to await (a) a response from the Environment Agency and submission of alternative proposals for the car park and (b) a further report on the application at a future meeting of the Committee.

	Item no: 05
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	09/0408
	 Riverside Carlisle
	Brampton

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	18/05/2009 08:00:41
	Day Cummins Limited
	Brampton

	
	
	

	Location:
	
	Grid Reference:

	1-21 West Hill House, St Martins Drive, BRAMPTON, CA8 1TG
	
	352655 560921

	
	
	

	Proposal:
	Reconfiguration Of Existing Bedsits/Flats To Provide 12No. Flats And 2No. Houses; Including The Erection Of Entrance Porches, Two Storey Extensions To Both Side Elevations And Alterations To Positioning Of Window Openings


Members resolved to defer consideration of the proposal in order for the applicant to consider alterations to the internal layout of the accommodation to ensure that it complies with the requirements of Policy CP15 (Access, Mobility and Inclusion) of the Carlisle District Local Plan and to await a further report on the application at a future meeting of the Committee.

	Item no: 06
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	09/0517
	 Hayton Reading Room Chairman
	Hayton

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	30/06/2009 08:00:33
	SPACE Designed Solutions Ltd
	Hayton

	
	
	

	Location:
	
	Grid Reference:

	Reading Room, Hayton, Brampton, CA8 9HT
	
	351012 557752

	
	
	

	Proposal:
	Single Storey Side Extension To Provide Function Room, WC Facilities And Disabled Access


Refuse Permission 

	1.
	Reason:
The addition of the proposed function room catering for up to 60-70 persons, coupled with the proposed use of the accommodation late into the evening,  notably up to 0300 hours on Sundays, would be likely to result in an inappropriate and unacceptable increase in noise, nuisance and disturbance that would seriously and detrimentally detract from the living conditions of adjacent and nearby residential properties, contrary to criterion 5 of Policy CP5 and Policy CP6 of the Carlisle District Local Plan 2001-2016



	2.
	Reason:
The additional accommodation and the intensification of the use of the premises that would ensue would, in the absence of any off-site parking provision, exacerbate the existing incidence of car parking and congestion on the immediate public highway. This would, particularly during use of the extended facilities at evening and early morning times, be to the detriment of the living conditions of adjacent and nearby occupiers through increased vehicle movements, and associated noise and activity, contrary to Policy CP6 of the Carlisle District Local Plan 2001-2016, and increase potential road safety risks to pedestrians and vehicles.



	3.
	Reason:
The siting of the proposed function room would necessitate the removal of a fine specimen of Copper Beech tree that is a prominent feature in the street scene in this part of Hayton and has justified its protection through imposition of a Tree Preservation Order. The removal of the tree would be contrary to the provisions of Policies CP3 and CP5 of the Carlisle District Local Plan 2001-2016. 




Relevant Development Plan Policies
	Carlisle District Local Plan 2001 - 2016

Economic & Commercial Growth - Policy EC13 - Sustaining Rural Facilities And Services

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

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

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

3
All options for their continuance have been fully explored.

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

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

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

3
Appropriate parking and servicing arrangements can be made.



	Carlisle District Local Plan 2001 - 2016 

Core Development Policies - Policy CP2 - Biodiversity
Proposals in both the rural and urban area 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 the areas which they affect.

In areas where species protected under national and European legislation are most likely to occur, special account will be given to their presence in the consideration of development proposals.



	Carlisle District Local Plan 2001 - 2016

Core Development Policies - Policy CP3 - Trees And Hedges On Development Sites

Proposals for new development should provide for the protection and integration of existing trees and hedges.  Where trees and hedges are present, a survey will be required showing the following:

1
the location of existing trees and hedges;

2
the species, age, height and crown spread of each tree;

3
an assessment of the condition of each tree;

4
the location and crown spread of trees on adjacent land which may be affected by the development;

5
existing and proposed changes in ground level.

In order to protect and integrate existing trees and hedges within new development, the City Council will resist proposals which cause unacceptable tree loss, and which do not allow for the successful integration of existing trees identified in the tree survey. 

Layouts will be required to provide adequate spacing between existing trees and buildings, taking into account the existing and future size of the trees, and their impact both above and below ground. 

The City Council will protect existing trees and woodlands where appropriate, by tree preservation orders, and by the use of planning conditions requiring protective fencing around trees to be retained to prevent site works within their crown spread.



	Carlisle District Local Plan 2001 - 2016

Core Development Policies - Policy CP5 - Design 

All new development proposals will be assessed against the following design principles.  Proposals should:

1
Respond to the local context and the form of surrounding buildings in relation to height, scale and massing, and by 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;

4
Ensure all components of the proposal, such as buildings, car parking, access routes, open space and landscaping, are well related to one another to ensure a well integrated, successful and attractive development;

5
Ensure there is no adverse effect on the residential amenity of existing areas, or adjacent land uses, or result in unacceptable standards for future users and occupiers of the development;

6
Ensure the retention and enhancement of existing trees, shrubs, hedges and other wildlife habitats where possible. Where environmental features are lost as a result of the proposal, appropriate mitigation measures should be put in place and on-site replacement of those features will be sought;

7
Include landscaping schemes (both hard and soft) to assist the integration of 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 infrastructure can be incorporated without causing unacceptable harm to retained features;

9
Ensure that the layout and design incorporates adequate space for waste and recycling bin storage and collection.



	Carlisle District Local Plan 2001 - 2016

Core Development Policies - Policy CP6 - 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.



	Carlisle District Local Plan 2001 - 2016

Core Development Policies - Policy CP15 - Access, Mobility And Inclusion

Development proposals should make provision for easy, safe and inclusive access to, into and within buildings and facilities.  The layout and design of developments should meet the requirements of accessibility and inclusion for all potential users regardless of disability, age or gender.  The Council will have regard to the following criteria when assessing development proposals:

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

2
The location of any development proposal in relation to its potential users;

3
Accessibility to all transport modes and provision of adequate parking for disabled people;

4
Provision of on-site facilities such as  public toilets, and appropriate signage



	Carlisle District Local Plan 2001 - 2016

Core Development Policies - Public Transport, Pedestrians And Cyclists

New developments should offer a realistic choice of access by public transport, walking and cycling.  Priority should be given to the provision for safe and convenient pedestrian and cycle access including secure cycle parking provision facilities, where appropriate, in all new developments accessible to the public.



	Carlisle District Local Plan 2001 - 2016

Core Development Policies - Policy CP17 - Planning Out Crime

The design of all new development must contribute to creating a safe and secure environment, integrating measures for security and crime prevention and minimising the opportunity for crime.

The following points should be applied to all development proposals:

1
Security measures should be an integral part of the design

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

3
Public and private spaces should have clearly defined boundaries.

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

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

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

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



	Carlisle District Local Plan 2001 - 2016

Transport - Policy T1- Parking Guidelines For Development

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

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

2
the availability of public car parking in the vicinity;

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

4
the likely impact on the surrounding road network; and

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



	Carlisle District Local Plan 2001 - 2016 

Spatial Strategy & Development Principles - Policy DP1 - Sustainable Development Locations

All proposals for development will be assessed against their ability to promote sustainable development.  Proposals will be considered favourably in the following locations, provided they are in scale with their location and consistent with other Policies of this Local Plan.

Urban Area

City of Carlisle

Key Service Centres

Brampton

Longtown

Local Service Centres

Burgh by Sands

Heads Nook

Castle Carrock

Houghton

Cummersdale

Irthington

Cumwhinton

Raughton Head

Dalston

Rockcliffe

Gilsland 

Scotby

Great Corby

Smithfield

Great Orton

Thurstonfield

Hallbankgate

Warwick Bridge

Hayton

Wetheral

Proposals for development within these locations will be assessed on the basis of the need for development to be in the location specified.

Within the Urban Area proposals for retail, office and leisure developments will be subject to a sequential approach which requires that locations re considered as follows: firstly within the City Centres; secondly edge-of-centre locations; and thirdly the remainder of the urban area.

Proposals for residential development will be considered against the need to give priority to the reuse of previously developed land, with particular emphasis on vacant and derelict sites and buildings.

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

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




	Item no: 07
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	09/0538
	Mr J Gordon
	Carlisle

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	03/07/2009
	
	Castle

	
	
	

	Location:
	
	Grid Reference:

	3 Chiswick Street, Carlisle, CA1 1HQ
	
	340452 555907

	
	
	

	Proposal:
	Change Of Use From Residential To Use Class D1


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).




Introduction

5.1
This application seeks approval for the change of use of 3 Chiswick Street, a terraced property located close to the junction with Spencer Street. The property, which is a Listed Building and also falls within the Portland Square / Chatsworth Square Conservation Area, is part of a terrace of 16 houses, 14 of which are located on Spencer Street with the remainder on Chiswick Street. All of these are currently in residential use. The property is constructed from Flemish bond brickwork with light headers on a chamfered plinth with stone detailing and a slate roof.

Background

5.2
The application seeks approval to change the use of the property from a residential dwelling to a dental practice (Use Class D1). The proposal will result in no change to the external appearance of the building other than the erection of a wood and brass plaque to the front. This element of the proposal is assessed under Listed Building Consent application 09/0539. Internal changes are limited to the enlarging of the W.C. to allow use by disabled people and the insertion of a platform lift to the ground floor. Internal doors are also to be upgraded to provide 30 minutes of fire protection. Other than these changes, the layout will remain as at present and provide a treatment room, waiting room and reception to the ground floor and sterilisation room, waiting room, treatment room and bathroom to the first floor. Access to the property will be via the existing entrances. No dedicated parking spaces are to be provided.

Assessment
5.3
The relevant policies against which this application is required to be assessed are Policies DP1, LE13, LE15, LE19, CP6, EC1 and EC3 of the Carlisle District Local Plan 2001-2016. 

5.4
The proposal raises the following planning issues;

1.
Whether The Principle Of Change Of Use Is Acceptable 

5.5
The property falls within a Primary Residential Area as defined by Policy H2 of the Carlisle District Local Plan 2001-2016. This policy states that proposals for non-residential uses will be permitted in Primary Residential Areas where they do not adversely affect residential amenity i.e. through unacceptable, noise, smell, safety and health impacts or excessive traffic generation. Paragraph 5.11 specifically lists dentist's surgeries amongst uses that would normally be considered acceptable in primary residential areas. While no objections have been received on the basis of noise, smell or health and safety, concerns have been expressed that the proposal will lead to parking problems in the area. It is acknowledged that the practice does not have any dedicated parking spaces, however, a disc parking scheme (2 hours), is in operation on Chiswick Street. Similar limited on-street parking is available in the immediate area.  In addition, as the property is located on the edge of the city centre, it is well served by public transport and also within walking distance of a number of car parks. On this basis, and given that the Highways Authority have raised no objection to the proposal, it is not considered that sufficient justification exists to refuse the application on highways grounds.

5.6
As noted, it is considered that the proposal meets the requirements of Policy H2 of the Carlisle District Local Plan. However, the principle of conversion must also be assessed against other relevant policy. Policy EC3 of the Local Plan relates to office development. This policy states that outside of the Primary Office Area, proposals for office development will be expected to satisfy the sequential test set out in Policy DP1. However, due to the close proximity of the proposal to the Primary Office Area - the boundary being to the western side of Spencer Street - the Council's Local Plans Section have advised that the formal application of the test would not be necessary in this instance and have raised no objection. As such, it is considered that the principle of conversion is acceptable.

5.7
Concern has been raised that the proposal will result in the loss of a residential property within close proximity to the city centre and will also set a precedent for future applications of a similar nature. This is in the context where properties on Chiswick Street are generally in a residential use. Again, the Council Local Plans Section have raised no objection to the change of use. It should also be stressed that all applications are considered on an individual basis and any future application for change of use would be assessed on its own merits and against relevant plan policy.

2.
Whether The Change Of Use Is Appropriate To The Listed Building And Wider Conservation Area

5.7
A number of objections have been received on the basis that the proposal will negatively impact on the character of the Listed Building. As noted however, the proposal will result in no change to the external appearance of the property other than the erection of a wood and brass sign (assessed under application reference 09/0539). Although some internal changes are also proposed - again assessed under application reference 09/0539 - the Conservation Officer is satisfied that the proposals will not adversely affect the character of the building or the wider Conservation Area and considers the proposed use compatible with the buildings listed status. As such, it is not considered that grounds exist to refuse the application on the basis of the impact on the Listed Building or wider Conservation Area.

3. 
Access

5.8
The front entrance to the property is accessed via two steps. Access for disabled people / wheelchair users would therefore be via a side entrance which has a level access. From this point the proposed platform lift would allow access to the disabled toilet, treatment room, waiting room and reception. The Council Access Officer has been consulted on the proposal and has confirmed that she has no objection. She has however recommended that the applicant contacts the Highway Authority as the pavement to side of the property is narrow and does not provide dropped kerbs and may therefore not be suitable for wheelchair users. As this relates to the public highway outside of the application site, it is recommended that an informative note to the applicant be attached to any permission which may be granted.

Conclusion
5.9
In overall terms the principle of conversion of the property is acceptable. The proposal will not lead to an unacceptable adverse impact on the living conditions of neighbouring residents, the local highway network or the character of the Listed Building or Wider Conservation area. In all aspects the proposal is considered to be compliant with the objectives of the relevant Local Plan policies. The application is therefore recommended for approval.

Relevant Development Plan Policies

	Carlisle District Local Plan 2001 - 2016 

Spatial Strategy & Development Principles - Policy DP1 - Sustainable Development Locations

All proposals for development will be assessed against their ability to promote sustainable development.  Proposals will be considered favourably in the following locations, provided they are in scale with their location and consistent with other Policies of this Local Plan.

Urban Area

City of Carlisle

Key Service Centres

Brampton

Longtown

Local Service Centres

Burgh by Sands

Heads Nook

Castle Carrock

Houghton

Cummersdale

Irthington

Cumwhinton

Raughton Head

Dalston

Rockcliffe

Gilsland 

Scotby

Great Corby

Smithfield

Great Orton

Thurstonfield

Hallbankgate

Warwick Bridge

Hayton

Wetheral

Proposals for development within these locations will be assessed on the basis of the need for development to be in the location specified.

Within the Urban Area proposals for retail, office and leisure developments will be subject to a sequential approach which requires that locations re considered as follows: firstly within the City Centres; secondly edge-of-centre locations; and thirdly the remainder of the urban area.

Proposals for residential development will be considered against the need to give priority to the reuse of previously developed land, with particular emphasis on vacant and derelict sites and buildings.

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

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



	Carlisle District Local Plan 2001 - 2016

Local Environment - Policy LE13 - Alterations To Listed Buildings

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

Applications will be assessed against the following criteria:

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

2.
the particular physical features of the building 

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

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



	Carlisle District Local Plan 2001 - 2016

Local Environment - Policy LE15 - Change Of Use Of Listed Buildings

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



	Carlisle District Local Plan 2001 - 2016

Local Environment - Policy LE19 - Conservation Areas

The City Council will continue to review existing and designate new conservation areas. Development proposals within and adjoining conservation areas will be granted planning permission provided they preserve or enhance their character and appearance.  Any new development or alterations to existing buildings should harmonise with their surroundings and be in sympathy with the setting, scale, density and physical characteristics of conservation areas, and protect important views into or out of such areas. Applications for outline planning permission will not be accepted for proposals in conservation areas.

Proposals for new development and/or alterations to buildings in conservation areas will be judged against the following criteria:

1
the development should preserve or enhance all features which contribute positively to the area's character or appearance, in particular the design, massing and height of the building should closely relate to adjacent buildings and should not have an unacceptable impact on the townscape or landscape;

2
the development should not have an unacceptable impact on the historic street patterns and morphology, roofscape, skyline and setting of the conservation area, important open spaces or significant views into, out of and within the area;

3
development proposals should not result in the amalgamation or redrawing of boundaries between traditional buildings and plots, or demolition and redevelopment behind retained facades;

4
wherever practicable traditional local materials such as brick, stone and slate should be used and incongruous materials should be avoided;

5
individual features both on buildings and contributing to their setting, should be retained e.g. doorways, windows, shopfronts, garden walls, railings, cobbled or flagged forecourts, sandstone kerbs, trees and hedges, etc. Where features have deteriorated to the extent to which they have to be replaced, the replacement should match the original;

6
proposals which would generate a significant increase in traffic movements and heavy vehicles or excessive parking demands will not be permitted since these would be prejudicial to amenity;

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



	Carlisle District Local Plan 2001 - 2016

Core Development Policies - Policy CP6 - 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.



	Carlisle District Local Plan 2001 - 2016

Economic & Commercial Growth - Policy EC1 - Primary Employment Areas

Within Primary Employment Areas proposals for B1, B2 and B8 uses will be acceptable. Permission will only be given for redevelopment or changes of use within such areas for other purposes where:

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

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

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

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

Proposals for public sales floorspace, as opposed to trade counters, will not be permitted within employment units unless there is clear evidence that the use is an integral but ancillary part of the operation.  Planning conditions, including a restriction on the hours of operation, may be used to ensure the use remains ancillary to the prime use of the unit

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

In the Sandysike/Whitesyke areas proposals for the redevelopment and

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

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

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

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

4
adequate access and appropriate parking are provided.



	Carlisle District Local Plan 2001 - 2016

Economic & Commercial Growth - Policy EC3 - Office Development

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

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

2
appropriate access and vehicle parking can be achieved.

Proposals for change of use back to a previous residential use may be acceptable providing that residential amenity and the amenity of neighbouring users is not compromised.

Proposals for office development outside the Primary Office Area will be expected to satisfy the sequential test set out in Policy DP1.



	Item no: 08
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	09/0539
	Mr J Gordon
	Carlisle

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	03/07/2009
	
	Castle

	
	
	

	Location:
	
	Grid Reference:

	3 Chiswick Street, Carlisle, CA1 1HQ
	
	340452 555907

	
	
	

	Proposal:
	Change Of Use From Residential To Use Class D1, Including Removal Of Internal Wall And Widening Of Doorway, Removal Of Door And Frame And Installation Of Platform Lift And Fixing Of Wall Plaque (LBC)


Grant Permission 

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

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



	2.
	Details of all new or upgraded fire doors and screens, in the form, of quarter or full-size drawings including sections, shall be submitted for prior approval by or on behalf of the local planning authority before any development takes place.  

Reason:
To ensure the works harmonise as closely as possible with the existing building in accordance with Policy LE13 of the Carlisle District Local Plan 2001-2016.



	3.
	Details of upgrading of intermediate floors, in the form, of quarter or full-size drawings including sections, shall be submitted for prior approval by or on behalf of the local planning authority before any development takes place.  

Reason:
To ensure the works harmonise as closely as possible with the existing building in accordance with Policy LE13 of the Carlisle District Local Plan 2001-2016.



	4.
	The door and frame to the lower entrance area shall be removed and stored under cover, in a location to be confirmed in writing to the Local Planning Authority, for re-use.

Reason:
To maintain the architectural integrity of the building and the amenities of its surroundings in accordance with Policy LE13 of the Carlisle District Local Plan.



	5.
	A detailed plan showing the route and extent of new plumbing services shall be submitted for prior approval by or on behalf of the local planning authority before any development takes place.  

Reason:
To ensure the works harmonise as closely as possible with the existing building in accordance with Policy LE13 of the Carlisle District Local Plan 2001-2016.




Summary of Reasons for the Decision

This application seeks consent for the change of use of 3 Chiswick Street, a terraced property located close to the junction with Spencer Street. The property, which is a Listed Building and also falls within the Portland Square / Chatsworth Square Conservation Area, is part of a terrace of 16 houses, 14 of which are located on Spencer Street with the remainder on Chiswick Street. The property is constructed from Flemish bond brickwork with light headers on a chamfered plinth with stone detailing and a slate roof.


The application seeks approval to change the use of the property from a residential dwelling to a dental practice (Use Class D1). The proposal will result in no change to the external appearance of the building other than the erection of a wood and brass plaque to the front. Internal changes are limited to the enlarging of the W.C. to allow use by disabled people and the insertion of a platform lift to the ground floor. Internal doors are also to be upgraded to provide 30 minutes of fire protection. Other than these changes, the layout will remain as at present and provide a treatment room, waiting room and reception to the ground floor and sterilisation room, waiting room, treatment room and bathroom to the first floor. Access to the property will be via the existing entrances.


The relevant policies against which this application is required to be assessed are Policies LE13 and LE15 of the Carlisle District Local Plan 2001-2016. 


As such the main issue is considered to be whether the proposal is appropriate to this Listed Building 


As noted, the proposal will result in no change to the external appearance of the property other than through the erection of a wood and brass plaque. Internally, changes are restricted to the provision of a platform lift, enlargement of the existing W.C. and the upgrading of existing doors to provide increased fire protection. A number of objections have been received on the basis that the proposal will adversely affect the character of the building. However, the proposals have been developed following the advice of the Conservation Officer who has confirmed that he has no objection to any element of the proposal. He has however requested that suitable conditions be attached to any permission which may be granted to ensure that details of internal fixtures and location of services are provided in advance of works, to ensure that the character of the property is fully respected.   


In overall terms it is considered that the proposal will not lead to an unacceptable adverse impact on the character of the Listed Building and the proposed use of the building is compatible with the building's status. In all aspects the proposal is considered to be compliant with the objectives of the relevant Local Plan policies. The application is therefore recommended for approval.

Relevant Development Plan Policies

	Carlisle District Local Plan 2001 - 2016

Local Environment - Policy LE13 - Alterations To Listed Buildings

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

Applications will be assessed against the following criteria:

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

2.
the particular physical features of the building 

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

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



	Carlisle District Local Plan 2001 - 2016

Local Environment - Policy LE15 - Change Of Use Of Listed Buildings

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




	Item no: 09
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	09/9033
	 Hanson Quarry Products Europe Ltd
	Hayton

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	20/07/2009
	Cumbria County Council
	Hayton

	
	
	

	Location:
	
	Grid Reference:

	Low Gelt Quarry, Low Gelt Bridge, Brampton, Carlisle CA8 1SY
	
	352091 558547

	
	
	

	Proposal:
	Extension To Sand And Gravel Workings Onto Land Comprising A Motocross Arena With Restoration To Agriculture And Woodland


City Council Observation - Observations 

	1.
	There is no objection to granting planning permission subject to suitably worded conditions that:

1. require the provision and implementation in accordance with an appropriate timetable of an aftercare and maintenance scheme; 

2. restrict the operating hours; impose noise level restrictions; and 

3. require further investigation of bat and badger habitats and provide suitable mitigation measures.  

Members of the Development Control Committee also advised that vigilance should be paid to the reinstatement of the hedgerow.  Sufficient finance should also be made available for the protection of wildlife during the development together with the restoration and reinstatement proposals.




Relevant Development Plan Policies
	Carlisle District Local Plan 2001 - 2016 

Spatial Strategy & Development Principles - Policy DP1 - Sustainable Development Locations

All proposals for development will be assessed against their ability to promote sustainable development.  Proposals will be considered favourably in the following locations, provided they are in scale with their location and consistent with other Policies of this Local Plan.

Urban Area

City of Carlisle

Key Service Centres

Brampton

Longtown

Local Service Centres

Burgh by Sands

Heads Nook

Castle Carrock

Houghton

Cummersdale

Irthington

Cumwhinton

Raughton Head

Dalston

Rockcliffe

Gilsland 

Scotby

Great Corby

Smithfield

Great Orton

Thurstonfield

Hallbankgate

Warwick Bridge

Hayton

Wetheral

Proposals for development within these locations will be assessed on the basis of the need for development to be in the location specified.

Within the Urban Area proposals for retail, office and leisure developments will be subject to a sequential approach which requires that locations re considered as follows: firstly within the City Centres; secondly edge-of-centre locations; and thirdly the remainder of the urban area.

Proposals for residential development will be considered against the need to give priority to the reuse of previously developed land, with particular emphasis on vacant and derelict sites and buildings.

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

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



	Carlisle District Local Plan 2001 - 2016

Spatial Strategy And Development Principles - Policy DP10 - Landscapes Of County Importance

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

1
there is no detrimental impact on the distinctive landscape character and features of the area; and

2
the proposal preserves or enhances the special features and character of the particular landscape within which it is to be sited.
Development required to meet local infrastructure needs which can not be located elsewhere will be permitted provided it is sited to minimise environmental impact and meet high standards of design.



	Carlisle District Local Plan 2001 - 2016 

Core Development Policies - Policy CP1 - Landscape Character

Proposals for development in the rural area must seek to conserve and enhance the special features and diversity of the different landscape character areas.  Development will be considered appropriate to the character of the landscape provided the proposal has regard to and conserves:

the landform and natural patterns of drainage;

· the pattern of trees and woodland;

· the habitats of species of importance for wildlife;

· the pattern and composition of field boundaries;

· the pattern of historic landscape features;

· the pattern and distribution of settlements



	Carlisle District Local Plan 2001 - 2016

Core Development Policies - Policy CP3 - Trees And Hedges On Development Sites

Proposals for new development should provide for the protection and integration of existing trees and hedges.  Where trees and hedges are present, a survey will be required showing the following:

1
the location of existing trees and hedges;

2
the species, age, height and crown spread of each tree;

3
an assessment of the condition of each tree;

4
the location and crown spread of trees on adjacent land which may be affected by the development;

5
existing and proposed changes in ground level.

In order to protect and integrate existing trees and hedges within new development, the City Council will resist proposals which cause unacceptable tree loss, and which do not allow for the successful integration of existing trees identified in the tree survey. 

Layouts will be required to provide adequate spacing between existing trees and buildings, taking into account the existing and future size of the trees, and their impact both above and below ground. 

The City Council will protect existing trees and woodlands where appropriate, by tree preservation orders, and by the use of planning conditions requiring protective fencing around trees to be retained to prevent site works within their crown spread.



	Carlisle District Local Plan 2001 - 2016

Core Development Policies - Policy CP4 - Agricultural Land

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

1
there is an overriding need for the development; and

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

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



	Carlisle District Local Plan 2001 - 2016

Core Development Policies - Policy CP6 - 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.



	Carlisle District Local Plan 2001 - 2016

Core Development Policies - Policy CP11 - Protection Of Groundwaters And Surface Waters

Proposals for development which would cause demonstrable harm to the quality, quantity and associated ecological features of groundwater and surface waters will not be permitted.



	Carlisle District Local Plan 2001 - 2016

Core Development Policies - Policy CP13 - Pollution

Development will not be permitted where it would generate, either during construction or on completion, significant levels of pollution (from contaminated substances, odour, noise, dust, vibration, light, heat) which can not be satisfactorily mitigated within the development proposal or by means of planning conditions.



	Carlisle District Local Plan 2001 - 2016

Local Environment - Policy LE2 - Sites Of Special Scientific Interest

Development proposals within or likely to affect the nature conservation or geological interest of Sites of Special Scientific Interest will be subject to special scrutiny and will not be permitted unless:

1
The reasons for the development clearly outweigh the nature conservation value of the site for which it is of special interest and therefore designated as part of the national series of SSSIs; or

2
the nature conservation interest of the site can be fully protected and enhanced by the appropriate use of planning conditions or obligations.



	Carlisle District Local Plan 2001 - 2016

Leisure & Community Uses - Policy  LC8 - Rights Of Way

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




	Item no: 10
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	09/0441
	 Mrs Jane Turnbull
	St Cuthberts Without

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	29/05/2009
	Architects Plus (UK) Ltd
	Dalston

	
	
	

	Location:
	
	Grid Reference:

	L/Adj to Wreay Syke Cottage, Wreay, Carlisle, CA4 ORL
	
	343597 549118

	
	
	

	Proposal:
	Erection of Detached Dwelling with Detached Garage


Members resolved to give authority to the Head of Planning and Housing Services to issue approval for the proposal subject to the prior attainment of a Deed of Variation, to the existing S106 Agreement relating to the site, ensuring that the occupation of the dwelling is restricted to at least one person who meets the "Qualifying Person" definition within the existing S106 Agreement but that the Deed of Variation otherwise removes the "affordable" categorisation.

	Item no: 11
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	09/0184
	Mr Thompson
	Hayton

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	12/03/2009 08:00:58
	
	Hayton

	
	
	

	Location:
	
	Grid Reference:

	Yew Tree Farm, Fenton, CA8 9JZ
	
	349978 556112

	
	
	

	Proposal:
	Erection Of Multi Purpose Agricultural Building With Associated Midden And Hard Surface Area.


Grant Permission 

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

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



	2.
	All works comprised in the approved details of landscaping shall be carried out in the first planting and seeding season following completion of the development.
Reason:
To ensure that a satisfactory landscaping scheme is implemented in accordance with Policy CP5 of the Carlisle District Local Plan 2001-2016.




Summary of Reasons for the Decision

This application seeks planning permission for the erection of an agricultural building at Yew Tree Farm, Fenton, Brampton.  The site is located on the north-west fringe of the village, adjacent to the County highway leading from Fenton to Heads Nook.

Yew Tree farmhouse is located on the southern side of the road forming the western approach to the hamlet of Fenton.  The property comprises a two storey traditional farmhouse attached to which there are two former barns and a detached range of single storey barns.  The aforementioned barns are also of a traditional form and construction with natural stone walls and slate roofs.  The two storey barns have been converted into a unit ("The Loft") retailing women’s clothes and is operated by the applicant's wife.  The applicant also has an office within part of the unit.

To the west of the farmhouse and barns there is an open field the frontage of which is delineated by a hedge.  A mature oak tree and ash tree are located in the north-western section of the field that is also on a slope down to the highway.  A public footpath leading to Heads Nook runs parallel to the western boundary of the field.

The agricultural building would measure 32.4 metres in width by 17.6 metres in depth.  The building would measure 3.2 metres at south-east elevation and 2.25 metres at the north-west elevation to the eaves with the height to the ridge being 7.3 metres and 3.35 metres respectively.  The building would be finished in blockwork walls with juniper green profile sheeting to the remainder of the elevations and the roof.   

PPS7 emphasises that one of the Government's objectives for rural areas is to raise the quality of life and the environment in rural areas through the promotion of (amongst other things) the continued protection of the open countryside for the benefit of all.  A further objective is to promote sustainable, diverse and adaptable agriculture sectors where farming achieves high environmental standards, minimising impact on natural resources, and manages valued landscapes.  Paragraph 1 of PPS7 identifies six key principles, two of which (iv) and (vi) highlight that new buildings in the open countryside should be strictly controlled, and, that all development should be well designed, in keeping and scale with its location, and sensitive to the character of the countryside.

Policy LE25 of the Local Plan requires that buildings relating to agricultural development are sited where practical to integrate with existing farm buildings and/ or take advantage of the contours of the land and any existing natural screening.  These policies also require that the scale and form of the proposed building or structure relates to the existing group of farm buildings. 

In this instance, the building is large in terms of domestic buildings but is appropriate with regard to modern agricultural structures.  The proposal has been assessed by the County Land Agent who has confirmed that the building is commensurate with the agricultural needs of the farm.  As such, there is no objection in principle to erect a building of this scale subject to compliance with the other relevant policies in the Local Plan.

In the letters of objection that have been received, reference is made to previous statements made by the applicant during the consideration of the planning application for housing in the village whereby it was stated that the farm unit was in the course of being broken up, the vast majority of farmland was in the process of being sold, a significant number of stock were to be sold, and that the agricultural enterprise was to cease.  The authors' of the objection letters feel that they have been mislead by the applicant who made these statements in an attempt to gain planning permission.  Following the grant of planning consent, it is claimed, the agricultural operation did not cease and has continued to operate as such.  

Whilst the views of the neighbours are understandable, the proposal for residential development was considered and subsequently granted on its merits.  The building would not be sited adjacent to existing agricultural buildings or indeed any building.  Nevertheless, the policy allows an exception to this presumption provided that the building utilises the topography of the land and does not adversely affect the character or appearance of the area. 

The application site is not located with an Area of Outstanding Natural Beauty (AONB) or Conservation Area and there are no other landscape designations; however, planning policies require that appropriate consideration is given to the impact on the character of the open countryside.  

Development proposals are expected to incorporate high standards of design including regard to siting, scale, use of materials and landscaping which respect and, where possible, should enhance the distinctive character of townscape and landscape.  This is reflected in Policy CP1 of the Local Plan which requires that proposals for development in the rural area 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.  

Discussions were held between Officers and the applicant which resulted in the applicant commissioning a firm of landscape architects to produce a 'Supplementary Landscape and Visual Statement' based on the recommendations of the Landscape Officer.  This advice included resiting the building further into the north-west corner of the site which is the lowest point of the site where the building would be more closely related to the existing vegetation and also to providing additional landscaping.

The Landscape Officer is satisfied with the proposal and has not raised any objections.  The scale and design of the buildings is considered to be appropriate.  The design and materials proposed are appropriate and sympathetic to the overall character of the area.

The building would be located within the open countryside but there are no residential properties immediately adjacent to the application site.  There are however properties within the vicinity, the closest being Pear Tree House located approximately 148 metres from the proposed building and separated by the applicant's property; and Jonathans Farmhouse that would be approximately 165 metres east of the proposed building on the opposite side of the road.  

Given the distance between the proposal and neighbouring residential properties, it is not considered that the living conditions of the occupiers of these properties would be adversely affected by the development.

In overall terms, the agricultural building would be of a scale and design that is commensurate with the agricultural enterprise.  At a national and local level, policies impose strict control over building in the countryside, although agricultural buildings are one of the few exceptions to those policies.  The character and appearance of the landscape would not be adversely affected to such a degree as to warrant refusal of the application.  The development does not pose any issue in terms of affecting the living conditions of the occupiers of any neighbouring properties and in all aspects the proposals are considered to be compliant with the objectives of the relevant Local Plan policies.  

Relevant Development Plan Policies

	Carlisle District Local Plan 2001 - 2016 

Core Development Policies - Policy CP1 - Landscape Character

Proposals for development in the rural area must seek to conserve and enhance the special features and diversity of the different landscape character areas.  Development will be considered appropriate to the character of the landscape provided the proposal has regard to and conserves:

the landform and natural patterns of drainage;

· the pattern of trees and woodland;

· the habitats of species of importance for wildlife;

· the pattern and composition of field boundaries;

· the pattern of historic landscape features;

· the pattern and distribution of settlements



	Carlisle District Local Plan 2001 - 2016

Core Development Policies - Policy CP3 - Trees And Hedges On Development Sites

Proposals for new development should provide for the protection and integration of existing trees and hedges.  Where trees and hedges are present, a survey will be required showing the following:

1
the location of existing trees and hedges;

2
the species, age, height and crown spread of each tree;

3
an assessment of the condition of each tree;

4
the location and crown spread of trees on adjacent land which may be affected by the development;

5
existing and proposed changes in ground level.

In order to protect and integrate existing trees and hedges within new development, the City Council will resist proposals which cause unacceptable tree loss, and which do not allow for the successful integration of existing trees identified in the tree survey. 

Layouts will be required to provide adequate spacing between existing trees and buildings, taking into account the existing and future size of the trees, and their impact both above and below ground. 

The City Council will protect existing trees and woodlands where appropriate, by tree preservation orders, and by the use of planning conditions requiring protective fencing around trees to be retained to prevent site works within their crown spread.



	Carlisle District Local Plan 2001 - 2016

Core Development Policies - Policy CP5 - Design 

All new development proposals will be assessed against the following design principles.  Proposals should:

1
Respond to the local context and the form of surrounding buildings in relation to height, scale and massing, and by 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;

4
Ensure all components of the proposal, such as buildings, car parking, access routes, open space and landscaping, are well related to one another to ensure a well integrated, successful and attractive development;

5
Ensure there is no adverse effect on the residential amenity of existing areas, or adjacent land uses, or result in unacceptable standards for future users and occupiers of the development;

6
Ensure the retention and enhancement of existing trees, shrubs, hedges and other wildlife habitats where possible. Where environmental features are lost as a result of the proposal, appropriate mitigation measures should be put in place and on-site replacement of those features will be sought;

7
Include landscaping schemes (both hard and soft) to assist the integration of 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 infrastructure can be incorporated without causing unacceptable harm to retained features;

9
Ensure that the layout and design incorporates adequate space for waste and recycling bin storage and collection.



	Carlisle District Local Plan 2001 - 2016

Core Development Policies - Policy CP6 - 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.



	Carlisle District Local Plan 2001 - 2016

Local Environment - Policy LE25 - Agricultural Buildings

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

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

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

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

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



	Carlisle District Local Plan 2001 - 2016

Leisure & Community Uses - Policy  LC8 - Rights Of Way

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




	Item no: 12
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	09/0514
	 Mr Nigel Hoyle
	Carlisle

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	26/06/2009
	Mr Peter Orr
	Harraby

	
	
	

	Location:
	
	Grid Reference:

	293 London Road, Carlisle, CA1 2QW
	
	341739 554230

	
	
	

	Proposal:
	Erection Of Conservatory To Rear Elevation


Grant Permission 

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

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



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

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




Summary of Reasons for the Decision

This application seek approval for alterations to a semi-detached property located on the north-eastern side of London Road, just to the north-west of the intersection with Eastern Way. The property is constructed from facing brick with a slate roof. It has a substantial rear garden which is bounded by a combination of wooden panel fencing, mature planting and leylandii hedging.


It is proposed to extend the property by means of a conservatory to the rear of the dwelling, in close proximity to the boundary shared with 291 London Road. The conservatory is to have a depth of 4.4m, width of 3.3m and maximum height to the hipped roof of 3.5m. It is to be constructed from a combination of facing brick with Upvc units and double glazing.

The relevant policies against which this application is required to be assessed are Policies CP5, CP6 and H11 of the Carlisle District Local Plan.


The proposal raises the following planning issues;

1.
Impact On The Living Conditions Of Neighbouring Residents


The conservatory is to be located to the rear of the property in close proximity to the boundary shared with the neighbouring property, 291 London Road. This property has patio doors in its rear elevation and a large window serving a kitchen in the south-eastern elevation of the rear extension, facing towards the proposed conservatory. 


The Council have for some time informally applied a minimum separation distance between a primary window and a blank gable of 12m. In this instance, the distance between the side of the conservatory and the window in the south-eastern elevation of 291 London Road is significantly less than the required 12m. In mitigation, no windows would face towards the neighbouring property and - under the Town and Country Planning (General Permitted Development) Order 1995 - the applicant could erect a 2m boundary fence without the need for planning permission. As the side of the conservatory has a maximum height of 2.6m with the roof sloping away from the shared boundary, such a fence would largely ameliorate any negative impact on the living conditions of the residents of this property arising from the erection of the conservatory. While the applicant is not proposing to erect a 2m fence, on the basis that he could if required, it is considered that any adverse impact on the living conditions of the residents of 291 London Road would be insufficient to warrant refusal of the application. Given the location of the conservatory, it is not considered that any other properties would be adversely affected.

2.
Impact On The Character Of The Property


The conservatory is to be located to the rear of the property and, given its location, will not be visible from any public highway. It is to be constructed from materials to match the existing and is of a style which is considered acceptable in relation to the existing dwelling. Accordingly, it is considered that the proposed conservatory would complement the dwelling in terms of design and materials to be used.


In overall terms it is not considered that the proposal will either adversely affect the living conditions of neighbouring residents or the character of the property and wider area. In all aspects the proposal is considered to be compliant with the requirements of the relevant adopted Development Plan policies. The application is therefore recommended for approval.

Relevant Development Plan Policies

	Carlisle District Local Plan 2001 - 2016

Core Development Policies - Policy CP5 - Design 

All new development proposals will be assessed against the following design principles.  Proposals should:

1
Respond to the local context and the form of surrounding buildings in relation to height, scale and massing, and by 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;

4
Ensure all components of the proposal, such as buildings, car parking, access routes, open space and landscaping, are well related to one another to ensure a well integrated, successful and attractive development;

5
Ensure there is no adverse effect on the residential amenity of existing areas, or adjacent land uses, or result in unacceptable standards for future users and occupiers of the development;

6
Ensure the retention and enhancement of existing trees, shrubs, hedges and other wildlife habitats where possible. Where environmental features are lost as a result of the proposal, appropriate mitigation measures should be put in place and on-site replacement of those features will be sought;

7
Include landscaping schemes (both hard and soft) to assist the integration of 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 infrastructure can be incorporated without causing unacceptable harm to retained features;

9
Ensure that the layout and design incorporates adequate space for waste and recycling bin storage and collection.



	Carlisle District Local Plan 2001 - 2016

Core Development Policies - Policy CP6 - 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.



	Carlisle District Local Plan 2001 - 2016

Housing - Policy H11 - Extensions To Existing Residential Premises

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




	Item no: 13
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	09/0312
	 Simtor Limited
	Wetheral

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	17/04/2009
	Architects Plus (UK) Ltd
	Great Corby & Geltsdale

	
	
	

	Location:
	
	Grid Reference:

	Warwick Mill Business Village, Warwick Mill, Warwick Bridge, Carlisle, CA4 8RR
	
	347844 556537

	
	
	

	Proposal:
	Redevelopment Of Former Scrapyard For Mixed Workshop Use For Purposes Falling Within Use Classes B1 (b and c), B2 And B8 (Revised Application)


Grant Permission 

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

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



	2.
	No part of the development hereby permitted shall be brought into use until it has been fully carried out in accordance with the approved Flood Risk Assessment (FRA) prepared by  White Young Green and the following mitigation measures detailed within the FRA:

a) limiting the surface water run-off generated by the proposed development so that it will not exceed the run-off from the undeveloped site and does not increase the risk of flooding off-site in accordance with details submitted to and approved in writing beforehand by the Local Planning Authority;

b) the flood-proofing measures detailed on page 5 item 7.11 of the FRA are incorporated into the proposed development; and

c) finished floor levels incorporate a freeboard of 600mm in relation to adjacent levels as specified in the FRA as 7.9 metres Above Ordnance Datum (AOD).  The finished floor levels relative to metres AOD should be submitted to and approved in writing beforehand by the Local Planning Authority. 

Reason:
To prevent flooding by ensuring the satisfactory storage of/disposal of surface water from the site; reduce the impact of flooding on the proposed development and the future occupants; and reduce the risk of flooding to the proposed development and future occupants. 



	3.
	Prior to the commencement of development a buffer strip of land shall be defined between the development and Cairn Beck, in accordance with details submitted to and approved in writing beforehand by the Local Planning Authority.

Reason:
To safeguard the biodiversity of the Cairn Beck tributary serving the River Eden which is a SSSI and SAC, in accordance with Policy DP7 of the Carlisle District Local Plan 2001-2016. 



	4.
	No development shall commence until an investigation and risk assessment, (in addition to any assessment provided with the planning application), has been completed in accordance with a scheme to assess the nature and extent of any contamination on the site, whether or not it originates on the site.  The contents of the scheme are subject to the approval in writing of the Local Planning Authority.  The investigation and risk assessment must be undertaken by competent persons and a written report of the findings must be produced.  The written report is subject to the approval in writing of the Local Planning Authority.  The report of the findings must include:

i)   a survey of the extent, scale and nature of contamination;

ii)  an assessment of the potential risks to:

· human health,

· property (existing or proposed) including buildings, crops, livestock, pets, woodland and service lines and pipes,

· adjoining land,

· groundwaters and surface waters,

· ecological systems,

· archaeological sites and ancient monuments;

iii)  an appraisal of remedial options, and proposal of the preferred option(s).

This must be conducted in accordance with DEFRA and the Environment Agency’s "Model Procedures for the Management of Land Contamination, CLR 11"

Reason:
To ensure that risks from land contamination to the future users of the land and neighbouring land are minimised, together with those to controlled waters, property and ecological systems, and to ensure that the development can be carried out safely without unacceptable risks to workers, neighbours and other offsite receptors.



	5.
	No development other than that required to be carried out as part of an approved scheme of remediation shall be commenced until a detailed remediation scheme to bring the site to a condition suitable for the intended use (by removing unacceptable risks to human health, buildings and other property and the natural and historical environment) has been prepared. This is subject to the approval in writing of the Local Planning Authority.  The scheme must include all works to be undertaken, proposed remediation objectives and remediation criteria, timetable of works and site management procedures.  The scheme must ensure that the site will not qualify as contaminated land under Part 2A of the Environmental Protection Act 1990 in relation to the intended use of the land after remediation.

Reason:
To ensure that risks from land contamination to the future users of the land and neighbouring land are minimised, together with those to controlled waters, property and ecological systems, and to ensure that the development can be carried out safely without unacceptable risks to workers, neighbours and other offsite receptors.



	6.
	In the event that contamination is found at any time when carrying out the approved development that was not previously identified it must be reported in writing immediately to the Local Planning Authority.  An investigation and risk assessment must be undertaken with the requirements of condition 4, and where remediation is necessary a remediation scheme must be prepared in accordance with the requirements of condition 5, which is subject to the approval in writing of the Local Planning Authority.

Following completion of measures identified in the approved remediation scheme a verification report must be prepared, which is subject to the approval in writing of the Local Planning Authority in accordance with this condition.

Reason:
To ensure that risks from land contamination to the future users of the land and neighbouring land are minimised, together with those to controlled waters, property and ecological systems, and to ensure that the development can be carried out safely without unacceptable risks to workers, neighbours and other offsite receptors.



	7.
	No development shall commence within the site until the applicant has secured the implementation of a programme of archaeological work in accordance with a written scheme of investigation which has been submitted by the applicant and approved by the Planning Authority.

This written scheme will include the following components:

i) An archaeological evaluation to be undertaken in accordance with the agreed written scheme of investigation;

ii) An archaeological recording programme the scope of which will be dependant upon the results of the evaluation and will be in accordance with the agreed written scheme of investigation.

Reason:
To afford reasonable opportunity for an examination to be made to determine the existence of any remains of archaeological interest within the site and for the examination and recording of such remains.



	8.
	Where appropriate, an archaeological post-excavation assessment and analysis, preparation of a site archive ready for deposition at a store, completion of an archive report, and publication of the results in a suitable journal as approved beforehand by the Local Planning Authority (LPA) shall be carried out within two years of the date of commencement of the development hereby permitted or otherwise agreed in writing by the LPA.

Reason:
To ensure that a permanent and accessible record by the public is made of the archaeological remains that have been disturbed by the development.



	9.
	Prior to the commencement of development full design and construction details of the proposed bridge shall be submitted to and approved in writing by the Local Planning Authority.

Reason:
To clarify matters and ensure that the bridge is constructed at a level that reduces the risk of any flooding.



	10.
	No development pursuant to this planning permission shall commence unless and until the developer has submitted the following full design and construction details of the required improvements for the junction of Mill Lane with the A69 Trunk Road, such details to be agreed by the Local Planning Authority in consultation with the Highway Authorities. These details shall include:

· the provision of the replacement bus stop and associated lay-by;

· how the scheme interfaces with the existing highway alignment, details of the carriageway markings and lane destinations;

· full signing and lighting details;

· confirmation of full compliance with current Departmental Standards (DMRB) and Policies with the necessary approved relaxations/departures from standards having been obtained;

· an independent Stage One and Stage Two Road Safety Audit (Stage Two to take account of any Stage One Road Safety Audit recommendations) carried out in accordance with current Departmental Standards (DMRB) and published Advice Notes.

Reason:
As Directed by the Highways Agency in the interests of maintaining the safety and free flow of traffic on the A69 Trunk Road.



	11.
	No development shall be brought into its intended use unless and until the highway improvement works, as required by Condition 10 above, have been fully implemented to the satisfaction of the Local Planning Authority in consultation with the responsible Highway Authorities.

Reason:
As Directed by the Highways Agency in the interests of maintaining the safety and free flow of traffic on the A69 Trunk Road.



	12.
	The existing access from the development site to the Burnrigg road, shown on drawing no 05097-03D and identified as "emergency access only", shall be gated (as indicated on that drawing), shall be used as an emergency access only and shall be signed to that effect prior to any of the units hereby approved being brought into use. That access shall thereafter not be used for any purpose, other than in cases of emergency, without the prior written consent of the Local Planning Authority.

Reason:
As advised by the Highways Agency in the interests of maintaining the safety and free flow of traffic on the A69 Trunk Road.



	13.
	Not withstanding the provisions of the Town and Country Planning (General Permitted Development Order) 1995, there shall be no conversions, insertion of additional internal floorspace or combinations of workshop units hereby permitted which shall result in the gross floorspace of any individual unit exceeding 567 square metres in total, without express planning permission having first been sought and obtained.

Reason:
As Directed by the Highways Agency in the interests of maintaining the safety and free flow of traffic on the A69 Trunk Road.



	14.
	Prior to the commencement of development hereby permitted, a Construction Method Statement shall be submitted to, and approved in writing by, the Local Planning Authority. The approved Statement shall be adhered to throughout the construction period. The Statement shall provide for:

i. the laying out of land for and details of the parking of vehicles of site operatives and visitors;

ii. loading and unloading of plant and materials;

iii. storage of plant and materials used in constructing the development;

iv. the erection and maintenance of security hoarding including decorative displays and facilities for public viewing, where appropriate;

v. wheel washing facilities;

vi. measures to control the emission of dust and dirt during construction; and

vii. a scheme for recycling/disposing of waste resulting from the construction works.

Reason:
To ensure proper and adequate provisions are made during the construction phase in the interests of highway safety and local amenity.



	15.
	For the duration of the development works a suitable barrier preventing siltation and pollutants entering Cairn Beck shall be erected and maintained in accordance with details submitted to and approved in writing prior to the commencement of development by the Local Planning Authority.

Reason:
To safeguard the biodiversity of the Cairn Beck tributary serving the River Eden which is a SSSI and SAC, in accordance with Policy DP7 of the Carlisle District Local Plan 2001-2016. 



	16.
	Prior to the commencement of the development hereby permitted full details of both hard and soft landscape works shall be submitted to and approved in writing by the Local Planning Authority.  These details shall include proposed finished levels or contours; planting plans noting species, plant sizes and proposed numbers/densities; minor artefacts and structures (inclusive of refuse or other storage units, signage and lighting); and proposed and existing functional services above and below ground (e.g. communications cables, pipelines etc. indicating lines, manholes, supports etc.).

Reason:
In the interests of visual amenity.



	17.
	All soft landscape works comprised in the approved details subject of the above Condition 16 for the constituent elements of the development shall be carried out by not later than the end of the first planting and seeding season following the commencement of use of any element of the development hereby permitted or the completion of the development.

Reason:
In the interests of visual amenity.



	18.
	Any trees or plants comprised in the approved details of landscaping which, within a period of 5 years from the completion of the development, die or 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 CP5 of the Carlisle District Local Plan 2001-2016.



	19.
	All hard landscape works (inclusive of the approved means of enclosure and the approved details subject of the above Condition 20) for the constituent elements of the development shall be carried out prior to the commencement of use of any respective element of the development hereby permitted.

Reason:
In the interests of visual amenity and the living conditions of neighbouring residents.



	20.
	Any facilities for the storage of oils, fuels or chemicals shall be sited on impervious bases and surrounded by impervious bund walls, details of which shall be submitted to the Local Planning Authority for approval.  The volume of the bunded compound should be at least equivalent to the capacity of the tank plus 10%.  If there is multiple tankage, the compound should be at least equivalent to the capacity of the largest tank, or the combined capacity of interconnected tanks, plus 10%.  All filling points, vents, gauges and sight glasses must be located within the bund.  The drainage system of the bund shall be sealed with no discharge to any watercourse, land or underground strata.  Associated pipework should be located above ground and protected from accidental damage.  All filling points and tank overflow pipe outlets should be detailed to discharge downwards into the bund.

Reason:
To prevent pollution of Cairn Beck.



	21.
	The associated means of access, turning and parking area(s) shall be constructed in accordance with the approved plans prior to the commencement of use of the respective units hereby permitted and shall not be used except for the parking of vehicles in connection with the development hereby approved.

Reason:
To ensure adequate access and parking is available for each occupier.



	22.
	The workshop units hereby permitted shall be used only for purposes falling with Classes B1 (b), B1 (c), B2 or B8 of the Town and Country Planning Use Classes (Amendment) Order 1995.

Reason:
For the avoidance of doubt and in accord with the provisions of Policies RDF1, RDF2, CNL1, CNL2 and W3 of the Regional Spatial Strategy and Policies DP1 and EC3 of the Carlisle District Local Plan 2001-2016. 




Summary of Reasons for the Decision

Warwick Mill Business Village is located approximately 240 metres to the south of the junction with the A69.  The main buildings, which date from the eighteenth and nineteenth centuries, are three to four storeys with sandstone walls and slate roofs.  The eastern approach consists of a terrace of houses (Low Buildings), a newly formed car park, allotments and two parallel terraces of houses (1-6 and 8-12 High Buildings).  The Mill and terraced houses at High Buildings are Grade II Listed Buildings.  Number 7 High Buildings is a café serving the Business Centre.  

The main Mill building provides 50 offices (“Warwick Mill Business Centre”) and 5/6 meeting rooms (“Warwick Mill Meeting Rooms”) with the remaining structures used to provide a total of 25 workshops (“Warwick Mill Workshops”) that vary in size from 25 sq. m to 470 sq. m.  The applicant has explained that approximately 85% of the Mill and 99% of the workshops are currently let.  The Business Village has recently won the Cumbria Tourism Award for Business Tourism in 2009.

Warwick Mill Business Village is bounded to the east by residential development at Longthwaite Farm Court; to the south by a water meadow, the Mill Race, Cairn Beck and a former scrap yard; and to the west by open fields.  Vehicular access to the former scrap yard is via a lane off the Burnrigg Road with the junction to the immediate south of the dwelling known as St Christoph, opposite the drive serving Wood House and 80 metres to the north of Greenacres.  A footbridge to the west of the South Mill workshop units provides pedestrian access to the former scrap yard from Warwick Mill.  The lane is a designated public footpath that runs along the southern boundary and leads to Longthwaite Farm Court.  The existing access road serving the Mill is also a public footpath.  Cairn Beck is a “main river” with the site falling within Flood Zones 1, 2 and 3 as designated by the Environment Agency (EA). Cairn Beck serves the River Eden, which is a SSSI and SAC, and the EA has indicated that it is used by otters (a European Protected Species), bullhead, trout and salmon.  

The former scrap yard, which is approximately 0.74 ha in area, consists of a warehouse type structure (approximately 628 sq. m in area) in the south-eastern corner. It is constructed externally from rendered block work with brown corrugated sheeting and is currently in use to provide storage ancillary to the Business Village (“Unit 15”), and for joinery and metalwork (“Unit 16”). A block work wall, 2.5 m in height (approximately) runs along the southern boundary with 2 m high chain link fencing delineating the western boundary with the open field. 

Historical information indicates that the scrap yard has previously been used to accommodate a gasometer, a terrace of houses and a school building. 

The current application involves retaining the existing structure on the former scrap yard and the erection of four blocks to provide a total of 14 workshop units. Although the application originally sought approval for a blanket B1 use, together with uses falling under Classes B2 and B8, “office” uses are required to satisfy the sequential test i.e. city centre sites as first preference, edge of centre next if no sequentially preferable sites exist, and finally, out-of-centre as a last resort. Accordingly, the application has now been modified so that it seeks approval for uses falling within Use Classes B1 (b), B1 (c), B2 and B8. The proposed development would be an extension to the Business Village.

Proposed Blocks A and C are based on two units of 95 sq. m; Block C is four units each with a floor space of 95 sq. m; and Block D, four units of 95 sq. m and two units of 144 sq. m.  The new workshop units are to be constructed externally from clay bricks and metal insulated panels.  The submitted layout plan highlights that the use of the lane to the Burnrigg Road will only provide emergency access with a new bridge to be constructed across Cairn Beck to tie in with the Business Village.  This will lead to minor alterations to the existing layout of the Business Village and probable loss of 5-6 short stay parking spaces.

The application is accompanied by a Design and Access Statement, a Flood Risk Assessment, Transport Assessment, a Site Investigation Report, a Desk Top Study, and additional information regarding Environment Management and Ecology.

The Design and Access Statement explains that the design of the units has been based on flexibility and adaptability in use; will ensure they are economical and competitive to rent; and have low energy use/running costs.  The external fabric is to be well insulated including the large sectional doors.  A conscious decision has been made not to attempt to mimic the materials and features of the existing Mill because the development is away from the building and the proposed development is to be enhanced by landscaping.  It is proposed that the colours of the external materials would, however, be sympathetic with the materials evident in the Mill's construction.  The main landscaping proposals consist of a substantial buffer strip adjacent to Cairn Beck that will reinforce an existing wildlife corridor.  The proposal incorporates seven designated disabled parking spaces and level access designed in accordance with Approved Document M.  The intention is for each unit to have a wheelchair accessible WC. 

The Flood Risk Assessment prepared by White Young Green highlights that the development will generate significant rainwater run-off in excess of that currently leaving the site.  It is thus proposed that surface water from roofs and paved areas will pass through a Sustainable Urban Drainage system to both filter and restrict the flow of storm water into Cairn Beck.  Discharge from the tanked sub base to the water course will be at a restricted rate.  The Flood Risk Assessment recommends finished floor levels for the development are set 600mm above the level of the adjacent river bank.  Foul drainage from the proposed development is to be pumped in order to discharge into the existing foul drainage system servicing the Mill.

The submitted Transport Assessment explains that the proposed development will only result in a 2.7% increase on the A69(T) during the am peak hour and a 2.4% increase in the pm peak.  The analysis indicates that the proposed development will have no noticeable impact on operations at the A69/Warwick Mill/Waters Meet junction.  Bus stops are located on the A69 which are no more than 6/7 minute walk from the proposed development.  The stops are served by a half-hourly frequency route that provides access westwards to Carlisle as well as eastwards towards Brampton, Haltwhistle, Hexham and Newcastle.  National Cycle Network Route 72 runs through Warwick Bridge and Corby Hill approximately 770 m from the development site.  The access road is traffic calmed to reduce speeds to around 10 miles per hour and the road width is sufficient for a car or van to pass pedestrians in a safe manner.  The development site is therefore considered accessible by bus, cycle and on foot.

In the light of the site's former use an initial Desktop Study was carried out by ARC Environmental.  The Desktop Study set out recommendations for a Phase 2 Ground Investigation that was carried out by Cowens Ltd, and a report on the findings was prepared by Environmental Simulations International Ltd.  From this report it is recognised that there is a need for remedial work to be carried out to remove a known hydrocarbon hotspot from the area where the car crusher plant was located; and an additional site investigation will be required to quantify any waste from the former gas works on the site. 

The additional information regarding Environment Management and Ecology explains that a specific construction method statement will be submitted in accordance with the Environment Agency Pollution Prevention Guidelines (PPG5 Works and Maintenance in or near Water, and PPG6 Working at Construction and Demolition Sites).  The intention is for appropriate precautions to be subsequently taken if the development was to go ahead in terms of landscaping, restricting access along the river corridor, the design of security lighting, and drainage of surface water.  

The application has to be assessed against the following Policy framework:

Policy DP1 of the adopted District Local Plan defines a spatial strategy for development in the District and looks to locate new retail, office and leisure uses within the urban area or, otherwise within the Key Service Centres of Brampton and Longtown.

District Local Plan Policy EC3 encourages office development within locations identified as a Primary Office Area. In addition, however, it reinforces the principle that other proposals for office development will require to satisfy the sequential test set out under Policy DP1.

That hierarchical approach reflects the provisions of the Regional Spatial Strategy’s Policies RDF 1 and RDF2. It is further underlined by RSS Policy W3 which notes that “office development should, as far as possible, be focussed in the regional centres in or adjacent to the town/city centres listed under Policy RDF1 and in Key Service Centres, consistent with Policy RDF2 and the sequential approach in PPS6”.

The sub-regional specific Policies for Cumbria (Policies CNL1 and CNL2) further reflect the foregoing spatial priorities for development.
When considering this application it is apparent that the main issues revolve around:

a) the sustainability of the proposal;

b) the impact on highway safety;

c) the impact on the character of area and setting of a Grade II Listed Building;

d) impact on ecology and biodiversity; and

e) the impact on the living conditions of neighbouring residents.

In relation to a) it is evident that the proposal relates to the redevelopment of brown field land.  The Business Village and adjoining former scrap yard, although located off the A69 and within a rural location, are feasibly accessible from a bus service.  Although the site lies outside the identified limits of the settlement, under Policy DP1 of the Local Plan Warwick Bridge is a Local Service Centre. Subject to the limitations on the “authorised” Uses for the specific Use Classes identified in the description, Policy is generally supportive.

In relation to b), the Highways Agency has also been concerned in relation to the application being submitted and considered on the basis of relatively small workshop units yet the development could be undertaken in such a manner that units are combined. This would, thus, lead to larger units of a more intensive use potentially serviced by bigger lorries.  Furthermore, the submitted plans show the provision of a half width bus lay-by on the A69 which represents a relaxation of Highways Agency standards.  In the case of the first issue a way forward has been secured through the imposition of a condition restricting the maximum size of any particular unit. 

Having regard to the impact on the character of the area and setting of the Listed Building, the proposed development has been sited away from the main Mill building but can still be seen within the context of the Business Village as a whole.  The site is also within a valley associated with Cairn Beck and landscaping is now indicated along the northern, western and eastern boundaries.  The proposed landscaping along the western boundary should soften the visual impact of the proposal when viewed from the lane/public footpath leading to Burnrigg Road. 

In relation to biodiversity, the Environment Agency has recommended the imposition of a condition ensuring that the proposed landscaping areas adjacent to the Beck remain accessible and passable by otters.  In addition, Natural England has not raised any objections on the basis of the submitted additional information regarding Environment Management and Ecology. 

Finally, in assessing the impact on the living conditions of the neighbouring residents, potential issues revolve around noise and disturbance either from the proposed uses themselves or from any ancillary activities such as the traffic generated and pollution. This has, however, to be considered in the context of the previous overall use of the site as a scrap yard and the level of use at the existing Business Village.  In the case of those properties fronting the Burnrigg Road there are tangible benefits from the reduction in traffic and the potential for more contained commercial use of the site.  With regard to the remaining residential properties to the north and east, the submitted Transport Assessment indicates a 2.4% and 2.7% increase in traffic during the am and pm peak hours.  

Other issues relating to contamination, archaeology and flood risk have been addressed by the imposition of relevant conditions.

Relevant Development Plan Policies

	The North West Of England Plan Regional Spatial Strategy To 2021
Policy DP 7: Promote Environmental Quality

Environmental quality (including air, coastal and inland waters), should be protected and enhanced, especially by:

· understanding and respecting the character and distinctiveness of places and landscapes;

· the protection and enhancement of the historic environment;

· promoting good quality design in new development and ensuring that development respects its setting taking into account relevant design requirements, the NW Design Guide and other best practice;

· reclaiming derelict land and remediating contaminated land for end-uses to improve the image of the region and use land resources efficiently;

· maximising opportunities for the regeneration of derelict or dilapidated areas;

· assessing the potential impacts of managing traffic growth and mitigating the impacts of road traffic on air quality, noise and health;

· promoting policies relating to green infrastructure and the greening of towns and cities;

· maintaining and enhancing the tranquillity of open countryside and rural areas;

· maintaining and enhancing the quantity and quality of biodiversity and habitat;

· ensuring that plans, strategies and proposals which alone or in combination could have a significant effect on the integrity and conservation objectives of sites of international importance for nature conservation are subject to assessment, this includes assessment and amelioration of the potential impacts of development (and associated traffic) on air quality, water quality and water levels.



	The North West Of England Plan Regional Spatial Strategy To 2021
Policy RDF 1: Spatial Priorities

In making provision for development, plans and strategies should accord with the following priorities, taking into account specific considerations set out in Sub Regional Chapters 10-13:

· the first priority for growth and development should be the regional centres of Manchester and Liverpool;

· the second priority should be the inner areas surrounding these regional centres. Emphasis should be placed on areas in need of regeneration and Housing Market Renewal Areas in particular;

· the third priority should be the towns / cities in the 3 city regions: Altrincham, Ashton-under-Lyne, Blackburn, Blackpool, Bolton, Burnley, Bury, Chester, Crewe, Ellesmere Port, Macclesfield, Northwich, Oldham, Preston, Rochdale, Runcorn, St Helens, Skelmersdale, Southport, Stockport, Warrington, Widnes, Wigan. Development in larger suburban centres within the city regions would be compatible with this policy provided the development is of an appropriate scale and at points where transport networks connect and where public transport accessibility is good;
· the fourth priority should be the towns and cities outside the City Regions of Carlisle and Lancaster, with investment encouraged in Barrow- in -Furness and Workington and Whitehaven to address regeneration and worklessness in Furness Peninsula and West Cumbria.

In the third and fourth priorities development should be focused in and around the centres of the towns and cities. Development elsewhere may be acceptable if it satisfies other policies, notably DP1 to 9. Emphasis should be placed on addressing regeneration and housing market renewal and restructuring.



	The North West Of England Plan Regional Spatial Strategy To 2021
Policy RDF 2: Rural Areas

Plans and strategies for the Region’s rural areas should support the priorities of the Regional Rural Delivery Framework and:

· maximise the economic potential of the Region’s rural areas;

· support sustainable farming and food;

· improve access to affordable rural housing;

· ensure fair access to services for rural communities;

· empower rural communities and address rural social exclusion;

· enhance the value of our rural environmental inheritance.

Key Service Centres

Plans and Strategies should identify a subset of towns and villages as Key Service Centres which:

· act as service centres for surrounding areas, providing a range of services including retail, leisure, community, civic, health and education facilities and financial and professional services; and

· have good public transport links to surrounding towns and villages, or the potential for their development and enhancement.

Development in rural areas should be concentrated in these Key Service Centres and should be of a scale and nature appropriate to fulfil the needs of local communities for housing, employment and services, and to enhance the quality of rural life.

Local Service Centres

Small scale development to help sustain local services, meet local needs, or support local businesses will be permitted in towns and villages defined as Local Service Centres in Local Development Documents which already provide a more limited range of services to the local community.

Outside Key and Local Service Centres

In remoter rural areas particularly the ‘sparse’ rural areas of the region, more innovative and flexible solutions to meet their particular development needs should be implemented and targeted towards achieving: 

· more equitable access to housing, services, education, healthcare and employment; and

· a more diverse economic base, whilst maintaining support for agriculture and tourism.

Exceptionally, new development will be permitted in the open countryside where it:

· has an essential requirement for a rural location, which cannot be accommodated elsewhere (such as mineral extraction);

· is needed to sustain existing businesses;

· provides for exceptional needs for affordable housing;

· is an extension of an existing building; or

· involves the appropriate change of use of an existing building.

LDDs should set out criteria for permitting the re use of buildings in the countryside in line with PPS7




The North West Of England Plan Regional Spatial Strategy To 2021
Policy W 3:Supply Of Employment Land

Provision should be made for a supply of employment land as outlined in Table 6.1. Local planning authorities should undertake a comprehensive review of commitments, to secure a portfolio of sites that complies with the spatial development principles outlined in Policies DP1 – 9, and RDF1 and sub regional policies (Chapters 10-13), and to ensure:

· the most appropriate range of sites, in terms of market attractiveness and social, environmental and economic sustainability, are safeguarded for employment use;

· these sites can meet the full range of needs and are actively marketed;

· at least 30% of sites are available at any one time so that all new and existing businesses have the ability to grow successfully;

· the amount of brownfield land used for employment purposes is maximised, reflecting the likely increases in the amount available as a result of economic restructuring;

· full consideration is given to the scope for mixed-use development particularly within centres, and on larger sites;

· appropriate provision is made in Key Service Centres and full consideration given to the innovative re-use of agricultural buildings to facilitate the growth and diversification of the rural economy;

· the implications of home working on the scale and location of future employment land requirements are considered.

Office development should, as far as possible, be focused in the regional centres, in or adjacent to town / city centres listed in RDF1 and in Key Service Centres, consistent with RDF2 and the sequential approach in PPS6.

The portfolio must be kept under regular review to ensure that the region does not over- or under- allocate land in relation to the actual scale of economic growth. Local Authorities should review their employment land portfolio every three years.

Table 6.1 Provision of Employment Land 2005-2021 (hectares)

	
	Greater

Manchester
	Merseyside and Halton
	Lancashire
	Cumbria
	Cheshire and Warrington
	North West

	2005 Supply
	1368
	1234
	1069
	633
	1171
	5475

	Current take up per annum
	112
	76
	68
	16
	41
	313

	Projected inc in take up
	6%
	18.5%
	4.25%
	17.5%
	6.00%
	9.22%

	Projected take up per annum
	119
	90
	71
	19
	43
	342

	Need 2005-21
	1904
	1440
	1136
	304
	688
	5472

	Extra allocation required
	536
	206
	67
	-329
	-483
	-3

	Flexibility factor
	20%
	20%
	20%
	33%
	27%
	-

	Need 2005-21 (incorp-

orating flexibility factor)
	2285
	1728
	1368
	404
	874
	6654

	Extra allocation required (incorp-

orating flexibility factor)
	917
	494
	294
	-229
	-297
	1179

	

	The North West Of England Plan Regional Spatial Strategy To 2021
Policy EM1 (B): Natural Environment

Plans, strategies, proposals and schemes should secure a ‘step-change’ increase in the region’s biodiversity resources by contributing to the delivery of national, regional and local biodiversity objectives and targets for maintaining extent, achieving condition, restoring and expanding habitats and species populations (94). This should be done through protecting, enhancing, expanding and linking areas for wildlife within and between the locations of highest biodiversity resources, including statutory and local wildlife sites, and encouraging the conservation and expansion of the ecological fabric elsewhere.

Broad locations where there are greatest opportunities for delivering the biodiversity targets are shown on the Indicative Biodiversity Resource and Opportunity Diagram (see Diagram 9.1). More specific locations will be informed by sub-regional biodiversity maps and frameworks of statutory and local wildlife sites.

Local authorities should:

· develop a more detailed representation of this spatial information for use in their Local Development Frameworks; and

· develop functional ecological frameworks that will address habitat fragmentation and species isolation, identifying and targeting opportunities for habitat expansion and re-connection. Active arrangements will be needed to address ecological cross-boundary issues within areas such as the Pennines, Solway Firth, the Mersey Estuary, the Lune Estuary, the River Dee Estuary and the Cheshire Meres and Mosses, as well as including biodiversity policies in any developing Marine Spatial Planning System in the Irish Sea.

Plans, strategies, proposals and schemes should protect and enhance the region’s geological and geomorphological resources including statutory and local sites by contributing to the delivery of national, regional and local geodiversity objectives and targets.



	The North West Of England Plan Regional Spatial Strategy To 2021
Policy CNL 1: Overall Spatial Policy For Cumbria

Plans and strategies in Cumbria should: 

· focus major developments within Barrow in Furness and Whitehaven, and Workington, and in the City of Carlisle in line with policy RDF1 and spatial principles DP1-9; 

· provide for development in the key service centres and local service centres in line with RDF2; 

· provide a portfolio of employment sites in accordance with RDF1 and the criteria in policies W2 and W3; 

· support the restructuring of housing markets in West Cumbria and Furness;

· improve Cumbria’s internal and external transport links in line with the priorities for transport investment and management set out in policy RT10;

· develop the role of Carlisle as a regional public transport gateway to the region in line with policy RT1 and harness its potential for economic growth in sustainable ways;

· ensure that network management measures are utilised to make best and most appropriate use of available highway infrastructure and to improve road safety and journey time reliability, with priority given to improving the operation of routes linking Furness and West Cumbria to the M6;

· give priority to improving access to employment, services and education/training facilities on foot and by cycle, and by public transport, in Carlisle, Workington/ Whitehaven and Barrow-in Furness, and in Key Service Centres, especially Kendal;

· support the development of sustainable tourism in Cumbria; and support the development of higher value knowledge based and specialist industry based employment opportunities.

Proposals and schemes will be directed primarily towards locations where they can contribute to these priorities.



	The North West Of England Plan Regional Spatial Strategy To 2021
Policy CNL 2: Sub-Area Development Priorities For Cumbria

Within the sub-areas of Cumbria, plans and strategies should accord with CNL1 and focus on: 

· supporting sustainable growth in Carlisle. Building on Carlisle city’s significant potential to attract sustainable development into Cumbria. The city will enhance its role as the sub-regional centre for business, shopping, leisure, culture and tourism, serving Cumbria and the adjoining parts of Scotland and North East England. It will also develop its higher education function through the establishment of the new University of Cumbria, which should help attract investment in the knowledge – based economy. Ensure development is compatible with the conservation and enhancement of the historic city centre;

· enhancing the Regeneration Priority Area of West Cumbria, particularly through developing the roles of the existing centres of Whitehaven, Workington, and also in Cleator Moor and Maryport in a complementary manner. Efforts should be made to exploit the potential offered by a local workforce with expertise in the field of nuclear research, development and decommissioning; and the presence of the National Nuclear Laboratory. The location of part of the University of Cumbria in this area could increase its potential for the development of a knowledge-based economy. The potential of the area for tourism-based development should also be explored;

· concentrating development within the Furness Regeneration Priority Area in Barrow in Furness, to facilitate diversification of the local economy, and enable opportunities for development and regeneration to be brought forward in the wider Furness Peninsula. Efforts should be made to exploit specialist marine engineering skills and opportunities, and to develop the area’s potential for tourism;

· ensuring that the needs of local people in South & East Cumbria are met with a focus on securing inward investment and improving service provision within Kendal and Penrith. High priority should be placed on the further provision of affordable housing within the sub-area.
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Spatial Strategy & Development Principles - Policy DP1 - Sustainable Development Locations

All proposals for development will be assessed against their ability to promote sustainable development.  Proposals will be considered favourably in the following locations, provided they are in scale with their location and consistent with other Policies of this Local Plan.

Urban Area

City of Carlisle

Key Service Centres

Brampton

Longtown

Local Service Centres

Burgh by Sands

Heads Nook

Castle Carrock

Houghton

Cummersdale

Irthington

Cumwhinton

Raughton Head

Dalston

Rockcliffe

Gilsland 

Scotby

Great Corby

Smithfield

Great Orton

Thurstonfield

Hallbankgate

Warwick Bridge

Hayton

Wetheral

Proposals for development within these locations will be assessed on the basis of the need for development to be in the location specified.

Within the Urban Area proposals for retail, office and leisure developments will be subject to a sequential approach which requires that locations re considered as follows: firstly within the City Centres; secondly edge-of-centre locations; and thirdly the remainder of the urban area.

Proposals for residential development will be considered against the need to give priority to the reuse of previously developed land, with particular emphasis on vacant and derelict sites and buildings.

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

Outside these locations development will be assessed against the needs to be in the location specified.
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Spatial Strategy And Development Principles - Policy DP5 - Trunk Roads 

Major development proposals will be assessed against their impact on the safe and efficient operation of the trunk road network.  

Land will be safeguarded for the Highways Agency road scheme, the M6/A74 extension (Junction 44 - Guardsmill).
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Spatial Strategy And Development Principles - Policy DP7 - European Natural 2000 Sites

Except where there are imperative reasons of overriding public interest, proposals that would have an impact on a European Natural 2000 site* will not be permitted unless it can be objectively demonstrated that they would be unlikely to have a significant adverse effect, either alone or in combination with other plans or projects.

*For the purposes of this policy European Natural 2000 sites include Ramsar sites and provisional SPAs.
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Core Development Policies - Policy CP1 - Landscape Character

Proposals for development in the rural area must seek to conserve and enhance the special features and diversity of the different landscape character areas.  Development will be considered appropriate to the character of the landscape provided the proposal has regard to and conserves:

the landform and natural patterns of drainage;

· the pattern of trees and woodland;

· the habitats of species of importance for wildlife;

· the pattern and composition of field boundaries;

· the pattern of historic landscape features;

· the pattern and distribution of settlements
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Core Development Policies - Policy CP2 - Biodiversity
Proposals in both the rural and urban area 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 the areas which they affect.

In areas where species protected under national and European legislation are most likely to occur, special account will be given to their presence in the consideration of development proposals.
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Core Development Policies - Policy CP5 - Design 

All new development proposals will be assessed against the following design principles.  Proposals should:

1
Respond to the local context and the form of surrounding buildings in relation to height, scale and massing, and by 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;

4
Ensure all components of the proposal, such as buildings, car parking, access routes, open space and landscaping, are well related to one another to ensure a well integrated, successful and attractive development;

5
Ensure there is no adverse effect on the residential amenity of existing areas, or adjacent land uses, or result in unacceptable standards for future users and occupiers of the development;

6
Ensure the retention and enhancement of existing trees, shrubs, hedges and other wildlife habitats where possible. Where environmental features are lost as a result of the proposal, appropriate mitigation measures should be put in place and on-site replacement of those features will be sought;

7
Include landscaping schemes (both hard and soft) to assist the integration of 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 infrastructure can be incorporated without causing unacceptable harm to retained features;

9
Ensure that the layout and design incorporates adequate space for waste and recycling bin storage and collection.
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Core Development Policies - Policy CP6 - 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.
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Core Development Policies - Policy CP9 - Development, Energy Conservation And Efficiency

Development proposals should take into account the need for energy conservation and efficiency in their design, layout and choice of materials. The principles should be introduced in the early stages of the design process in order to consider the orientation of buildings to maximise solar gain coupled with high levels of insulation to reduce heating costs. The efficient and effective use of land, including the reuse of existing buildings and the use of environmentally sustainable materials should also be encouraged. Landscaping schemes also may be used to shelter buildings in exposed positions to reduce heat loss.

These elements will contribute to the energy efficiency of a new development. Developers should also consider the possible incorporation of photovoltaic cells, active solar panels and other small-scale sources of renewable energy. Consideration should be given to recycled materials, waste minimisation and recycling measures within the design.

Designers will be encouraged to include systems for collecting roof water to enable its re-use.



	Carlisle District Local Plan 2001 - 2016

Core Development Policies - Policy CP10 - Sustainable Drainage Systems

Sustainable drainage systems (SUDS) should be incorporated into development proposals when the following conditions apply:

1
The development will generate an increase in surface water run-off; and

2
The rate of surface water run-off is likely to create or exacerbate flooding problems

Where SUDS are incorporated the following details shall be provided:

1
The type of SUDS; and

2
Hydraulic design details/calculations; and

3
Pollution prevention and water quality treatment measures together with details of pollutant removal capacity; and

4
Operation, maintenance and adoption details (SUDS structures will not be adopted by the statutory sewerage undertaker unless maintenance and legal agreements are in place).
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Core Development Policies - Policy CP15 - Access, Mobility And Inclusion

Development proposals should make provision for easy, safe and inclusive access to, into and within buildings and facilities.  The layout and design of developments should meet the requirements of accessibility and inclusion for all potential users regardless of disability, age or gender.  The Council will have regard to the following criteria when assessing development proposals:

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

2
The location of any development proposal in relation to its potential users;

3
Accessibility to all transport modes and provision of adequate parking for disabled people;

4
Provision of on-site facilities such as  public toilets, and appropriate signage
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Economic & Commercial Growth - Policy EC3 - Office Development

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

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

2
appropriate access and vehicle parking can be achieved.

Proposals for change of use back to a previous residential use may be acceptable providing that residential amenity and the amenity of neighbouring users is not compromised.

Proposals for office development outside the Primary Office Area will be expected to satisfy the sequential test set out in Policy DP1.
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Economic & Commercial Growth - Policy EC11 Rural Diversification

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

Proposals should:

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

2
Be compatible with the character and scale of the operation and its landscape character; and

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

4
Be capable of providing adequate access and parking arrangements.
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Core Development Policies - Policy CP17 - Planning Out Crime

The design of all new development must contribute to creating a safe and secure environment, integrating measures for security and crime prevention and minimising the opportunity for crime.

The following points should be applied to all development proposals:

1
Security measures should be an integral part of the design

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

3
Public and private spaces should have clearly defined boundaries.

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

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

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

Developers should, at the earliest stage possible, consult Architectural Liaison Officer to advise on measures to be incorporated for designing out crime.
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Local Environment - Policy LE2 - Sites Of Special Scientific Interest

Development proposals within or likely to affect the nature conservation or geological interest of Sites of Special Scientific Interest will be subject to special scrutiny and will not be permitted unless:

1
The reasons for the development clearly outweigh the nature conservation value of the site for which it is of special interest and therefore designated as part of the national series of SSSIs; or

2
the nature conservation interest of the site can be fully protected and enhanced by the appropriate use of planning conditions or obligations.
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Local Environment - Policy LE8 - Archaeology On Other Sites

On land for which there is no archaeological information, but where there are reasonable grounds for believing remains to be present, the City Council will ensure that the archaeological aspects of development proposals are examined and evaluated before planning applications are determined. Planning permission will not be granted without adequate assessment of the archaeological implications.
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Local Environment - Policy LE12 - Proposals Affecting Listed Buildings

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



	Carlisle District Local Plan 2001 - 2016

Local Environment - Policy LE27- Developed Land In Floodplains

Development on previously developed land which is at risk of flooding will only be permitted provided that a Flood Risk Assessment has been submitted with the planning application that confirms:
1
no other lower risk alternative site exists in the case of proposed development in Zone 3 (High Probability of river and/or sea flooding); and

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

3
adequate flood plain storage capacity can be provided; and

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

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

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

7
mitigation measures will be provided where necessary; and

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


	Carlisle District Local Plan 2001 - 2016

Local Environment - Policy LE30 - Derelict Land

Development involving the reclamation of derelict land and buildings will be permitted provided that the land has been remediated to a standard that is fit for the proposed land use.  The proposed land use shall also be  appropriate to the location, and the development and accompanying landscaping are in keeping with the surroundings.  Where the derelict land has reverted to a natural state its quality, and the importance as a green area, will be taken into account in any decision about its future development.
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Transport - Policy T1- Parking Guidelines For Development

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

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

2
the availability of public car parking in the vicinity;

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

4
the likely impact on the surrounding road network; and

5
accessibility by and availability of, other forms of transport.
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Leisure & Community Uses - Policy  LC8 - Rights Of Way

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




	Item no: 14
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	08/0224
	 Kans & Kandy (Properties) Ltd
	Carlisle

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	04/03/2008
	Sanderson Weatherall
	Stanwix Urban

	
	
	

	Location:
	
	Grid Reference:

	Gates Tyres, 54 Scotland Road, Stanwix, Carlisle CA3 9DF
	
	340030 557276

	
	
	

	Proposal:
	Erection of a Neighbourhood Convenience Store (464.5 sq m), Small Retail Unit (92.9 sq m) with 9 Residential Flats Above and Associated Parking


	Decision:
	Refuse  Permission
	Date:
	26/08/2008


	Decision of:
	Planning Inspectorate


	Decision Type:
	Appeal Allowed with Conditions
	Date:
	10/03/2009


	Item no: 15
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	08/0420
	Mr Anthony Nicholson
	Stanwix Rural

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	24/04/2008
	
	Stanwix Rural

	
	
	

	Location:
	
	Grid Reference:

	Little Bobbington, The Knells, Houghton, Carlisle, CA6 4JG
	
	341122 560307

	
	
	

	Proposal:
	Change Of Use Of Land To Domestic Garden/Paddock


	Decision:
	Refuse  Permission
	Date:
	13/06/2008


	Decision of:
	Planning Inspectorate


	Decision Type:
	Appeal Dismissed
	Date:
	01/07/2009


	Item no: 16
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	08/0586
	 McKnight & Son Builders
	Carlisle

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	05/06/2008 15:30:11
	Taylor & Hardy
	Multiple Wards

	
	
	

	Location:
	
	Grid Reference:

	Land adjacent to 84, Castlesteads Drive, Carlisle
	
	337202 555588

	
	
	

	Proposal:
	Erection Of Two Semi-Detached Dwellings


	Decision:
	Refuse  Permission
	Date:
	22/08/2008


	Decision of:
	Planning Inspectorate


	Decision Type:
	Appeal Dismissed
	Date:
	30/06/2009


	Item no: 17
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	08/1009
	 James Nicholson
	Westlinton

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	02/10/2008
	
	Longtown & Rockcliffe

	
	
	

	Location:
	
	Grid Reference:

	Elm Bank, Blackford, Carlisle, Cumbria, CA6 4EA
	
	339442 562019

	
	
	

	Proposal:
	Change Of Use From Employment (B1) To Live/Work Unit Involving Conversion Of Store & Offices With Extension Added, Demolition Of Garage; And Improvement Works To Existing Buildings


	Decision:
	Refuse  Permission
	Date:
	08/12/2008


	Decision of:
	Planning Inspectorate


	Decision Type:
	Appeal Dismissed
	Date:
	27/07/2009


	Item no: 18
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	08/1233
	 Anthony Nicholson
	Stanwix Rural

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	15/12/2008
	
	Stanwix Rural

	
	
	

	Location:
	
	Grid Reference:

	Little Bobbington, The Knells, Carlisle, CA6 4JG
	
	341122 560307

	
	
	

	Proposal:
	First Floor Extension Above Existing Garages To Provide A Study Room (Resubmission)


	Decision:
	Refuse  Permission
	Date:
	30/01/2009


	Decision of:
	Planning Inspectorate


	Decision Type:
	Appeal Dismissed
	Date:
	02/07/2009


	Item no: 19
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	09/9025
	 United Utilities
	Carlisle

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	19/05/2009
	Cumbria County Council
	Stanwix Urban

	
	
	

	Location:
	
	Grid Reference:

	Etterby Terrace, Etterby Street, Carlisle
	
	339660 557085

	
	
	

	Proposal:
	Relocation Of Control Kiosk To 'Dry Side' Of New Flood Defence Wall At Etterby Terrace


	Decision:
	City Council Observation -  Observations
	Date:
	01/06/2009


	Decision of:
	Cumbria County Council


	Decision Type:
	Grant Permission
	Date:
	18/06/2009


	Item no: 20
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	09/9029
	 Mrs Sue Simpson
	Carlisle

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	19/06/2009
	Mr Nick Long
	Belah

	
	
	

	Location:
	
	Grid Reference:

	Kingmoor Infants School, Hether Drive, Lowry Hill, Carlisle, Cumbria, CA3 0ES
	
	339181 558493

	
	
	

	Proposal:
	Section 73(a) Extension Of Time For Retention Of Building


	Decision:
	City Council Observation -  Raise No Objection
	Date:
	08/07/2009


	Decision of:
	Cumbria County Council


	Decision Type:
	Grant Permission
	Date:
	29/07/2009


	Item no: 21
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	08/0751
	Mr B Cuthbertson
	Carlisle

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	22/07/2008
	
	Belle Vue

	
	
	

	Location:
	
	Grid Reference:

	204 Newtown Road, Carlisle, Cumbria, CA2 7NJ
	
	337938 556089

	
	
	

	Proposal:
	Part Raising Of Roof To Enable Loft Conversion To Provide En-Suite Bedroom (Revised Application)


	Decision:
	Refuse  Permission
	Date:
	16/09/2008


	Decision of:
	Planning Inspectorate


	Decision Type:
	Appeal Allowed with Conditions
	Date:
	06/08/2009


	Item no: 22
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	09/0161
	 Environment Agency
	Carlisle

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	05/03/2009 16:03:54
	AXIS P.E.D. Ltd
	Castle

	
	
	

	Location:
	
	Grid Reference:

	Stephenson Industrial Estate, Willowholme, Carlisle
	
	338507 556575

	
	
	

	Proposal:
	Revision To Previous Planning Consent For A Flood Defence Scheme To Include: Revisions Along The Left Bank Of The Eden Including Minor Raising Of Footpath Levels, Reduced Embankment Proposals Which Would Now Include Raising Of Ground Levels Within Land Owned By Wallace Oils; Along Parham Beck Including Revised Wall Location, Inclusion Of A Drawdown Structure And A New Low Flood Embankment; Provision Of A Flood Gate At The Sands Centre; The Installation Of A 4 Metre High CCTV Off Viaduct Estate Road; Alterations Regarding 23-40 The Maltings; Revisions At Little Caldew Pumping Station (BT Yard); The Showman's Guild, Willowholme; And Right Bank Of River Eden At Etterby.


Members will recall at Committee meeting held on 29th May 2009 that authority was given to the Head of Planning and Housing Services to issue approval subject to no further objections being received prior to the expiry of the publicity period (03.06.09), and no objections being raised by English Heritage or Natural England. The publicity period has now expired and no objections were received and approval was issued on 16th July 2009.

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 development hereby permitted shall be completed in accordance with the scheme of public art approved under applications 08/0460 and 08/1174 and the outstanding details still required (concerning the proposed treatment of the Bitts Park underpass wall) to be submitted to and approved by the local planning authority in full compliance with condition 3 of 06/1473 and condition 4 of 08/0112.
Reason:
In order to ensure that the development makes suitable provision in accordance with Policy LC15 of the Carlisle District Local Plan 2001-2016.



	3.
	The development hereby permitted shall be completed in accordance with the programme of archaeological work approved under applications 08/0384 and 09/0404, and the outstanding details still required to be submitted to and approved by the local planning authority in full compliance with condition 4 of 06/1473 and condition 5 of 08/0112.
Reason:
To afford a reasonable opportunity for an examination to be made to determine the existence of any remains of archaeological interest within the site and for the preservation, examination or recording of such remains; and, ensure that a permanent record is made of the structures of historic interest prior to their alteration as part of the proposed development in accordance with Policies LE5, LE6, LE7, LE8, and LE10 of the Carlisle District Local Plan 2001-2016.



	4.
	No part of the structure/embankment associated with the flood defence scheme adjacent to the West Coast Main Line (between Hadrians Wall and the property currently occupied by Brown Bros Engineering, Willowholme Industrial Estate) hereby permitted shall be erected/formed until:

a) an archaeological evaluation has been undertaken adjacent to the West Coast Main Line (between Hadrians Wall and the property currently occupied by Brown Bros Engineering, Willowholme Industrial Estate) in accordance with the Project Design approved under application 09/0404;

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

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

Reason:
To afford a reasonable opportunity for an examination to be made to determine the existence of any remains of archaeological interest within the site and for the preservation, examination or recording of such remains; and, ensure that a permanent record is made of the structures of historic interest in accordance with Policies LE5, LE6, LE7, LE8, and LE10 of the Carlisle District Local Plan 2001-2016.



	5.
	The development hereby permitted shall be completed in accordance with the scheme  detailing the works at Carlisle Castle approved under application 08/0384.

Reason:
In accordance with Policy LE6 of the Carlisle District Local Plan (2001-2016).



	6.
	The development hereby permitted shall be carried out in accordance with the replacement bridge details approved under application 08/0508.

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

an effective crossing.



	7.
	The development hereby permitted shall be completed in accordance with the floodgates for Phase 1 approved under application 08/0508 and the outstanding details still required to be submitted to and approved by the local planning authority in full compliance with condition 8 of 06/1473 and condition 9 of 08/0112.
Reason:
To safeguard the character of the area in accordance with Policy CP5 of the Carlisle District Local Plan 2001-2016.



	8.
	Any part of the development approved by this permission that is subject to alteration of an agreed method statement or structure that might have an adverse impact on a SAC/SSSI and/or UK Biodiversity Action Plan Habitats or species, must not be commenced until details have been submitted to, and approved in writing by, the local planning authority.

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


and/or UK Biodiversity Action Plan Habitats or species in accordance with Policy DP7 of the Carlisle District Local Plan 2001-2016.



	9.
	The development hereby permitted shall be completed in accordance with the landscaping details for Phase 1 approved under application 08/0460 and the outstanding details still required to be submitted to and approved by the local planning authority in full compliance with condition 10 of 06/1473 and condition 11 of 08/0112.
Reason:
To ensure that satisfactory landscaping/habitat creation scheme(s) is implemented in accordance with Policy CP3 of the Carlisle District Local Plan 2001-2016.



	10.
	The development hereby permitted shall be completed in accordance with the design details of the proposed foot and cycle path construction approved under 08/0508 and the outstanding details still required to be submitted to and approved by the local planning authority in full compliance with condition 12 of 06/1473, condition 4 of 07/1389 and condition 13 of 08/0112.
Reason:
To ensure the development supports the objectives of Policies CP16 and LC8 of the Carlisle District Local Plan 2001-2016.



	11.
	The development hereby permitted shall be completed in accordance with the type of stone and brick approved under 06/1473 and 08/1174 and, the coursing pattern of the stone and brick approved under 08/0112.
Reason:
To ensure the works harmonise with the existing character of the area and buildings in accordance with Policy CP5 of the Carlisle District Local Plan 2001-2016.



	12.
	The works shall be completed in accordance with the details of the proposed ducting to be provided as originally approved under application 08/0508 and as revised by the development hereby permitted. 

Reason:
In the interests of public safety.



	13.
	The development hereby permitted shall be completed in accordance with the scheme detailing the control of construction activity at the site(s) and construction traffic to and from the site(s) approved under application 08/0384.
Reason:  In order to ensure that the construction of the development of this site is undertaken in a manner which minimises its effect on the local environment and the living conditions of neighbouring residents.



	14.
	The development hereby permitted shall be completed in accordance with the details specifying the location of the Denton Street compound as approved under application 08/0384.
Reason:
To safeguard the living conditions of neighbouring residents.



	16.
	The development hereby permitted shall be completed in accordance with the details specifying the provision of artificial kingfisher nesting boxes along sections of the River Caldew as approved under application 08/0384.  The approved details shall be fully undertaken following the completion of that respective phase of the development.

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



	17.
	The development hereby permitted shall be completed in accordance with the scheme for the provision of bat boxes as approved under application 08/0460.  The approved details shall be fully undertaken following the completion of that respective phase of the development.

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



	18.
	The development hereby permitted shall be completed in accordance with the design details and finish of the proposed metal steps as approved under application 08/0508.  The approved details shall be fully undertaken following the completion of that respective phase of the development.

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

an effective crossing.



	19.
	For the duration of the development works existing trees to be retained shall be protected by a suitable barrier erected and maintained in accordance with BS 5837:2005 Trees in relation to Construction Recommendations.  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.




Summary of Reasons for the Decision


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


In March 2007, application reference numbers 06/1473 and 07/0090, planning permission and listed building consent were given for proposed flood defence improvements associated with the west of the City along the River Caldew and the River Eden downstream from Eden Bridge, i.e. Phase 2 of the FAS.


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


The flood defences needing to be also viewed in the context of United Utilities having commenced work on upgrading the sewer network in Warwick Road/Victoria Place (appn. ref. no. 08/9027/CTY and 08/9034/CTY) and Willowholme.


Under application numbers 07/1389, 08/0112, 08/1038, 08/1081, 08/1259, 09/0058 and 09/0072 permission has subsequently been given for amendments to Phase 2 of the FAS. 

This application seeks approval  for further amendments to the Phase 2 FAS with regard to areas.


1. Left bank of the River Eden adjacent to Stephenson Industrial Estate - reduction in the embankment scale utilising existing buildings as part of the flood defence and ground raising at Wallace Oils up to a maximum of 1 m.  This is apparently achievable because of the proposed alterations to the scheme at Stainton also part of this application.


2. Parham Beck - changes in the alignment of the proposed flood wall, the minor realignment of Parham Beck, a new low level flood embankment and drawdown structure inclusive of a debris screen and access platform.  The proposed embankment crosses the line of Hadrian's Wall and therefore will require Scheduled Monument Consent.


3. The Sands Centre - provision of a flood gate 2 m wide and 0.85 m in height, supported on brick clad piers with reconstituted stone copings to a height of 1.3 m.  The proposed changes are following discussions with Carlisle Canoe Club, the City Council's Access Officer and Carlisle Leisure Ltd to overcome any concerns over access to the River by disabled people.


4. Caldew Riverside, off Viaduct Estate Road - installation of a 4 m high CCTV column and associated camera to enable the Environment Agency to monitor any build up of debris around the piers of the Slew Bridge.


5. The Maltings - introduction of retractable barriers to picture windows, stepping out of the flood gates from the building facade by 750 mm, and new railing.


6. The Little Caldew Pumping Station - erection of a new control structure to regulate flows within the Little Caldew when the water levels in the Caldew are high.  The proposed pumping station has been reduced in size (11 m by 6 m) and moved approximately 25 m upstream which has resulted in the realignment of the flood wall within the gardens of The Maltings.


7. The Showman's Guild Quarters - reconfiguration of layout involving provision of two larger toilet buildings, resurfacing of site, erection of 2.2 m high timber fencing along Willowholme frontage and side elevations, and new tree planting.


8. Right Bank of River Eden At Etterby - removal of a larger section of the existing Waverley Embankment enabling creation of a seasonal wetland area, proposed raised areas for stock refuge, fill in part of floodplain to protect pylon, a 38 m wide grassed "spillway" to allow flood water to drain back into the River.   



The application is accompanied by respective Change Assessments and Review of Environmental and Design and Access Statement.  The application is also accompanied by an Assessment of Likely Significant Effect on a European Site that concludes the proposed changes are unlikely to have a significant effect on any interest feature of a European site and does not significantly increase the impacts of the overall FAS. 

When considering this application the relevant policies are DP2, DP6, CP1, CP2, CP3, CP4, CP5, CP6, CP11, CP13, CP15, CP16, CP17, LE2, LE3, LE4, LE27, LE30, LC3 and LC8 of the Carlisle District Local Plan (2001-2016).   In addition, the proposal should be viewed in the context of the underlying objectives of the Three Rivers Strategy and the Connect2/Sustrans cycle route.


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

1.
the loss of agricultural land;

2.
the visual and historic character of areas;

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

4.
archaeology;

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

6.
access for people with mobility problems;

7.
provision for cyclists and pedestrians;

8.
the living conditions of neighbouring residents;

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

10.
existing rail infrastructure including the freight/rail avoidance line; 

11.
the potential future use of the Caldew Riverside area of the City; 

12
an extant planning permission for housing on land at Lime Street; and

13.
security.


Based on the location of the current proposal, the aforementioned issues 9), 10) and 12) are not considered relevant.  In regard to the remaining issues it is considered that the proposed revisions should either have a neutral or minor impact in comparison to the already approved scheme although the comments of interested parties are still awaited.  The applicant has also addressed the concerns of Hadrian's Wall Heritage Ltd, the County Council's Rights of Way Officer, and English Heritage. 


In conclusion it is considered that any harm is outweighed by the benefits attributable to the provision of the permanent flood defences.

Relevant Development Plan Policies

	Carlisle District Local Plan 2001 - 2016

Spatial Strategy And Development Principles - Policy DP2 - Regeneration

Proposals will be developed for the regeneration of the economic, social and environmental capital of the District as follows:

Within the urban area of Carlisle, Proposals will be developed in conjunction with Carlisle Renaissance, concentrated in the following three areas of the City:

· Rickergate;

· Viaduct Estate Road/Caldew Riverside;   

· The Citadel Area.

Detailed briefs will be prepared for these three areas.

Further areas for regeneration outside of the Carlisle Renaissance Core Study Area are:

· Raffles;

· Carlisle South.

Outside the urban area:

· Longtown

In the St Nicholas/Botchergate South area of the City an Area Action Plan will be developed to explore the long-term regeneration potential of this area and integrated into the Local Development Framework.



	Carlisle District Local Plan 2001 - 2016 

Spatial Strategy And Development Principles - Policy DP6 - Carlisle Northern Development Route

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



	Carlisle District Local Plan 2001 - 2016 

Core Development Policies - Policy CP1 - Landscape Character

Proposals for development in the rural area must seek to conserve and enhance the special features and diversity of the different landscape character areas.  Development will be considered appropriate to the character of the landscape provided the proposal has regard to and conserves:

the landform and natural patterns of drainage;

· the pattern of trees and woodland;

· the habitats of species of importance for wildlife;

· the pattern and composition of field boundaries;

· the pattern of historic landscape features;

· the pattern and distribution of settlements



	Carlisle District Local Plan 2001 - 2016 

Core Development Policies - Policy CP2 - Biodiversity
Proposals in both the rural and urban area 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 the areas which they affect.

In areas where species protected under national and European legislation are most likely to occur, special account will be given to their presence in the consideration of development proposals.



	Carlisle District Local Plan 2001 - 2016

Core Development Policies - Policy CP3 - Trees And Hedges On Development Sites

Proposals for new development should provide for the protection and integration of existing trees and hedges.  Where trees and hedges are present, a survey will be required showing the following:

1
the location of existing trees and hedges;

2
the species, age, height and crown spread of each tree;

3
an assessment of the condition of each tree;

4
the location and crown spread of trees on adjacent land which may be affected by the development;

5
existing and proposed changes in ground level.

In order to protect and integrate existing trees and hedges within new development, the City Council will resist proposals which cause unacceptable tree loss, and which do not allow for the successful integration of existing trees identified in the tree survey. 

Layouts will be required to provide adequate spacing between existing trees and buildings, taking into account the existing and future size of the trees, and their impact both above and below ground. 

The City Council will protect existing trees and woodlands where appropriate, by tree preservation orders, and by the use of planning conditions requiring protective fencing around trees to be retained to prevent site works within their crown spread.



	Carlisle District Local Plan 2001 - 2016

Core Development Policies - Policy CP4 - Agricultural Land

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

1
there is an overriding need for the development; and

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

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



	Carlisle District Local Plan 2001 - 2016

Core Development Policies - Policy CP5 - Design 

All new development proposals will be assessed against the following design principles.  Proposals should:

1
Respond to the local context and the form of surrounding buildings in relation to height, scale and massing, and by 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;

4
Ensure all components of the proposal, such as buildings, car parking, access routes, open space and landscaping, are well related to one another to ensure a well integrated, successful and attractive development;

5
Ensure there is no adverse effect on the residential amenity of existing areas, or adjacent land uses, or result in unacceptable standards for future users and occupiers of the development;

6
Ensure the retention and enhancement of existing trees, shrubs, hedges and other wildlife habitats where possible. Where environmental features are lost as a result of the proposal, appropriate mitigation measures should be put in place and on-site replacement of those features will be sought;

7
Include landscaping schemes (both hard and soft) to assist the integration of 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 infrastructure can be incorporated without causing unacceptable harm to retained features;

9
Ensure that the layout and design incorporates adequate space for waste and recycling bin storage and collection.



	Carlisle District Local Plan 2001 - 2016

Core Development Policies - Policy CP6 - 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.



	Carlisle District Local Plan 2001 - 2016

Core Development Policies - Policy CP11 - Protection Of Groundwaters And Surface Waters

Proposals for development which would cause demonstrable harm to the quality, quantity and associated ecological features of groundwater and surface waters will not be permitted.



	Carlisle District Local Plan 2001 - 2016

Core Development Policies - Policy CP13 - Pollution

Development will not be permitted where it would generate, either during construction or on completion, significant levels of pollution (from contaminated substances, odour, noise, dust, vibration, light, heat) which can not be satisfactorily mitigated within the development proposal or by means of planning conditions.



	Carlisle District Local Plan 2001 - 2016

Core Development Policies - Policy CP15 - Access, Mobility And Inclusion

Development proposals should make provision for easy, safe and inclusive access to, into and within buildings and facilities.  The layout and design of developments should meet the requirements of accessibility and inclusion for all potential users regardless of disability, age or gender.  The Council will have regard to the following criteria when assessing development proposals:

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

2
The location of any development proposal in relation to its potential users;

3
Accessibility to all transport modes and provision of adequate parking for disabled people;

4
Provision of on-site facilities such as  public toilets, and appropriate signage



	Carlisle District Local Plan 2001 - 2016

Core Development Policies - Public Transport, Pedestrians And Cyclists

New developments should offer a realistic choice of access by public transport, walking and cycling.  Priority should be given to the provision for safe and convenient pedestrian and cycle access including secure cycle parking provision facilities, where appropriate, in all new developments accessible to the public.



	Carlisle District Local Plan 2001 - 2016

Core Development Policies - Policy CP17 - Planning Out Crime

The design of all new development must contribute to creating a safe and secure environment, integrating measures for security and crime prevention and minimising the opportunity for crime.

The following points should be applied to all development proposals:

1
Security measures should be an integral part of the design

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

3
Public and private spaces should have clearly defined boundaries.

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

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

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

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



	Carlisle District Local Plan 2001 - 2016

Local Environment - Policy LE2 - Sites Of Special Scientific Interest

Development proposals within or likely to affect the nature conservation or geological interest of Sites of Special Scientific Interest will be subject to special scrutiny and will not be permitted unless:

1
The reasons for the development clearly outweigh the nature conservation value of the site for which it is of special interest and therefore designated as part of the national series of SSSIs; or

2
the nature conservation interest of the site can be fully protected and enhanced by the appropriate use of planning conditions or obligations.



	Carlisle District Local Plan 2001 - 2016

Local Environment - Policy LE3 - Other Nature Conservation Sites

Development which would have a detrimental effect on Regionally Important Geological/Geomorphological Sites, County Wildlife Sites and other sites of nature conservation significance, Local Nature Reserves and Ancient Woodlands will not be permitted unless:

1
The harm caused to the value of those interests is clearly outweighed by the need for the development in that location; and

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



	Carlisle District Local Plan 2001 - 2016

Local Environment - Policy LE4 - River Corridors

Permission will not be granted for developments which are likely to have a detrimental impact on nature conservation, public access, the quality of the landscape or recreational facilities found within the river corridors.

Opportunities for economic development in relation to the rivers will only be considered provided there is no adverse impact on wildlife habitats, species or natural process associated with or affecting the rivers.  Access for operational or maintenance purposes will be protected and culverting to provide access for maintenance will not be acceptable



	Carlisle District Local Plan 2001 - 2016

Local Environment - Policy LE27- Developed Land In Floodplains

Development on previously developed land which is at risk of flooding will only be permitted provided that a Flood Risk Assessment has been submitted with the planning application that confirms:
1
no other lower risk alternative site exists in the case of proposed development in Zone 3 (High Probability of river and/or sea flooding); and

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

3
adequate flood plain storage capacity can be provided; and

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

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

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

7
mitigation measures will be provided where necessary; and

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


	Carlisle District Local Plan 2001 - 2016

Local Environment - Policy LE30 - Derelict Land

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



	Carlisle District Local Plan 2001 - 2016

Leisure & Community Uses - Policy LC3 - Amenity Open Space

Permission will not be granted for development that would result in the loss of amenity open spaces within settlements.



	Carlisle District Local Plan 2001 - 2016

Leisure & Community Uses - Policy  LC8 - Rights Of Way

Carlisle City Council will seek to retain all existing footpaths, bridleways and other rights of way and to establish new routes wherever possible. New development will seek to maintain the existing rights of way network and where possible local improvements and extensions will be sought as part of new developments. Proposals to close or divert existing rights of way will not be permitted unless an alternative route is available which is attractive, serves the same area and is not significantly longer than the original route.
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	Appn Ref No:
	Applicant:
	Parish:

	09/0393
	Mr E Norman
	Orton

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	13/05/2009
	H & H Bowe Ltd
	Burgh

	
	
	

	Location:
	
	Grid Reference:

	Field No 6219, Broomhills, Orton Road, Near Little Orton, Carlisle, Cumbria
	
	335640 554167

	
	
	

	Proposal:
	Erection Of Free Range Poultry Building


Members will recall at Committee meeting held on 10th July 2009 that authority was given to the Head of Planning and Housing Services to issue approval subject to the expiration of the consultation period.

The consultation period has expired and the approval was issued on 16th July 2009. 
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 development shall not commence until visibility splays providing clear visibility of 2.4 metres by 215 metres measured down the centre of the access road and the centre of the road have been provided at the junction of the access road with the county highway.  Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 1995 (or any Order revoking and re-enacting that Order) relating to permitted development, no structure, vehicle or object of any kind shall be erected, parked or placed and no trees, bushes or other plants shall be planted or be permitted to grow within the visibility splay which obstruct the visibility splays.  The visibility splays shall be constructed before general development of the site commences so that construction traffic is safeguarded.

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



	3.
	The use shall not be commenced until a means of vehicle access has been constructed in strict accordance with the details contained on Plans A, B and C, received on  9 July 2009, unless otherwise agreed in writing by the Local Planning Authority.  

Reason:
To ensure a minimum standard of access provision when the development is brought into use and to support Local Transport Plan Policies LD5, LD7 and LD8.



	4.
	The building hereby approved shall be juniper green unless otherwise agreed in writing by the Local Planning Authority.

Reason:
To ensure that the building has an acceptable visual impact, in accordance with Polices LE25 and CP5 of the Carlisle District Local Plan 2001-2016.



	5.
	The landscaping scheme, indicated on Plan OL2.2 (received on 16 June 2009) shall be implemented in strict accordance with the details contained in the Supporting Information - Proposed Tree Planting received on 25 June 2009.  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, unless otherwise agreed in writing by the Local Planning Authority. 

Reason:
To ensure that a satisfactory landscaping scheme is prepared and to ensure compliance with Policy CP5 of the Carlisle District Local Plan 2001-2016.




Summary of Reasons for the Decision

This application is seeking full planning permission for the erection of a free range poultry shed at Field 6219, near Little Orton.  The applicants currently run Little Orton Farm, Little Orton, which is a successful stock rearing business, and are seeking to diversify into free range egg production.

The application site is located to the rear of Field 6604, which lies adjacent to Orton Road and which slopes downhill away from the road.  There is an accompanying planning application to site an agricultural workers dwelling in Field 6604 (09/0394).  A ditch/beck and a hedge separates the two fields.

All of the surrounding land is in agricultural use.  The application site is located in a hollow, with the surrounding land rising up away from the application site.  A line of pylons runs across the fields to the rear, which also contain groups of trees and hedgerow.  A group of agricultural buildings at Little Broomhills Farm, are located approximately 200m to the east of the proposed egg unit.  

Access would be gained via an existing farm access track, from Orton Road.  Two bungalows, Hunters Croft and Athena are located directly opposite this access.  These dwellings would be located approximately 170m form the proposed building.  A ditch/beck runs adjacent to the farm access track and this is lined by a number of trees.  The access crosses the ditch/beck at the bottom of Field 6604 before entering Field 6219. 

The proposed building, which would accommodate 12,000 birds and a packing area, would measure approximately 74m long by 20m wide and would be 2.5m to the eaves and 5.2m to the ridge.  The building would be constructed of concrete panels, concrete blocks and juniper green box profile sheeting.  The roof would contain ventilation roof fans, whilst pop holes would be added in the side elevations to allow the hens to enter and exit the building.  Two ten ton feed silos, which would each cover a floor area of 2.9 sq m and would be a maximum height of 5.1m, would be located adjacent (to the east) of the building.  An area of hardstanding would be located to the south of the building and this would link into the existing access.  

A number of trees would be planted to the east, west and south of the building and the types of trees to be planted have been agreed with the Council's Tree Officer.  Large roaming areas (1 hectare per 1,000 birds) would also be provided for the birds in the fields adjacent to the proposed building and these would be enclosed by a 1.1m high post and wire fence electric fence.     

The applicants have been offered a contract with Noble Foods Limited, who are one of the largest egg producers in the UK.  Noble Foods requires all their producers to comply with the British Lion Quality Standard and comply with strict animal welfare standards.  The poultry would arrive at 16 weeks and would lay eggs until they are replaced after a 14 month period.  The turnaround period, which includes the cleaning of the building, would be 6 weeks before the new flock of birds arrive.

Manure produced from the proposed egg unit would be taken out of the shed and spread on other land which is owned by the applicants.  If the land is not accessible for some reason (the land is to wet) the manure would be stored in the field until ground conditions allow for tractors to enter the field and the manure to be spread.

Two lorries would deliver the birds at the start of the cycle and collect them at the end of the cycle.  A small egg collection lorry would come three times per week to collect the eggs, with a 6 wheel feed lorry coming every 3-4 weeks.  During the cleaning out process, which will take place approximately every 14 months, tractors and muck spreaders would take the muck away over a one or two day period.

The relevant planning policies against which the application is required to be assessed include Policies LE25, CP1, CP3 and CP5 of the Carlisle District Local Plan 2001-2016.

The proposal raises the following planning issues:

1.   The Visual Impact Of The Proposal

Whilst it is acknowledged that the proposed free range egg unit would not be located in close proximity to an existing complex of farm buildings, it would be located in a hollow, with the land rising up on all sides.  The height of the building has been kept relatively low, with the building measuring 5.2m to the ridge.  It would be juniper green which would help it to blend in with the landscape.  The land to the rear of the application site rises gently uphill, so the building would not would sit on the skyline, thus reducing its visual impact and limiting views of the building.  There are a number of existing trees and hedgerows in the vicinity which would help to screen the building.  The applicant is also proposing to plant a number of additional trees and once established these would further reduce the visual impact of the building.  A row of pylons runs to the rear of the proposed building and a group of agricultural buildings is located approximately 200m to the west of the proposed egg unit in close proximity to Orton Road.  These existing features are fairly prominent in the landscape.   

A large roaming area would also be created in the adjacent fields, to which the birds would have access.  This would be enclosed by 1.1m high post and wire electric fence, which would not be readily visible in long distance views.  

In light of the above, the proposal would not have an unacceptable adverse visual impact on the character of the area. 

2.   The Impact Of The Proposal On The Living Conditions Of The Occupiers Of Neighbouring Properties  

Two bungalows, Hunters Croft and Athena, would be located directly opposite the proposed access to both the free range egg unit and the proposed dwelling.  The egg unit would be located approximately 170m  away from these dwellings and would be located at a significantly lower level.  Existing trees and hedges would partially screen the building from these properties and the additional planting that is proposed adjacent to the building and hardstanding would further screen the building.

It is acknowledged that the proposed access would be located directly opposite the two bungalows and the re-siting of the access further to the west has been explored with the applicant.  The re-siting of the access would result in the removal of a large section of hedgerow and a tree, which are currently in a stewardship scheme, and this would result in re-payment of funds to DEFRA.  It would also lead to a longer and wider access, which would be more visually intrusive and would be significantly more expensive to construct.  

The existing access has been in use for a number of years and is already used by large farm vehicles on a regular basis.  The extra number of vehicle movements associated with the egg unit is relatively small.  Once the birds are in place the only vehicle movements would be a small egg collection lorry 3 times per week, and a 6 wheel feed lorry visiting every 3-4 weeks.  There would also be extra vehicle movements every 14 months when the birds are changed and the building is cleaned out but these would only be over 1 or 2 days.  It is not considered that these extra vehicle movements would have a significant adverse impact on the living conditions of the occupiers of Hunters Croft or Athena.

The occupiers of Hunters Croft and Athena have also expressed concerns about smell and noise from the birds and the increase in vermin in the area.  The City Council's Environmental Health Section has been consulted on these matters and considers that the normal operation of the premises should not cause a statutory nuisance from noise, odour or flies.  If these issues do become a nuisance at any stage in the future, the Environmental Health Section would investigate the cause of the problem and deal with it accordingly.  

3.   Highway Matters

The re-siting of the access has been explored with the applicant but this is not a viable option for the reasons set out above.  The Highway Authority considers that the access is acceptable and that it would be adequate for the small number of additional vehicle movements that would be generated by the proposed free range egg unit.  The hardstanding area that would be created at the end of the access track, immediately to the south of the building, would be suitable for the parking and turning of the vehicles that would need to visit the building.

4.   Other Matters

The farmer that grazes cows in the adjacent field has expressed concerns about the spread of botulism.  The applicant has submitted a detailed response, which indicates that the proposal would not increase the risk of botulism in the cattle at the adjacent farm.  Cllr Barry Earp has looked into this issue and has produced a brief report.  He concludes that the risk is so miniscule that it should not be used as a reason to reject the application on health to cattle issues. 

In overall terms, the visual impact of the proposal would be acceptable.  The proposal would not have a significant adverse impact on the living conditions of the occupiers of any neighbouring properties.  The proposed access is acceptable.  In all aspects, the proposal is compliant with the relevant policies contained within the adopted Local Plan.

Relevant Development Plan Policies

	Carlisle District Local Plan 2001 - 2016

Local Environment - Policy LE25 - Agricultural Buildings

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

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

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

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

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



	Carlisle District Local Plan 2001 - 2016 

Core Development Policies - Policy CP1 - Landscape Character

Proposals for development in the rural area must seek to conserve and enhance the special features and diversity of the different landscape character areas.  Development will be considered appropriate to the character of the landscape provided the proposal has regard to and conserves:

the landform and natural patterns of drainage;

· the pattern of trees and woodland;

· the habitats of species of importance for wildlife;

· the pattern and composition of field boundaries;

· the pattern of historic landscape features;

· the pattern and distribution of settlements



	Carlisle District Local Plan 2001 - 2016

Core Development Policies - Policy CP3 - Trees And Hedges On Development Sites

Proposals for new development should provide for the protection and integration of existing trees and hedges.  Where trees and hedges are present, a survey will be required showing the following:

1
the location of existing trees and hedges;

2
the species, age, height and crown spread of each tree;

3
an assessment of the condition of each tree;

4
the location and crown spread of trees on adjacent land which may be affected by the development;

5
existing and proposed changes in ground level.

In order to protect and integrate existing trees and hedges within new development, the City Council will resist proposals which cause unacceptable tree loss, and which do not allow for the successful integration of existing trees identified in the tree survey. 

Layouts will be required to provide adequate spacing between existing trees and buildings, taking into account the existing and future size of the trees, and their impact both above and below ground. 

The City Council will protect existing trees and woodlands where appropriate, by tree preservation orders, and by the use of planning conditions requiring protective fencing around trees to be retained to prevent site works within their crown spread.



	Carlisle District Local Plan 2001 - 2016

Core Development Policies - Policy CP5 - Design 

All new development proposals will be assessed against the following design principles.  Proposals should:

1
Respond to the local context and the form of surrounding buildings in relation to height, scale and massing, and by 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;

4
Ensure all components of the proposal, such as buildings, car parking, access routes, open space and landscaping, are well related to one another to ensure a well integrated, successful and attractive development;

5
Ensure there is no adverse effect on the residential amenity of existing areas, or adjacent land uses, or result in unacceptable standards for future users and occupiers of the development;

6
Ensure the retention and enhancement of existing trees, shrubs, hedges and other wildlife habitats where possible. Where environmental features are lost as a result of the proposal, appropriate mitigation measures should be put in place and on-site replacement of those features will be sought;

7
Include landscaping schemes (both hard and soft) to assist the integration of 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 infrastructure can be incorporated without causing unacceptable harm to retained features;

9
Ensure that the layout and design incorporates adequate space for waste and recycling bin storage and collection.
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	Appn Ref No:
	Applicant:
	Parish:

	09/0394
	Mr E Norman
	Cummersdale

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	13/05/2009
	H & H Bowe Ltd
	Dalston

	
	
	

	Location:
	
	Grid Reference:

	Field No 6604, Broomhills, Orton Road, Near Little Orton, Carlisle, Cumbria
	
	335659 554043

	
	
	

	Proposal:
	Erection Of Agricultural Workers Dwelling


Members will recall at Committee meeting held on 10th July 2009 that authority was given to the Head of Planning and Housing Services to issue refusal of the proposal subject to the expiration of the consultation period.

The consultation period has expired and the refusal issued on 16th July 2009. 
Refuse  Permission 

	1.
	Reason:
The proposed site lies within the open countryside, some distance from the nearest settlement, in a location where there is a general strong presumption against further residential development unless supported by a proven agricultural or forestry need.  Whilst it is accepted that there is a functional need for a full-time worker to be resident on or immediately adjacent to proposed free range poultry building, paragraph 12 of Annex A to PPS7 "Sustainable Development in Rural Areas" makes it clear that new permanent dwellings should only be allowed to support existing agricultural activities on well-established agricultural units.  Since a new enterprise is being introduced at Little Orton Farm any dwelling should be of a temporary nature.  The application is seeking permission for a permanent dwelling and the proposal is, therefore, contrary to the advice in Annex A of PPS7 and the objectives of Policy H7 (Agricultural, Forestry and Other Occupational Dwellings) of the Carlisle District Local Plan 2001-2016.
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Spatial Strategy & Development Principles - Policy DP1 - Sustainable Development Locations

All proposals for development will be assessed against their ability to promote sustainable development.  Proposals will be considered favourably in the following locations, provided they are in scale with their location and consistent with other Policies of this Local Plan.

Urban Area

City of Carlisle

Key Service Centres

Brampton

Longtown

Local Service Centres

Burgh by Sands

Heads Nook

Castle Carrock

Houghton

Cummersdale

Irthington

Cumwhinton

Raughton Head

Dalston

Rockcliffe

Gilsland 

Scotby

Great Corby

Smithfield

Great Orton

Thurstonfield

Hallbankgate

Warwick Bridge

Hayton

Wetheral

Proposals for development within these locations will be assessed on the basis of the need for development to be in the location specified.

Within the Urban Area proposals for retail, office and leisure developments will be subject to a sequential approach which requires that locations re considered as follows: firstly within the City Centres; secondly edge-of-centre locations; and thirdly the remainder of the urban area.

Proposals for residential development will be considered against the need to give priority to the reuse of previously developed land, with particular emphasis on vacant and derelict sites and buildings.

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

Outside these locations development will be assessed against the needs to be in the location specified.
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Housing - Policy H1 - Location Of New Housing Development

New housing development will be located in sustainable locations in accordance with PPS3: Housing, Regional Planning Guidance and the Joint Structure Plan.  During the Plan period 80% of new development will be located within the urban area of Carlisle, including allocated sites on the edge of the City referred to in Proposal H16.  The remaining 20% will be permitted in the rural area of the District with the focus on the two Key Service Centres of Brampton and Longtown. 

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

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

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

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

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

5
appropriate access and parking can be achieved; and

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

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

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

Burgh-by-Sands
Castle Carrock

Cummersdale

Cumwhinton

Dalston


Gilsland

Great Corby

Great Orton


Hallbankgate

Hayton

Heads Nook


Houghton

Irthington

Raughton Head

Rockcliffe



Scotby

Smithfield


Thurstonfield


Warwick Bridge (including Little Corby & Corby Hill)
Wetheral





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

Cardewlees


Cargo

Carleton

Cotehill


Cumwhitton

Durdar

Faugh



Harker

Hethersgill

How Mill


Lanercost

Laversdale

Low Row


Monkhill 

Moorhouse

Talkin



Todhills 

Walton 

Warwick-on-Eden

Wreay
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Housing - Policy  H7 - Agricultural, Forestry And Other Occupational Dwellings

Outside of those areas covered by Policy H1 and Proposal H16, permission will not be given for dwellings other than those essential to agriculture, forestry or any other rural-based enterprise and supported by a proven need. The size of dwelling should be commensurate with the scale of the business to which it relates. Occupancy conditions will be used to ensure that such dwellings are only occupied by those working in agriculture, forestry or any other rural-based enterprise.
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Core Development Policies - Policy CP1 - Landscape Character

Proposals for development in the rural area must seek to conserve and enhance the special features and diversity of the different landscape character areas.  Development will be considered appropriate to the character of the landscape provided the proposal has regard to and conserves:

the landform and natural patterns of drainage;

· the pattern of trees and woodland;

· the habitats of species of importance for wildlife;

· the pattern and composition of field boundaries;

· the pattern of historic landscape features;

· the pattern and distribution of settlements
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Core Development Policies - Policy CP3 - Trees And Hedges On Development Sites

Proposals for new development should provide for the protection and integration of existing trees and hedges.  Where trees and hedges are present, a survey will be required showing the following:

1
the location of existing trees and hedges;

2
the species, age, height and crown spread of each tree;

3
an assessment of the condition of each tree;

4
the location and crown spread of trees on adjacent land which may be affected by the development;

5
existing and proposed changes in ground level.

In order to protect and integrate existing trees and hedges within new development, the City Council will resist proposals which cause unacceptable tree loss, and which do not allow for the successful integration of existing trees identified in the tree survey. 

Layouts will be required to provide adequate spacing between existing trees and buildings, taking into account the existing and future size of the trees, and their impact both above and below ground. 

The City Council will protect existing trees and woodlands where appropriate, by tree preservation orders, and by the use of planning conditions requiring protective fencing around trees to be retained to prevent site works within their crown spread.
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Core Development Policies - Policy CP5 - Design 

All new development proposals will be assessed against the following design principles.  Proposals should:

1
Respond to the local context and the form of surrounding buildings in relation to height, scale and massing, and by 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;

4
Ensure all components of the proposal, such as buildings, car parking, access routes, open space and landscaping, are well related to one another to ensure a well integrated, successful and attractive development;

5
Ensure there is no adverse effect on the residential amenity of existing areas, or adjacent land uses, or result in unacceptable standards for future users and occupiers of the development;

6
Ensure the retention and enhancement of existing trees, shrubs, hedges and other wildlife habitats where possible. Where environmental features are lost as a result of the proposal, appropriate mitigation measures should be put in place and on-site replacement of those features will be sought;

7
Include landscaping schemes (both hard and soft) to assist the integration of 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 infrastructure can be incorporated without causing unacceptable harm to retained features;

9
Ensure that the layout and design incorporates adequate space for waste and recycling bin storage and collection.
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Core Development Policies - Policy CP12 - Foul And Surface Water Sewerage And Sewage Treatment

Development will not be permitted where inadequate foul and surface water sewerage infrastructure and sewage treatment capacity exists, or where such provision can not be made within the time constraint of the planning permission.




