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:

	08/1186
	 Impact Housing Association Ltd
	St Cuthberts Without

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	28/11/2008
	Architects Plus (UK) Ltd
	Dalston

	
	
	

	Location:
	
	Grid Reference:

	L/A Side of Rutherford House, Garlands Road, Carlisle, CA1 3SU
	
	342962 553837

	
	
	

	Proposal:
	Erection Of 8no Residential Units For Supported Housing Scheme For Impact Housing Association and Cumbria Cerebral Palsy Society; Erection Of Guest Accommodation, Communal Areas And Staff Accommodation


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 finished floor, ground and ridge height levels shall not exceed those shown on the approved plans.

Reason:
In the interests of preserving the privacy and living conditions of the neighbouring residents and to ensure that the development respects the scale and character of building in the locality.



	3.
	Samples or full details of all materials to be used on the exterior shall be submitted to and approved in writing by the local planning authority before any work is commenced.

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



	4.
	Details shall be submitted of the proposed hard surface finishes to all public and private external areas within the proposed scheme and approved by the Local Planning Authority before any site works commence, and the approved scheme shall be implemented in accordance with a phasing scheme for the conversion works hereby approved.

Reason:
To ensure that materials to be used are acceptable and in compliance with the objectives of Policy CP5 of the Carlisle District Local Plan 2001-2016.



	5.
	This permission shall ensures only for the benefit of the Cumbria Cerebral Palsy Society and the accommodation hereby approved shall be used only as care accommodation for the benefit of residents receiving residential care provided by the Society together with ancillary staff facilities.

Reason:
The Council is only prepared to grant planning permission for the development to meet the "special needs" for purpose designed accommodation for the Cumbria Cerebral Palsy Society, in accordance with Policy H13 of the Carlisle District Local Plan 2001-2016, and would not wish to see the accommodation hereby approved used for general needs housing.



	6.
	The whole of the access area bounded by the carriageway edge, entrance gates (if any) and the splays shall be constructed and drained to the specification of the Local Planning Authority in consultation with the Highway Authority.

Reason:
In the interests of highway safety, and to support Local Transport Plan Policies LD5, LD7 and LD8.



	7.
	Ramps shall be provided on each side of every road junction to enable wheelchairs, prams and invalid carriages to be safely manoeuvred at kerb lines.  Details of all such ramps shall be submitted to the Local Planning Authority for approval before development commences.  Any details so approved shall be constructed as part of the development.

Reason:
To ensure that pedestrians and people with impaired mobility can negotiate road junctions in relative safety and to support Local Transport Plan Policies LD12 and LD7 and Structure Plan Policy L49.



	8.
	No development shall commence until visibility splays providing clear visibility of 2.4m by 43m measured down the centre of the access road and the nearside channel line of the major road have been provided at the junction of the access road with the county highway.  Notwithstanding the provision 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.



	9.
	The development shall not be commenced until the access has been formed with 6 metre radius kerbs, to give a minimum carriageway width of 4.8 metres, and that part of the access road extending 5 metres into the site from the existing highway has been constructed in accordance with details approved by the Local Planning Authority.

Reason:
To ensure adequate access is available, in the interests of highway safety and to support Local Transport Plan Policies LD7 and LD8.



	10.
	Details of all measures to be taken by the applicant/developer to prevent surface water discharging onto or off the highway shall be submitted to the Local Planning Authority for approval prior to the development being commenced. Any approved works shall be implemented prior to the development being completed and shall be maintained operational thereafter.

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



	11.
	The access and parking/turning requirements shall be substantially met before any building work commences on site so that constructional traffic can park and turn clear of the highway. The vehicular access and turning provisions shall be retained and capable of use at all times thereafter and shall not be removed or altered without the prior consent of the Local Planning Authority.

Reason:
The carrying out of this development without the provision of these facilities during the construction works is likely to lead to inconvenience and danger to road users, 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.



	12.
	Particulars of height and materials of all boundary and/or retaining walls and/or boundary fences shall be submitted to and approved by the Local Planning Authority prior to the commencement of the development hereby permitted.

Reason:
To ensure that the appearance of the area is not prejudiced by lack of satisfactory screening and to ensure compliance with Policy CP5 of the Carlisle District Local Plan 2001-2016.



	13.
	Trees and shrubs shall be planted in accordance with a scheme to be agreed with the Local Planning Authority before building work commences and the trees and shrubs shall be retained and maintained to the satisfaction of the Local Planning Authority.  The scheme shall include the use of native species and shall also include a detailed survey of any existing trees and shrubs on the site and shall indicate plant species and those trees and shrubs to be retained.

Reason:
To ensure that a satisfactory landscaping scheme in prepared in accordance with the objectives of Policy CP5 of the Carlisle District Local Plan2001-2016.




Summary of Reasons for the Decision

The proposals seek approval for a revised scheme of development of the site which possesses an extant planning permission for the development of two care bungalows with associated staff overnight accommodation (approval expires July 2009).

The amended scheme will contain 8 self-contained apartments each to be occupied by a single person suffering from Cerebral Palsy and there will be related staff office provision, a communal lounge/social area for residents to meet, and one guest bedroom for occasions when a member of a resident's family stays over. The accommodation, like the 2004 scheme, is entirely contained at single storey level, and would be built of the same palette of finishes (brick/tile) as the "approved" scheme.

Adopted Local Plan Policy H13 permits the development of sites for Special Needs Housing, including housing designed for the physically disabled, and the Council has previously accepted the principle of development of this land for those specialist needs as an "exception" site.

The siting, layout, design, access and use are all compatible with a location within a predominantly residential location where integration of additional housing meeting a full range of community needs is appropriate.

Relevant Development Plan Policies

	The North West Of England Plan Regional Spatial Strategy To 2021

Policy DP 2: Promote Sustainable Communities

Building sustainable communities – places where people want to live and work - is a regional priority in both urban and rural areas. Sustainable Communities should meet the diverse needs of existing and future residents, promote community cohesion and equality and diversity, be sensitive to the environment, and contribute to a high quality of life, particularly by:

· fostering sustainable relationships between homes, workplaces and other concentrations of regularly used services and facilities;

· taking into account the economic, environmental, social and cultural implications of development and spatial investment decisions on communities;

· improving the built and natural environment, and conserving the region’s heritage;

· improving the health and educational attainment of the region’s population, reducing present inequalities;

· promoting community safety and security, including flood risk (see map 2.11);

· encouraging leadership, joint working practices, community consultation and engagement;

· reviving local economies, especially in the Housing Market Renewal Areas and other areas in need of regeneration and housing restructuring such as Blackpool, Fleetwood and Morecambe;

· integrating and phasing the provision public services (including lifelong learning) and facilities to meet the current and future needs of the whole community, ensuring that those services are conveniently located, close to the people they serve, and genuinely accessible by public transport;

· promoting physical exercise through opportunities for sport and formal / informal recreation, walking and cycling.

The guiding principles of the UK Sustainable Development Strategy 2005  or its successors and the basic elements of sustainable communities as set out in ‘Sustainable Communities: People, Places and Prosperity (A Five Year Plan) should be followed.



	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 L 2: Understanding Housing Markets

Local Authorities should develop an understanding of local and sub-regional housing markets by undertaking Strategic Housing Market Assessments, in order to adopt a concerted and comprehensive approach to:

· influence housing supply across all types, sizes, tenures and values to achieve a better match between supply and need;

· improve the quality of the Region’s housing stock;

· support housing market restructuring and renewal;

· overcome increasing issues of affordability; and

· ensure the needs of the wider population are met, including disabled people, students, older people, black & minority ethnic communities and families with children, including single headed households.



	The North West Of England Plan Regional Spatial Strategy To 2021
Policy L 4: Regional Housing Provision

Local Authorities should monitor and manage the availability of land identified in plans and strategies and through development control decisions on proposals and schemes, to achieve the housing provision (net of clearance replacement) set out in Table 7.1.

In doing so they should:

· work in partnership with developers and other housing providers to address the housing requirements (including local needs and affordable housing needs) of different groups, (for example disabled people, students, older people, black & minority ethnic communities and families with children including single headed households) to ensure the construction of a mix of appropriate house types, sizes, tenures and prices, in line with policies L2, L3 and L5;

· use the results of up-to-date Strategic Housing Market Assessments and Strategic Housing Land Availability Assessments (68) to inform the allocation of and development control decisions upon specific sites;

· encourage new homes to be built to Code for Sustainable Homes (69) standards and promote the use of the Lifetime Homes standard;

· ensure that new housing development does not have an adverse cumulative impact on the existing housing stock and market;

· ensure that new dwellings will be served by adequate water supply and sewage management facilities;

· allow for clearance replacement to reflect local circumstances, as a mechanism for the recreation of viable and sustainable neighbourhoods;

· introduce phasing policies which secure the orderly and managed release of housing land over the period of the plan in line with the sequential approach set out in Policy DP4, taking into account the need for co-ordinated provision of necessary infrastructure and the overall availability of land for housing;

· ensure that the transport networks (including public transport, pedestrian and cycle) can accommodate additional demand generated by new housing; and

· maximise the re-use of vacant and under-used brownfield land and buildings in line with Policy DP4 and indicative targets set out in Table 7.1.

For the purpose of producing Local Development Frameworks, local planning authorities should assume that the average annual requirement set out in Table 7.1 will continue for a limited period beyond 2021.



	Cumbria and Lake District Joint Structure Plan 2001 – 2016 

Policy ST5 : New development and key service centres outside the Lake District National Park

New development will be focused on the key service centres as set out below:

___________________________________________________________________


Development
Major
Sustained
Moderate


emphasis
development
development
development



of regional
of large
appropriate to 



towns and
towns
scale of town



cities



____________________________________________________________________

City of
Fostering
Carlisle



Carlisle
regional role





see Policy






ST8




___________________________________________________________________

North
Sustaining


Brampton,

Cumbria
rural services


Longtown,


see Policy


Wigton


ST9




___________________________________________________________________

Furness
Securing
Barrow In
Maryport,
Aspatria

and
regeneration
Furness
Ulverston,
Cleator Moor,

West
see Policy

Whitehaven,
Cockermouth,

Cumbria
ST10

Workington
Dalton in





Furness,





Egremont,





Silloth,





Millom

___________________________________________________________________

South and
Meeting local

Kendal
Alston,

East Cumbria
needs, see

Penrith
Appleby,


Policy ST11


Grange over





Sands,





Kirkby





Lonsdale,





Kirkby





Stephen,





Milnthorpe

___________________________________________________________________

The scale of development should be appropriate to the size and role of each key service centre and reflect the development emphasis of Policies ST8 – ST11, but as a minimum requirement provision should be made in each key service centre for:

1. a supply of new housing over the whole plan period,

2. an appropriate supply of readily available land in the Local Employment Site market sector,

3. a high level of transport accessibility, and

4. 
the ability to connect to high speed communications technology.

To ensure consistency with policies EM13 and H17 it will be the role of Local Planning Authorities to manage the above supply of land, particularly in areas of high demand to avoid over provision of development.



	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

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 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

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



	Carlisle District Local Plan 2001 - 2016

Housing - Policy H13 - Special Needs Housing

Proposals which relate to special or particular housing needs (e.g. the elderly, mentally and physically disabled, the homeless etc) will be acceptable, provided that:

1
they are consistent with other policies of the Plan ; and

2
the City Council are satisfied there is a need which is not being met elsewhere; and

3
the site is appropriate for that need.




	Item no: 02
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	08/1195
	 Cumbria Cerebral Palsy Society
	St Cuthberts Without

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	02/12/2008
	Architects Plus (UK) Ltd
	Dalston

	
	
	

	Location:
	
	Grid Reference:

	Scalesceugh Hall, Carleton, Carlisle, CA4 0BT
	
	344775 549681

	
	
	

	Proposal:
	Variation Of Condition 1 of Application 04/0584 (To Extend Time Limit By Additional 3 Years)


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 proposed access road, turning facilities and car parking areas shown on drawing number 02052-01B shall be constructed in accordance with detailed plans and particulars to be submitted to, and approved in writing by the Local Planning Authority, before any works of conversion are commenced and these particulars shall indicate the proposed construction, drainage, surfacing and lighting of those facilities and any associated structures for retention of adjoining land. The approved works shall be fully completed before any unit is occupied.

Reason:
To ensure a satisfactory form of development in the interests of amenity and in compliance with the objectives of Policy CP5 of the Carlisle District Local Plan 2001-2016. 



	3.
	This approval relates to the scheme of demolition and associated conversion of the retained buildings at Scalesceugh Hall and Dower House to provide a maximum of 10 residential apartments. 

Reason:
for the avoidance of doubt and in accord with Policies LE13 and LE15 of the Carlisle District Local Plan 2001-2016.



	4.
	Prior to those works of conversion being implemented the proposed developer shall provide details of any works that would result in the external alteration or adaptation of any existing facade or the roof structure of the buildings. No work in respect of such alterations or adaptations shall be carried out without the prior written approval of the Local Planning Authority of such works.

Reason:
For the avoidance of doubt and in accord with Policies LE13 and LE15 of the Carlisle District Local Plan 2001-2016. 



	5.
	No development pursuant to the implementation of this planning approval shall be commenced until such times as the applicants have completed the construction of, and have re-located to, the replacement care and skills training facilities currently based at Scalesceugh Hall to an alternative site or sites within the Carlisle area.

Reason:
The need to replace the existing Care and Training Facilities at Scalesceugh Hall to meet the applicants' obligations under the Care Standards Act 2000 is a material consideration which has justified the Council's approval of residential development at this rural location contrary to the general presumption against further rural housing development at such isolated locations under the provisions of the Carlisle District Local Plan. 




Summary of Reasons for the Decision

The application seeks to extend the "time limit" within which the development can be commenced, since the alternative accommodation being provided for existing residents of Scalesceugh Hall will not be available prior to the expiry date (19th July 2009).

The proposed scheme of conversion pays full regard to the architectural quality of the Hall which has been "Listed" since planning permission was granted in 2004. The proposed alternative use for residential purposes is appropriate as the best means to safeguard it s architectural features.

Relevant Development Plan Policies

	Carlisle District Local Plan 2001 - 2016

Housing - Policy H13 - Special Needs Housing

Proposals which relate to special or particular housing needs (e.g. the elderly, mentally and physically disabled, the homeless etc) will be acceptable, provided that:

1
they are consistent with other policies of the Plan ; and

2
the City Council are satisfied there is a need which is not being met elsewhere; and

3
the site is appropriate for that need.



	Carlisle District Local Plan 2001 - 2016

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 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: 03
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	08/1188
	 Impact Housing Association
	Carlisle

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	01/12/2008
	Day Cummins Architects
	Belle Vue

	
	
	

	Location:
	
	Grid Reference:

	Lister Court, Shady Grove Road, Carlisle, Cumbria, CA2 7LH
	
	338113 555948

	
	
	

	Proposal:
	Erection Of 12no. Residential Units For Supported Housing Scheme For Impact Housing Association And Cerebral Palsy; Erection of Guest Accommodation and Staff Facilities


The application report was withdrawn from discussion at the meeting as all of the letters of objection received from the local residents have subsequently been withdrawn. The application can, therefore, be determined under the Council's Scheme of Delegation.

	Item no: 04
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	08/1191
	 Kingswood Learning & Leisure Group Limited
	Dalston

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	01/12/2008
	Geoffrey Searle Planning Solicitors
	Dalston

	
	
	

	Location:
	
	Grid Reference:

	The Kingswood Educational Centre, Cumdivock, Dalston, Carlisle, CA5 6JW
	
	335369 548364

	
	
	

	Proposal:
	Conversion Of The Existing Range Of Buildings Together With Minor Extensions To Provide 10 Live-Work Units; Erection Of Car Ports; The Alteration Of Access Ways; The Provision Of Visitors' Car Parking Spaces; Landscaping Following Removal Of Mounds Surrounding The Quad Bike Track And Removal Of Other Earthworks And Apparatus Associated With Existing Activities


Members resolved to give authority to the Head of Planning and Housing Services to issue approval for the proposal subject to no objections being received from Natural England with regard to the findings of the most recent Inspection and Assessment Report on bats; the satisfactory conclusion of a Section 106 Agreement concerning the payment of the requested commuted sums from the Highway Authority and City Council's Housing Strategy Officer; and imposition of relevant conditions.

	Item no: 05
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	08/1148
	Mr Postlethwaite
	Burgh-by-Sands

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	17/11/2008 07:30:49
	Phoenix Architecture & Planning
	Burgh

	
	
	

	Location:
	
	Grid Reference:

	Fauld Farm, Burgh-by-Sands, CA5 6AN
	
	332381 559089

	
	
	

	Proposal:
	Forming Of Internal Opening To Allow Internal Rearrangement Of Dwelling (LBC)


Refuse Permission 

	1.
	Reason:
This application requires the demolition of a substantial element of the original clay wall, which will destroy the historic integrity of this part of the structure. It will also significantly damage the internal character, plan form and appearance of the building and reduce the architectural and historical significance of Fauld Farm, a Grade II Listed Building, which is currently one of the limited number of intact examples of this rare vernacular building tradition. The proposal is, therefore, not compliant with the objectives of Policy EM1 (C) “Historic Environment” of the North West of England Plan - Regional Spatial Strategy to 2021 and criteria 1 and 2 of Policy LE13 “Alterations to Listed Buildings” of the Carlisle District Local Plan 2001-2016. 




Relevant Development Plan Policies
	The North West Of England Plan Regional Spatial Strategy To 2021
Policy EM 1: Integrated Enhancement And Protection Of The Region’s Environmental Assets

The Region’s environmental assets should be identified, protected, enhanced and managed. 

Plans, strategies, proposals and schemes should deliver an integrated approach to conserving and enhancing the landscape, natural environment, historic environment and woodlands of the region.

Plans and strategies should define spatial objectives and priorities for conservation, restoration and enhancement as appropriate, and provide area-based guidelines to direct decisions and target resources. These will be founded on a sound understanding of the diversity, distinctiveness, significance and sensitivity of the region’s environmental assets, and informed by sub-regional environmental frameworks. Special consideration will be given to the impacts of climate change and adaptation measures.

Priority should be given to conserving and enhancing areas, sites, features and species of international, national, regional and local landscape, natural environment and historic environment importance.

Where proposals and schemes affect the region’s landscape, natural or historic environment or woodland assets, prospective developers and/or local authorities should first avoid loss of or damage to the assets, then mitigate any unavoidable damage and compensate for loss or damage through offsetting actions with a foundation of no net loss in resources as a minimum requirement.

With regard to specific elements of this integrated approach, the following should be taken into account:



	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.




	Item no: 06
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	08/1152
	Mr Timothy Price
	Brampton

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	18/11/2008
	
	Brampton

	
	
	

	Location:
	
	Grid Reference:

	Land At The Barn, Park Barns, Irthington, Carlisle, CA6 4NQ
	
	350539 559712

	
	
	

	Proposal:
	Temporary Siting Of Residential Caravan (Revised Application)


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

	Item no: 07
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	08/1199
	 Mr Howard Mace
	Carlisle

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	03/12/2008
	
	Belah

	
	
	

	Location:
	
	Grid Reference:

	23 Brunstock Close, Lowry Hill, Carlisle, Cumbria, CA3 0HL
	
	339320 558163

	
	
	

	Proposal:
	Erection Of Wind Turbine


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 not be carried out otherwise than in complete accordance with submitted plans as revised on the 13.01.09.

Reason:
To ensure that the development accords with the scheme approved by the Local Planning Authority.



	3.
	If the turbine ceases to be operational for a continue period of 12 months it shall, unless otherwise agreed in writing with the Local Planning Authority, be dismantled and removed from the site within a period of 6 months after the end of the said period of 12 months, and that part of the site shall be restored to a condition at least equivalent to its condition at the commencement of the development.

Reason:
To safeguard the character of the area.




Summary of Reasons for the Decision

Introduction


23 Brunstock Close consists of a two storey detached house located on the southern side of the turning head serving a cul-de-sac.  19 and 21 Brunstock Close are semi-detached bungalows; 25 Brunstock Close is a detached house.  To the east of the application site there are detached houses in the form of 12 and 23 Troon Close.  To the immediate south there is the open space at Moorville.  The eastern boundary is delineated by a 2 metre high coniferous hedge; the southern boundary by a 1.8 metre high timber fence.  A public footpath runs between 33 and 35 Brunstock Close leading to the open space at Moorvillle.

Background

This application seeks full permission for the erection of a free-standing domestic wind turbine comprising a pyramidal green painted metal frame with a central galvanised pole upon which sit a six blade turbine with a diameter of 0.91 metres.  The submitted site plan shows the proposed turbine to be sited approximately 7 metres to the west of the boundary with 21 Brunstock Close; 33 metres away from the facing wall of 12 Troon Close; and 41 metres from the facing wall of 23 Troon Close.  The applicant verbally confirmed to the Case Officer during the site visit that the intention is for the turbine just to serve the house. 


The application is accompanied by a noise statement prepared by the manufacturers of the turbine that explains: the generator used is completely silent; there is low aerodynamic noise because the blades are only some 30 cm long; with six blades, as opposed to the conventional three blades, there is less time between a blade passing a given point; and the turbine is barely audible in light winds and not discernible against the increased ambient noises in high winds.

Assessment

The relevant planning policies to which this application is to be assessed are H2, CP5, CP6 and CP8 of the Carlisle District Local Plan (2001-2016).


When assessing this application it is considered that there are three main issues, namely: 

1.
the contribution of the scheme towards targets for the generation of renewable energy; 

2.
the effect of the proposal on the living conditions of neighbouring residents; and

3.
the effect of the proposal on the visual character of the area.


In considering 1) it is noted that national policy contained in PPS1 "Delivering Sustainable Development" and PPS22 "Renewable Energy" encourage renewable energy development, as do regional and local plan policies, subject to the consideration of specific policy criteria. Members should be aware that PPS 22 specifically states that "small scale projects can provide a limited but valuable contribution to overall outputs of renewable energy and to meeting energy needs both locally and nationally. Planning Authorities should not therefore reject planning applications simply because the output is small".


In considering 2) and 3) it is acknowledged that the amenity of residential areas should be protected from inappropriate development where that development: is for a use inappropriate for residential areas; and/is of an unacceptable scale; and/or leads to an unacceptable increase in traffic or noise; and/or is visually intrusive; and/or leads to a loss of housing stock. It is noted that there is a two metre high fence 


delineating the eastern boundary of the site and a 1.8 metre high fence situated


along the southern (rear) boundary of the site. Given the positioning of the


neighbouring properties, the height of the house at the application site, and the boundary treatment it is considered that the scale of the proposal is not out of context with any impact on neighbouring properties or on the visual character of the area limited in extent.


Under certain combinations of geographical position and time of day, the sun may pass behind the rotors of a wind turbine and cast a shadow over neighbouring properties.  When the blades rotate, the shadow flicks on and off; the effect is known as 'shadow flicker'. It only occurs inside buildings where the flicker appears through a narrow window opening. Shadow flicker can be mitigated by siting wind turbines at sufficient distance from residences likely to be affected. Flicker effects have been proven to occur only within ten rotor diameters of a turbine. Therefore if the turbine had 80 metres diameter blades, the potential shadow flicker effect could be felt up to 800 metres from the turbine. Given the size of the turbine in relation to existing properties near the site it is considered that the detrimental shadow flicker will not occur sufficient to refuse the application on this basis.


Several objections have been raised in terms of impact upon noise pollution. Members should be aware that a similar application was approved in 2006 (under application 06/0303) for the erection of a larger turbine (one metre higher than what is proposed) at No.1 Stainton Road. Given the size of the turbine proposed (and on the basis of any necessary maintenance and inspection) it is considered that the noise impact of the proposal will be minimal.


Members should be aware that objections have been raised from surrounding residents on the basis of the proposal causing a "loss of view". However this is of limited significance as a material planning consideration.

Conclusion


In overall terms it is considered that the size of the turbine is acceptable and the impact upon the neighbouring properties and the surrounding area will be minimal. It is therefore recommended that Members approve the application.

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

Core Development Policies - Policy CP8 - Renewable Energy

Proposals for renewable energy will be favourably considered provided that all of the following criteria are satisfied:

1
there is no unacceptable visual impact on the immediate and wider landscape and townscape;

2
there is no adverse impact on biodiversity;

3
any new structures would be sensitively incorporated into the surrounding landscape/ townscape and/or habitat and respect the local landscape character;

4
measures are taken to mitigate any noise, smell or other nuisance or pollutants likely to affect nearby occupiers, amenities and/or neighbouring land uses;

5
any waste arising as a result of the development is minimised and dealt with using a suitable means of disposal;

6
there would be no unacceptable levels of harm to features designated as of local, national or international importance;

7
adequate provision can be made for access and parking and the potential impact on the road network;

8
there would be no unacceptable conflict with any existing recreational facilities or routes;

9
there would be no unacceptable cumulative effects when proposals are considered together with any extant planning approvals or other existing renewable energy developments.



	Carlisle District Local Plan 2001 - 2016

Housing - Policy H2 - Primary Residential Areas

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

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

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

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

4
satisfactory access and appropriate parking arrangements can be achieved.

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

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

1
satisfactory housing conditions can be achieved; and

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

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

4
satisfactory access can be provided; and

5
appropriate parking arrangements can be made.




	Item no: 08
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	08/1244
	 Foxes
	Carlisle

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	18/12/2008
	
	Castle

	
	
	

	Location:
	
	Grid Reference:

	18 Abbey Street, Carlisle, Cumbria, CA3 8TX
	
	339706 556007

	
	
	

	Proposal:
	Variation Of Condition 3 Attached To Planning Approval 02/0675 To Vary The Opening Hours From 0845 Hours To 1730 Hours To Open Between The Hours Of 0830 Hours To 2330 Hours Including Sundays And Bank Holidays


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 persons other than staff shall be permitted to be on any part of the premises subject to this application between the hours of 2330 hours and 0830 hours.

Reason:
To prevent disturbance to nearby occupants in accordance with the objectives of Policies CP6 and EC10 of the Carlisle District Local Plan 2001-2016.



	3.
	In the event that the residential accommodation above the premises ceases to be occupied by persons directly involved with the business, a scheme of noise and vibration insulation between the ground floor use as a restaurant and upper floor residential properties shall be submitted to and approved in writing by the Local Planning Authority.  The scheme shall be carried out and completed prior to the occupation of any part of the building for residential purposes other than by persons involved with the business.   

Reason:
To prevent disturbance to nearby occupants in accordance with the objectives of Policies CP6 of the Carlisle District Local Plan 2001-2016. 




Summary of Reasons for the Decision

The application seeks to extend the opening hours of premises at 18 Abbey Street. The premises, which have planning permission to operate as a cafe, are located within a historic part of the city. The building is Grade II Listed, located within the City Centre Conservation Area. 

In 2002, under planning reference 02/0275, Full Planning Permission was granted for the change of use of 18 Abbey Street to a cafe.  The application site is situated in an area that comprises a mixture of commercial and residential properties that are located on Abbey Street, West Walls, Castle Street and within the grounds of the Cathedral. Within the immediate vicinity of the site are several residential properties, the nearest of which are located directly above, to the rear and to the east of the property.

When planning permission was granted in 2002, several conditions were attached to the consent and in particular, condition 3 that reads:

"The premises shall not be open for trading except between the hours of 0845 hours and 1730 hours on Mondays to Saturdays and shall not trade at any time on Sundays or Statutory Holidays".

When the current application was received, the applicant originally sought to vary the permitted trading hours to enable opening between 0830 hours and 0100 hours seven days per week.  These hours have now been revised to allow trading from between 0830 hours and 2330 hours seven days per week.  This would bring the opening hours in line with the other licensed premises on Abbey Street, 'Fats'.  

The relevant planning policies against which the application is required to be assessed are Policies CP6, CP17, EC10, LE12, LE16 and LE19 of the Carlisle District Local Plan 2001-2016.

The proposals raise the following planning issue:

1.
The Impact Of The Proposal On The Living Conditions Of Neighbouring Residents

Policies CP6 and EC10 of the Local Plan seek to protect the living conditions of neighbouring residents from development which would create an unacceptable disturbance to occupiers, recognising that uses could have the potential to create disturbance through anti-social behaviour and noise.  Criterion 5 of Policy EC10 reiterates this by stating that opening hours will be imposed on development having regard to the surrounding uses, the character of the area and the possibility of disturbance to residential areas.

Within the immediate vicinity there is a licensed premises ('Fats') which has planning permission to operate between the hours of 1100 hours and 2330 hours.  In 2006, an application was refused to extend these hours from:

Sundays - 11.00am to 12.30am;

Monday to Thursday - 11.00am to 12.50am;

Friday to Saturday - 11.00am to 1.50am; 

Christmas Eve, Easter Sunday and Public Holidays - 11.00am to 2.00am; and

New Years Eve - 11.00am to 5.00am.

The decision was subsequently upheld at appeal, the Inspector outlining in his letter that the revised hours proposed would harm the living conditions of the occupiers of nearby houses contrary to the objectives of the adopted and emerging Development Plan. 

Following discussions with Officers the current applicants has revised the application so that the closing hours of operation correspond with those imposed on 'Fats' i.e. 2330 hours.

Following normal practice and in order to ascertain the possible impact of these opening hours on the potential for noise and disturbance, the City Council's Environmental Health Division and Cumbria Constabulary's Crime Prevention Officer have been consulted.  At the time of preparing the report their formal comments are awaited; however, the Crime Prevention Officer has verbally intimated that there would be no objections to the premises operating until 2330 hours.

In overall terms, given that there are existing licensed premises within the immediate vicinity, thereby setting a precedent.  it is considered that the proposed opening hours are not unreasonable.  In all aspects the proposal is considered to be compliant with the objectives of the relevant adopted Development Plan policies.

Relevant Development Plan Policies

	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 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

Economic & Commercial Growth - Policy EC10 Food And Drink

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

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

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

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

4
Appropriate access and parking can be provided; and

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

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


	Carlisle District Local Plan 2001 - 2016

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 LE16 - Historic Structures And Local Listings

Throughout the district there are buildings and structures of historic, architectural or landscape significance that help to create the locally distinctive character of the area.  The Council recognises the positive contribution these structures make to Carlisle's townscape and landscape and there will be a presumption in favour of their retention when considering development proposals.



	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.




	Item no: 09
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	08/1233
	Mr A Nicholson
	Stanwix Rural

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	15/12/2008
	Ian Carrick (Designs)
	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)


Refuse Permission 

	1.
	Reason:
Little Bobbington is a detached two storey house forming part of an isolated ribbon of development immediately neighboured by single storey dwellings within the designated Hadrian's Wall Military Zone World Heritage Site Buffer Zone.  The proposed first floor, because of the resultant size of the structure, detailing and the highly visible way it projects forward, is considered to be a discordant feature detrimental to the character of the area.  The proposal is therefore considered to be contrary to Policies H11, LE7 and criteria 1 and 4 of Policy CP5 of the Carlisle District Local Plan 2001-2016.



	2.
	Reason:
Little Bobbington is a two storey detached house immediately neighboured by single storey dwellings.  The proposed first floor, with its associated blank wall 5 metres in height and 14.27 metres in length running along the southern boundary, will result in a relatively large built feature that is considered to be unacceptably dominating to the detriment of the living conditions of the occupiers of the bungalow known as Parkside.  The proposal is therefore considered to be contrary to criterion 5 of Policy CP5 and Policy H11 of the Carlisle District Local Plan 2001-2016.




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

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.



	Carlisle District Local Plan 2001 - 2016

Local Environment - Policy LE7 - Buffer Zone On Hadrian’s Wall World Heritage Site

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

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

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

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




	Item no: 10
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	08/1108
	 Carlisle Diocesan Charity Shop Network
	Carlisle

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	03/11/2008
	
	Morton

	
	
	

	Location:
	
	Grid Reference:

	31 Stonegarth, Morton Park, Carlisle, Cumbria, CA2 6PD
	
	338190 554644

	
	
	

	Proposal:
	Change Of Use From D1 To A1 (No Change To Exterior)


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 proposed retail unit shall not be open for trading except between 0900 hours and 18.00 hours on Mondays-Saturdays.

Reason:
To prevent disturbance to nearby residential occupiers and in accord with Policy CP6 of the Carlisle District Local Plan.




Summary of Reasons for the Decision

5.1
This application seeks approval for the change of use of a mid-terraced property located to the eastern side of Stonegarth, south of the intersection with Langrigg Road. The property is constructed from facing brick with a tiled roof and is open to the road. The property falls within a District Centre as defined by Policy EC7 of the Local Plan and is flanked to each side by shops.

5.2
The applicant seeks approval to change the use of the property from a community church (use Class D1) to a charity shop (use Class A1). It is not intended to undertake any external changes to the property. The applicants have indicated that the hours of opening will be between 9.00 to 18.00 Monday to Saturday with no Sunday opening.

5.3
The relevant policies against which this application is required to be assessed are Policies CP6, CP15 and EC7 of the Carlisle District Local Plan

5.4
The proposal raises the following planning issues:

1.
Whether The Principle Of Conversion Is Acceptable

5.5
The proposal falls within a parade of shops within an existing District Centre.  While the current use is as a place of worship, the property was used as a shop prior to receiving permission for change of use in 2003. On this basis it is considered that change of use to a charity shop would be acceptable in this location. A letter of objection has however been received stating that the application should be refused as the applicant has not followed the proper legal procedure required by the Church of England. A petition containing 17 signatures has also been received which objects to the proposal on the basis that it may have a detrimental impact on the viability of St Lukes Church. These are not however material planning considerations and cannot be given any weight in determining the application.

2.
Impact On The Living Conditions Of Neighbouring Residents

5.6
The property falls within an existing parade of shops. As such, and given that the applicants are not requesting unsociable opening hours, it is considered that any additional impact on the living conditions of the occupants of the closest residential properties over and above those associated with the existing uses in the area would be insufficient to warrant refusal of the application.

3.
Other Issues

5.7
The Council Access Officer has advised that a level access should be provided to ensure that the shop will be readily accessible to disabled people. As such, an informative note advising the applicant of their duty in relation to Policy CP15 of the Local Plan, Approved Document M and the Disability Discrimination Act would be attached to any permission which may be issued

5.8
In overall terms it is considered that the principle of conversion in this area is acceptable and there will be no adverse impact on the living conditions of neighbouring residents. In all aspects the proposals are considered to be compliant with the objectives of the relevant Development Plan policies. As such, the application is recommended for approval.

Relevant Development Plan Policies

	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 EC7 - Neighbourhood Facilities

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

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

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

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

4
appropriate landscaping is an integral part of the scheme.

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

In order to minimise the impact on nearby centres conditions may be imposed to restrict the sale of non-food goods in such stores and limit the size of stores to reflect the scale of the district centre.


	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




	Item no: 11
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	08/1196
	 Mr A Blair
	Kingwater

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	03/12/2008
	TSF Developments Ltd
	Irthing

	
	
	

	Location:
	
	Grid Reference:

	L/A Townhead Farm Adjoining Wayside Cottage, West Hall, Brampton, Cumbria, CA8 2EH
	
	356675 567700

	
	
	

	Proposal:
	Erection Of Agricultural Workers Dwelling


Refuse Permission 

	1.
	Reason:
The application site is not located within either a Key Service Centre or Local Service Centre as identified under Policies DP1 and H1 of the Local Plan 2001-2016 where there is a general presumption against further residential development unless it is supported by a proven agricultural or forestry need.  In this instance it has been established that there is an existing functional need for 1 full time worker to be resident on or immediately adjacent to this holding. It has also been established that the applicant had control over another dwelling on the holding which has subsequently been sold on the open market.  It is considered that this dwelling could have catered for the need; however the applicant has chosen to make this property unavailable.  In the light of these circumstances it is not considered appropriate to permit an agricultural unit of accommodation since, to do so, would be contrary to the guidance provided in PPS7 "Sustainable Development in Rural Areas", and in conflict with the objectives of Policy H7 of the Carlisle District Local Plan 2001-2016.



	2.
	Reason:
The proposed site lies within an area of open countryside, albeit in association with a small hamlet, where there are a number of trees on or adjacent to the site (inclusive of a mature Beech tree) whose root protection areas are entirely within or encroach onto the site.  In the absence of any Tree Survey (in accordance with BS 5387 “Trees in Relation to Construction”) to counter otherwise, it is considered that the proposal will not lead to the protection and integration of existing trees contrary to Policy CP3 and the underlying objectives of Policy CP5 criterion 7 of the Carlisle District Local Plan 2001-2016.




Relevant Development Plan Policies
	The North West Of England Plan Regional Spatial Strategy To 2021

Policy DP 1: Spatial Principles

The following principles underpin RSS (incorporating RTS)

Other regional, sub-regional and local plans and strategies and all individual proposals, schemes and investment decisions should adhere to these principles. All may be applicable to development management in particular circumstances:

· promote sustainable communities;

· promote sustainable economic development;

· make the best use of existing resources and infrastructure;

· manage travel demand, reduce the need to travel, and increase accessibility;

· marry opportunity and need;

· promote environmental quality;

· mainstreaming rural issues;

· reduce emissions and adapt to climate change.

The 8 Policies DP 2 -9 amplify these principles and should be taken together as the spatial principles underlying the Strategy. They are not in order of priority.

The whole of the RSS should be read together and these principles should be applied alongside the other policies which follow.



	Carlisle District Plan

Environment - Policy E8

Within the remainder of the rural area not covered by Policies E2-E6, proposals which are well related in use, siting, scale and design to existing settlements or other small clusters of buildings including farm buildings will be acceptable providing that:

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

2.
There is no adverse effect upon the amenity of neighbouring property, and the character and appearance of the area; and

3.
Satisfactory access and appropriate car parking can be achieved; and

4.
Any exiting wildlife habitats are safeguarded.

Permission will not be granted for development in the undeveloped open countryside unless it is required to meet local infrastructure needs, or for dwellings supported by a proven agricultural or forestry need.



	Carlisle District Plan

Environment - Policy E19

In considering proposals for new development the City Council will where appropriate require the retention of existing trees, shrubs, hedges and other wildlife habitats, and the replacement of any environmental feature lost to development.    Landscaping schemes to be implemented by the applicant will be required as part of most planning applications.



	Carlisle District Plan

Environment - Policy E22

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



	Carlisle District Plan

Housing - Proposal H6

Within the remainder of the Plan area, outside areas covered by Proposal H1 and Policies H2-H5, permission will not be given for dwellings, except where applications are supported by a proven agricultural or forestry need.



	Carlisle District Plan

Housing - Proposal H16

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



	Carlisle District Plan

Transport - Proposal T7

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

1. The Parking Guidelines for Cumbria as detailed in Appendix 2;

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

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

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

5. Accessibility by and availability of other forms of transport.



	Carlisle District Local Plan 2001 - 2016 

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 

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 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.



	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 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.



	Carlisle District Local Plan 2001 - 2016

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.


	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.




	Item no: 12
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	08/1193
	Mrs Vicky Russell
	Carlisle

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	01/12/2008
	Hogg & Robinson Design Services
	Belle Vue

	
	
	

	Location:
	
	Grid Reference:

	22 Beck Road, Carlisle, CA2 7QL
	
	337117 555967

	
	
	

	Proposal:
	Erection Of Garage To Side Elevation And Two Storey Rear Extension To Provide An Extended Kitchen/Dining Area To The Ground Floor With An Extended Bathroom And Ensuite Above. (Revised Application)


The application report was withdrawn from discussion at the meeting as the objector no longer wish to exercise their 'right to speak' against the proposed development. The application can, therefore, be determined under the Council's Scheme of Delegation.

	Item no: 13
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	08/0906
	Mr John Waters
	Nicholforest

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	05/09/2008
	Mr Bruce Armstrong-Payne
	Lyne

	
	
	

	Location:
	
	Grid Reference:

	Field 8443 Spruce Grove, Penton, Carlisle, CA6 5QR
	
	345853 576400

	
	
	

	Proposal:
	Revised Layout Of Caravan Site For The Provision Of 30no. Static Caravans


Members resolved to defer consideration of the proposal in order to obtain a comprehensive consultation response from the Highway Authority and to await a further report on the application at a future meeting of the Committee.

	Item no: 14
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	08/1182
	 Knightbridge Developments Ltd
	Carlisle

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	26/11/2008
	Architects Plus (UK) Ltd
	Harraby

	
	
	

	Location:
	
	Grid Reference:

	Former Harraby Methodist Church, Cumwhinton Road, Carlisle, CA1 3PA
	
	342156 553962

	
	
	

	Proposal:
	Demolition Of Former Methodist Church And Associated Church Hall And Redevelopment Of Site To Provide 8no Two Storey 3 Bedroom Houses With Associated Car Parking


Members resolved to give authority to the Head of Planning and Housing Services to issue approval for the proposal subject to the completion of a Section 106 Agreement for a financial contribution of £5,670 towards the maintenance of public open space in the locality.

	Item no: 15
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	08/9032
	 Cumbria County Council
	Carlisle

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	16/12/2008
	Mrs Maggie Mason
	St Aidans

	
	
	

	Location:
	
	Grid Reference:

	Richard Rose Central Academy, Lismore Place, Carlisle, CA1 1LY
	
	340896 556020

	
	
	

	Proposal:
	Erection Of New 11,500sqm, 3 Storey Academy Building For 1,500 Students With New Vehicular And Pedestrian Access And Service Area With Associated Landscaping


City Council Observation - Raise Objection(s) 

Relevant Development Plan Policies
	The North West Of England Plan Regional Spatial Strategy To 2021

Policy DP 2: Promote Sustainable Communities

Building sustainable communities – places where people want to live and work - is a regional priority in both urban and rural areas. Sustainable Communities should meet the diverse needs of existing and future residents, promote community cohesion and equality and diversity, be sensitive to the environment, and contribute to a high quality of life, particularly by:

· fostering sustainable relationships between homes, workplaces and other concentrations of regularly used services and facilities;

· taking into account the economic, environmental, social and cultural implications of development and spatial investment decisions on communities;

· improving the built and natural environment, and conserving the region’s heritage;

· improving the health and educational attainment of the region’s population, reducing present inequalities;

· promoting community safety and security, including flood risk (see map 2.11);

· encouraging leadership, joint working practices, community consultation and engagement;

· reviving local economies, especially in the Housing Market Renewal Areas and other areas in need of regeneration and housing restructuring such as Blackpool, Fleetwood and Morecambe;

· integrating and phasing the provision public services (including lifelong learning) and facilities to meet the current and future needs of the whole community, ensuring that those services are conveniently located, close to the people they serve, and genuinely accessible by public transport;

· promoting physical exercise through opportunities for sport and formal / informal recreation, walking and cycling.

The guiding principles of the UK Sustainable Development Strategy 2005 or its successors and the basic elements of sustainable communities as set out in ‘Sustainable Communities: People, Places and Prosperity (A Five Year Plan) should be followed.



	The North West Of England Plan Regional Spatial Strategy To 2021
Policy DP 4: Make The Best Use Of Existing Resources And Infrastructure

Priority should be given to developments in locations consistent with the regional and sub-regional spatial frameworks as set out in Chapter 5 (notably policy RDF1) and sub regional policies in Chapters 10-13 which:

· build upon existing concentrations of activities and existing infrastructure;

· do not require major investment in new infrastructure, including transport, water supply and sewerage. Where this is unavoidable development should be appropriately phased to coincide with new infrastructure provision.

Development should accord with the following sequential approach:

· first, using existing buildings (including conversion) within settlements, and previously developed land within settlements;

· second, using other suitable infill opportunities within settlements, where compatible with other RSS policies;

· third, the development of other land where this is well-located in relation to housing, jobs, other services and infrastructure and which complies with the other principles in DP1-9.

Natural and man-made resources should be managed prudently and efficiently. Sustainable construction and efficiency in resource use (including reuse and recycling of materials) should be promoted.



	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 RT 3: Public Transport Framework

The Public Transport Framework set out in Appendix RT (a) defines the North West’s main public transport corridors. These are also shown in Diagram 2 of Appendix RT. Appendix RT (b) defines a hierarchy of gateways and interchanges in the North West. Similar frameworks should be developed by local authorities for sub-regional and local networks and set out in Local Transport Plans.

Plans and strategies should seek to reduce existing or forecast overcrowding along the main public transport corridors by improvements to transport infrastructure in partnership with operators and delivery partners including Network Rail where appropriate. Local authorities and station operators should consider making additional provision for car parking at railway stations, so as to promote maximum use of the rail network.

Local authorities should introduce measures to enhance the accessibility by public transport, cycling and walking of the regional centres and towns / cities identified in RDF1. In rural areas, priority should be given to providing access from rural hinterlands to key service centres.

Local authorities should work in partnership with public transport providers to improve the quality and provision of public transport services. Proposals and schemes to enhance services in the corridors identified in Appendix RT (a) should include priority measures to improve journey time reliability. Interchange and service improvements should be supported by better information provision, marketing and integrated ticketing.

Local authorities should identify in Local Transport Plans where existing public transport provision is insufficient and where public, community and demand responsive transport networks should be developed which link employment, education and training opportunities with areas of need.

Regional public transport priorities for investment and management are included in policy RT10.



	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.
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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.



	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 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.
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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.



	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
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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.
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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 LE7 - Buffer Zone On Hadrian’s Wall World Heritage Site

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

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

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

Within the outer visual envelope, beyond the Hadrian's Wall Military Zone World Heritage Site, proposals for major development which would have an adverse effect on the character of the World Heritage Site will not be permitted unless the need for the development outweighs the environmental costs.
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Local Environment - Policy LE10 - Archaeological Field Evaluation 

On all scheduled and other nationally important monuments, sites of archaeological significance and other sites of high archaeological potential, the City Council will ensure that the archaeological aspects of development proposals are examined and evaluated either before planning applications are determined or in exceptional circumstances by the use of condition. Planning permission will not be granted without adequate assessment of the archaeological implications.
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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.
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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.
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Leisure & Community Uses - Policy LC11- Educational Needs

Proposals for the development of education facilities should be provided within the existing educational sites as indicated on the Proposals Map.  On existing sites, proposals for new buildings should be in close proximity to existing buildings to minimise the visual impact of additional development. Where educational facilities are proposed outside existing sites the location should be close to the intended catchment in order to minimise travel in conjunction with centres listed in policy DP1.  Other policies of this Plan will apply dependent upon the proposal and land to be utilised.
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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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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.




	Item no: 16
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	08/1170
	 McKnight & Son Builders
	Carlisle

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	24/11/2008
	Green Design Group
	Castle

	
	
	

	Location:
	
	Grid Reference:

	John Robert Gardens, Dalston Road, Carlisle, CA2 5UG
	
	339345 555600

	
	
	

	Proposal:
	Relocation Of Bins/Recycling Store Serving Flats Development (Retrospective)


Members resolved to give authority to the Head of Planning and Housing Services to issue approval for the proposal subject to the receipt of satisfactory revised plans that show the construction of solid brick panels in lieu of the existing railings along the road frontage immediately in front of the bin store, and imposition of relevant conditions.

	Item no: 17
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	04/1339
	 United Utilities Facilities and Property
	Carlisle

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	05/10/2004
	How Planning
	Denton Holme

	
	
	

	Location:
	
	Grid Reference:

	L/A United Utilities Depot, Nelson Street, Carlisle.
	
	339600 555400

	
	
	

	Proposal:
	Residential development and retention/reconfiguration of office accommodation (outline)


Members will recall at Committee meeting held on 3th June 2005 that authority was given to the Head of Planning and Housing Services to issue approval subject to:

1. referral of the application to GONW as a "Departure" from the Development                                                                       

Plan and clearance by GONW for the application to be decided by the City Council; and following such clearance

2.   the attainment of a satisfactory agreement under the provisions of S106 of

     the Town and Country Planning Act 1990 to ensure the provision of

     affordable housing and, in lieu of open space/play facilities within the site,

     for the payment of a commuted sum to enable the improvement and

     upgrading in the existing open space and play facilities at St James Park.

The application has been cleared by GONW, and the S106 has been agreed. Approval was granted on 12th January 2009.  
Granted Subject to Legal Agreement 

	1.
	In case of any "Reserved Matter" application for approval shall be made not later than the expiration of 3 years beginning with the date of this permission, and the development shall be begun not later than whichever is the later of the following dates:

(i)
The expiration of 5 years from the date of the grant of this permission, or

(ii)
The expiration of 2 years from the final approval of the reserved matters, or, in the case of approval on different dates, the final approval of the last such matter to be approved.

Reason:
In accordance with the provisions of Section 92 of the Town and Country Planning Act 1990.



	2.
	Before any work is commenced, details of the siting, design and external appearance of the buildings, and the landscaping of the site (hereinafter called "Reserved Matters") shall be submitted to and approved by the Local Planning Authority.

Reason:
The application was submitted as an outline application in accordance with the provisions of Article 3 of the Town and Country Planning (General Development Procedure) Order 1995.



	3.
	All planting, seeding or turfing comprised in the approved details of landscaping shall be carried out in the first planting and seeding seasons following the occupation of the building or the completion of the development, whichever is the sooner, and maintained thereafter to the satisfaction of the Council; and any trees or plants which within a period of 5 years from the completion of the development die, are removed or become seriously damaged or diseased shall be replaced in the next planting season with others of similar size and species, unless the Local Planning Authority gives written consent to any variation.

Reason:
To ensure that a satisfactory landscaping scheme is implemented and that if fulfils the objectives of Policy E9 of the Carlisle District Local Plan.



	4.
	Trees or hedges chosen for retention in the landscaping scheme shall not for the duration of the development works be damaged or destroyed, uprooted, felled, lopped or topped without prior written consent of the local planning authority.

Reason:
To protect trees and hedges during development works.



	5.
	For the duration of the development works existing trees to be retained shall be protected by a suitable barrier erected and maintained at a distance from the trunk or hedge specified by the local planning authority.  The Authority shall be notified at least seven days before work starts on site so that barrier positions can be established.  Within this protected area there shall be no excavation, tipping or stacking, nor compaction of the ground by any other means.

Reason:
To protect trees and hedges during development works.



	6.
	The detailed plans required by the aforementioned conditions shall incorporate full details of the proposed locations of all services and service trenches and these shall be designed and sited to avoid or minimise the damage to the roots of the existing established trees.

Reason:
To protect trees and hedges during development works.



	7.
	In the event of trenches or excavations exposing tree roots of 50mm/2 inches diameter or more, these should be carefully retained and protected by suitable measures including (where otherwise unavoidable) bridging trenches.  No severance of tree roots 50mm/2 inches or more in diameter shall be undertaken without prior notification to, and the subsequent approval of the local planning authority and where such approval is given, the roots shall be cut back to a smooth surface.  Prior to the commencement of development, protective fencing shall be erected around the canopy areas of the major trees identified to be retained [on drawing number ( )], and no machinery or vehicles shall be parked within, or materials stored, dumped or spilled within that area.

Reason:
To protect trees and hedges during development works.



	8.
	Following completion of construction works and removal of site machinery and materials, protective fencing may be dismantled to permit ground preparation and cultivation works, if required, adjacent to the trees.  Any such ground preparation and cultivation works shall be carried out by hand, taking care not to damage any roots encountered.

Reason:
To protect trees and hedges during development works.



	9.
	The carriageway, footways and footpaths shall be designed, constructed, drained and lit to a standard suitable for adoption and in this respect further details, including longitudinal/cross sections, shall be submitted to the local planning authority for approval before any work commences on site.  No work shall be commenced until a full specification has been approved.  These details shall be in accordance with the standards laid down in the current Cumbria Design Guide.  Any works so approved shall be constructed before the development is completed.

Reason:
To ensure that the matters specified are designed to the satisfaction of the Local Planning Authority and to support Local Transport Plan Policies S3, LD11 and LD7



	10.
	No dwellings shall be occupied until the estate road to serve such dwellings has been constructed in all respects to base course level and street lighting has been provided and brought into full operational use.

Reason:
To ensure that the matters specified are designed to the satisfaction of the Local Planning Authority, in accordance with the objectives of Policy 25 of the Cumbria and Lake District Structure Plan and to support Local Transport Plan Policies S3, S4 and LD9.



	11.
	Dropped kerbs with tactile paving shall be provided on each side of every road junction to enable wheelchairs, prams and invalid carriages to be safely manoeuvred at kerb lines.  Details of all such ramps shall be submitted to the Local Planning Authority for approval before development commences.  Any details so approved shall be constructed as part of the development.

Reason:
To ensure that pedestrians and people with impaired mobility can negotiate road junctions in relative safety and to support Local Transport Plan Policies LD7, LD12 and Structure Plan Policy L49.



	12.
	All Finished Floor Levels (FFL's) of dwellings shall be set at +15.53m AOD.

Reason:
To reduce the dangers to intended occupants of the buildings from potential flooding and in accord with Policy 24 of the Cumbria and Lake District Joint Structure Plan and Policy E22 of the Carlisle District Local Plan.



	13.
	Vehicular access to the areas of proposed housing within the site shall be from Nelson Street where existing ground levels are approximately 16.00m AOD.

Reason:
to ensure that safe emergency access and egress will not be affected by flooding and in accord with Policy 24 of the Cumbria and Lake District Joint Structure Plan and Policy E22 of the Carlisle District Local Plan.



	14.
	The buildings hereby permitted shall be constructed in materials which would be resistant to damage from ingress of flood water and with services located at an appropriate level in accordance with details to be submitted to and approved in writing by the Local Planning Authority.

Reason:
The Environment Agency Flood Zone mapping shows that the proposed development is within an area at risk of flooding and in accord with Policy 24 of the Cumbria and Lake District Joint Structure Plan and Policy E22 of the Carlisle District Local Plan.



	15.
	No development approved by this permission shall be commenced until a scheme for the provision and implementation of a surface water regulation system has been approved in writing by the Local Planning Authority.  Such a scheme shall be constructed and completed in accordance with the approved plans. 

Reason:
To reduce the risk of flooding as a result of inadequate means of surface water disposal and in accord with Policy 24 of the Cumbria and Lake District Joint Structure Plan and Policy E22 of the Carlisle District Local Plan.



	16.
	No development shall be commenced within the site until such times as the developer has submitted for approval (such approval to be in writing) a Phasing Scheme, the provisions of which shall ensure that the dwelling units hereby permitted are constructed over not less than three financial years (each year being regarded as the period between 1st April and 31st March the following year). The development shall, thereafter, only be carried out in strict accord with that Phasing Scheme. 

Reason:
in compliance with the "Plan, Monitor and Manage" objectives of PPG3: Housing, RPG 13 Regional Planning Guidance for the North West,  to enable the Council to regulate the pace of new housing development in accord with the strategic objectives of the Cumbria and Lake District Joint Structure Plan and in compliance with the resolution of 19th November 2004 by the Council's Development Control Committee to introduce phasing of new urban housing development to control the supply of available units with planning permission.



	17.
	Particulars of height and materials of all screen walls (including those existing sections of wall that are to be retained) and boundary fences shall be submitted to and approved by the Local Planning Authority prior to the commencement of the development hereby permitted.

Reason:
To ensure that the appearance of the area is not prejudiced by lack of satisfactory screening which is not carried out in a co-ordinated manner and to ensure compliance with Policy H16 of the Carlisle District Local Plan.



	18.
	This permission relates to a development of approximately 103 dwelling units in 2 and 3 storey form of which 30% of that accommodation shall be provided as "affordable housing" the size, type, location and management of which shall be identified in the subsequent "Reserved Matters" application.

Reason:
In accord with the objectives of PPG3: Housing, Circular 06/98, Policy H8 of the Carlisle District Local Plan and Policy H5 of the Carlisle District Local Plan Deposit Draft.



	19.
	No part of the development hereby permitted shall commence until:

(a)
there has been submitted to and approved by the Local Planning Authority ("the LPA") in writing a methodology for site investigations and assessments,

(b)
following approval of the methodology by the LPA as provided for in paragraph (a) above such site investigations and assessments as are referred to therein have:

(i)
been carried out in accordance with British Standard 10175:2001 "Investigation of potentially contaminated sites – code of practice" and current Government and Environment Agency guidance, and by appropriately qualified personnel; and

(ii)
identified the types, nature and extent of contamination present, risks to receptors and potential for migration within and beyond the site boundary and the laboratories used for analysis of samples shall be registered to the ISO 17025:2000 quality standard,

(c)
following the carrying out of such site investigations and assessments as provided for in paragraph (b) above there has been submitted to and approved in writing by the LPA a remediation scheme ("the Remediation Scheme"), which shall:


(i)
include an implementation timetable ("the Implementation Timetable"), monitoring proposals,

(ii)
include a remediation and verification methodology comprising a sampling and analysis programme to confirm the adequacy of 
decontamination; and

(iii)
provide for an appropriately qualified person to oversee the implementation of all remediation ("the Remediation Scheme").

(d)
all measures as are identified in the Remediation Scheme have been undertaken in accordance with the Implementation Timetable and any measures at variance with the Remediation Scheme have been 
submitted to and agreed in writing with the LPA in advance of such Remediation Measures being undertaken; and ,

(e)
there has been submitted to and approved by the LPA a report which shall include details of the following:

i)
results of the verification programme of post remediation sampling and monitoring in order to demonstrate that the required remediation has been fully met,

(ii)
confirmation that all remediation measures have been carried out fully in accordance with the Remediation Scheme; and

(iii)
future monitoring proposals and reporting

Reason:
To protect the environment and prevent harm to human health.




Summary of Reasons for the Decision

The proposal relates to the redevelopment of the major part of an existing brown field site within the urban area of Carlisle for residential purposes, coupled with the severance (from the related Depot operations) of the existing administrative offices used by the current occupiers and retention as a stand alone administrative base for their needs.

The proposed site is situated within the community of Denton Holme and closely neighbours existing housing development, is convenient to public transport services and to local facilities at the neighbourhood centre at Denton Street.  It is therefore a very "sustainable" location, where re-cycling of previously developed land in this manner accords with Government policy objectives.

With the exception of the "means of access" all matters of detail are "Reserved" for future submission. Nonetheless, it is considered that the site is capable of development for residential purposes in a manner that will complement the area, provide for a high standard of amenity and contribute to housing needs in the locality.

The approval is linked to a S106 Agreement that will provide a phasing arrangement for the progressive development of the site; it will provide for a commuted payment to ensure the provision of off-site public open space and play facilities; and identifies a mechanism for the delivery of affordable housing in accord with adopted planning policy.

Relevant Development Plan Policies

	Cumbria & Lake District Joint Structure Plan

Policy 1

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



	Cumbria & Lake District Joint Structure Plan

Policy 6

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



	Cumbria & Lake District Joint Structure Plan

Policy 23

Proposals for the development of potentially unstable or contaminated land will normally not be considered without a satisfactory site investigation and appropriate measures to remedy any identified hazards.



	Cumbria & Lake District Joint Plan

Policy 24

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



	Cumbria & Lake District Joint Structure Plan

Policy 25

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



	Cumbria & Lake District Joint Structure Plan

Policy 26

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


	Cumbria & Lake District Joint Structure Plan

Policy 32

On large housing developments some provision should normally be made through negotiation for affordable housing to meet proven local needs.



	Cumbria & Lake District Joint Structure Plan

Policy 34

Permission will not normally be given for the redevelopment or use for other purposes of employment sites or buildings which already exist or are identified in Local Plans.



	Carlisle District Plan

Environment - Policy E9

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



	Carlisle District Plan

Environment - Policy E20

Development which would result in the raising of the floor of the floodplain, or which would have an adverse impact on the water environment due to additional surface water run off, or adversely affect river defences will not be permitted unless appropriate alleviation or mitigation measures are included.  This applies to the floodplains of the River Eden, Caldew, Petteril, Esk, Irthing and Lyne and their tributaries which are all subject to periodic flooding.



	Carlisle District Plan

Environment - Policy E31

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.



	Carlisle District Plan

Housing - Proposal H4

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

1. Satisfactory housing conditions can be achieved; and

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

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

4. Satisfactory access can be provided; and

5. Appropriate parking arrangements can be made.



	Carlisle District Plan

Housing - Proposal H16

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



	Carlisle District Plan

Leisure - Proposal L8

The City Council will seek to ensure a suitable area of open space is available for public use, for passive and active recreation within walking distance of every house in Carlisle and the principal settlements and wherever possible with 0.5 km of every home and not separated from it by a busy road.  This includes appropriate provision in new developments, which should be dedicated to the Council for maintenance.



	Carlisle District Plan

Leisure - Proposal L9

New family housing developments of 40 or more dwellings will be required to include, pro rata, the following standards of playspace provision:





Per Hectare
Outdoor Playgrounds

150 square metres

Informal Playspace


270 square metres

In addition to the above, within developments of 5 hectares or over, 0.1 ha of sports ground development per hectare will be required.

In most large developments play provision will be able to be provided within the housing site.  However, if no suitable location can be provided the requirement may be met by the provision of a new off site facility (if an appropriate site is available) or by the provision of additional play facilities on a nearby existing play area or one which is in the course of being provided, such improved play provision being secured by a legal agreement between the developers and the Council.

Where a housing development is over 40 dwellings but is partially developed by different developers or as separate phases by the same housing developer, provision will be required for each constituent part of the site.

On smaller housing sites the developer will be required to make commuted payments towards the provision of playspace in the locality if there is a deficiency of playspace in the local area judged against National Playing Fields Association standards.

Small areas of playspace provided by the developer which are principally of benefit to the development itself shall be dedicated to the City Council for maintenance purposes and a commuted payment equivalent to ten years maintenance costs will be required.



	Carlisle District Plan

Employment - Proposal EM2

Within Primary Employment Areas proposals for B1, B2 and B8 uses will be acceptable.  Permission will not be given for redevelopment or changes of use within such areas for other purposes.  Exceptions may be permitted where:

1. The existing use of the site adversely affects or could adversely affect adjacent residential properties; or

2. The proposed alternative use is essential for the redevelopment of the majority of the site for employment purposes; and

3. 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.



	Carlisle District Local Plan 2001 - 2016 Deposit Draft

Core Development Policies - Policy CP15

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

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

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

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

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

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

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

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

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

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

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



	Carlisle District Local Plan 2001 - 2016

Core Development Policies - Policy CP21

Development on previously developed land which is at risk of flooding will only be permitted provided that:

1. minimum flood defence measures are already in place or can be provided;  and

2. where there is no interference with flood plain flows; and

3. where appropriate building design relevant to the situation are included.


	Carlisle District Local Plan 2001 - 2016 Deposit Draft

Core Development Policies - Policy CP26

Development on contaminated land will be permitted provided that:

1.
a satisfactory site investigation assessment report is submitted which details the type and extent of contamination 

2.
a satisfactory scheme of remediation and restoration is proposed



	Carlisle District Local Plan 2001 - 2016 Deposit Draft

Core Development Policies - Policy CP33

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 Deposit Draft

Economic and Commercial Growth - Policy EC2

Within Primary Employment Areas proposals for B1, B2 and B8 uses will be acceptable. Permission will not be given for redevelopment or changes of use within such areas for other purposes.

Exceptions may be permitted where:

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

The use of the former RAF14MU outlying sites at Harker, Heathlands and Rockcliffe will be restricted to the existing use rights of the sites and buildings. 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 Deposit Draft

Housing - Policy H3

On new residential development the City Council will seek to achieve an average density of between 30 and 50 dwellings per hectare in accordance with PPG 3.  The level of density will be required to reflect the opportunity to provide the best use of land as well as taking into account site conditions and the nature of the surrounding development.  Developments close to the City Centre will be expected to be a higher density achieving over 50 dwellings per hectare.


	Carlisle District Local Plan 2001 - 2016 Deposit Draft

Housing - Policy H4

The City Council will seek to achieve the Structure Plan permission targets of 65% brownfield in the urban area and 40% brownfield in the rural area during the Plan period.  In order to achieve the higher target in the urban area greenfield permissions will not be granted in addition to any allocations in Proposal H15.  In order to achieve these targets permission will be phased on sites over 20 dwellings in the urban area and over 10 dwellings in the rural area.


	Carlisle District Local Plan 2001 - 2016 Deposit Draft

Housing - Policy H5

The City Council will negotiate with developers for an element of affordable housing to be included in the majority of housing developments.


	Carlisle District Local Plan 2001 - 2016 Deposit Draft

Housing - Policy T3

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 Deposit Draft

Housing - Policy LC2

New family housing developments of 40 or more dwellings will be required to include, pro rata, the following standards of play space provision:

Outdoor playgrounds
150m2 per hectare

Informal playspace
270m2 per hectare

In addition to the above, on development sites of 5 hectares or over, 0.1 hectares of sports ground development per hectare will be required.

On smaller housing sites the developer will be required to make commuted payments towards the provision of play space in the locality if there is a deficiency of play space in the local area judged against the Audit of Open Space currently being carried out by the City Council as required by PPG 17.

Children’s play and recreation areas required by this policy will be dedicated to the City Council for maintenance purposes and a commuted payment equivalent to 10 year’s maintenance costs will be required. 



	Carlisle District Local Plan 2001 - 2016 Deposit Draft

Housing - Policy IM1

The Council will consider the use of Planning Obligations (S106 Agreements) in order to provide for local or community needs relevant to the proposed development as set out in other policies of this Plan.  Planning Obligations will cover a number of issues such as affordable housing, recreational space, art, transport/traffic improvements, amenity space/landscaping, and crime and disorder measures. Separate guidance will be prepared to set out details of requirements.




