Committee Minutes


Control of Development and Advertisements
The Development Control Committee received and considered the following applications: 
	Item no: 01
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	09/0512
	 Sainsburys Stores Limited
	Carlisle

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	25/06/2009 13:00:41
	HOW Planning LLP
	Castle

	
	
	

	Location:
	
	Grid Reference:

	L/A Junction of Bridge Street and Bridge Lane, Carlisle CA2 5TA
	
	339431 556022

	
	
	

	Proposal:
	Erection Of A Class A1 Foodstore Comprising 8,886 Sq.m. Gross External Area (5,514 Sq.m. Net Sales) Floorspace, A Petrol Filling Station Of 132 Sq.m. Gross External Floorspace (70 Sq.m. Net Sales), Ancillary Development And Car Parking At Land At The Junction Of Bridge Street And Bridge Lane, Carlisle.


Members resolved to defer consideration of the proposal and to await a further report on the application at a future meeting of the Committee. The deferment was to enable: 
1. Officers to negotiate amendments with the applicant in respect of the design of the scheme (both in terms of the treatment of the road frontage and store itself); 
2. The applicant to identify the energy efficient measures that are to be incorporated; 
3. Improvements regarding the means of pedestrian access to the store and its relationship with the bus stop; 
4. Clarification as to how the bus stop would be accommodated should the County Council implement its aspirations for a roundabout as part of the Inner Orbital Relief Road; and
5. Confirmation of the wording of the planning conditions. 
	Item no: 02
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	10/0265
	Mr Watson
	Brampton

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	23/03/2010 16:54:53
	Green Design Group
	Brampton

	
	
	

	Location:
	
	Grid Reference:

	Brampton Playhouse, Moat Side, Brampton, CA8 1UH
	
	353224 561164

	
	
	

	Proposal:
	Demolition Of Redundant Brampton Playhouse. Erection Of 5 No. Dwellings With On Site Parking (Revised Application)


Members resolved to give authority to the Assistant Director for Economic Development to issue approval for the proposal subject to the completion of a Section 106 Agreement to cover the provision of affordable housing.
	Item no: 03
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	10/0266
	Mr Watson
	Brampton

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	23/03/2010 16:54:53
	Green Design Group
	Brampton

	
	
	

	Location:
	
	Grid Reference:

	Brampton Playhouse, Moat Side, Brampton, CA8 1UH
	
	353224 561164

	
	
	

	Proposal:
	Demolition Of Redundant Brampton Playhouse. Erection Of 5 No. Dwellings With On Site Parking (CAC) (Revised Application)


Grant Permission 
	1.
	The development shall be begun not later than the expiration of 3 years beginning with the date of the grant of this permission.
Reason:
In accordance with the provisions of Section 91 of the Town and Country Planning Act 1990 (as amended by Section 51 of the Planning and Compulsory Purchase Act 2004).


	2.
	The approved documents for this planning permission comprise:
1.
the submitted planning application form;
2.
the Design and Access Statement;
3.
Desk Top Study on Likelihood of Contamination;
4.
Report on Structural Inspection;
5.
Bat Survey;
6.
Drawing Number 09/1897/01
7.
Drawing Number 09/1897/03A
8.
Drawing Number 091897/05D
9.
Drawing Number 091897/06
10.
the Notice of Decision; and
11.
any such variation as may subsequently be approved in writing by the Local Planning Authority.
Reason:
For the avoidance of doubt.


	3.
	The building shall not be demolished before a contract for the carrying out of works of redevelopment of the site has been made and planning permission has been granted for the redevelopment for which the contract provides.
Reason:
To safeguard against premature demolition in accord with Policy LE17 of the Carlisle District Local Plan 2001-2016.



Summary of Reasons for the Decision
The proposal is seeking Conservation Area Consent to demolish the redundant Brampton Playhouse at Moatside, Brampton.  The building, which lies within the Brampton Conservation Area and is identified as a building of historic interest, is a former church, that was built around 1850 and was later converted to a theatre.  The building is constructed of a mixture of stone and brick and includes some lean-to and single-storey extensions.
A Structural Survey accompanies the application and this identifies that the building has had a number of structural problems and these, together with infestation of woodworm, wet rot, dry rot and penetrating damp, have caused serious damage to the fabric of the building, which is now approaching a dangerous condition.  Indeed, the Brampton Players, who were the last group to occupy the building, were forced to vacate the premises recently due to safety issues, which were raised in the Structural Survey.
The Structural Engineer's Report considers that the cost of repairs, together with the cost of converting the building to another use, would make it unviable.  The only viable option appears to be to demolish the existing building and to replace it with a new residential development.
The applicant proposes to demolish the building, with a view to redeveloping the site for residential purposes. The application, reference 10/0265, which precedes this report in the Schedule, seeks approval for the erection of five residential units on the site.
The relevant planning polices against which the application is required to be assessed are Policies LE17 and LE19 of the Carlisle District Local Plan 2001-2016.  

The proposal raises the following planning issues:
1.   
The Impact Of The Proposal On The Brampton Conservation Area
Both the Conservation Officer and the Urban Design Officer have accepted that it would not be viable to retain and convert the existing building and have accepted that it can be demolished.  They both consider that the proposal to redevelop the site for residential development (10/0265) would be acceptable.
However, Members are advised that if they were minded not to approve the application to redevelop the site (10/0265), which precedes this application in the Schedule it would not be appropriate to approve this application.  To do so may increase the likelihood of the site being cleared and left undeveloped which would detract from the Conservation Area.  Therefore, in the absence of any approved scheme to redevelop the site, the approval of this application would be considered to be premature.
Conclusion
In overall terms, it is considered that the proposal does not adversely affect the Brampton Conservation Area.  In all aspects the proposal is considered to be compliant with the objectives of the relevant Local Plan policies. If the application to redevelop the site, reference 10/0265, is approved it is recommended that this application also be approved.  However, if that application is refused this application should be refused on the grounds of prematurity and having an adverse impact on the Conservation Area.
Relevant Development Plan Policies
	Carlisle District Local Plan 2001 - 2016
Local Environment - Policy LE17 - Development Involving The Demolition Of Unlisted Buildings In Conservation Areas
There will be a general presumption in favour of the retention of buildings which make a positive contribution to the character or appearance of a conservation area. Applications for planning permission for development proposals that would require the total demolition of unlisted buildings in conservation areas will be assessed against the following criteria:
1
the contribution of the building to the landscape/townscape; and
2
the structural condition of the building; and
3
the suitability of the building for its existing, proposed or any other use; and
4
the cost of repair; and
5
the contribution which the demolition/ redevelopment would make to broader conservation objectives.
6
the inclusion of any building on a local list as defined in policy LE16
All proposals for demolition must be accompanied by details of redevelopment, which will normally be secured by means of a legal agreement.


	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: 04
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	10/0245
	 c/o A&S Joinery Ltd
	Brampton

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	12/03/2010 16:00:10
	Tsada Building Design Services
	Brampton

	
	
	

	Location:
	
	Grid Reference:

	14 Morpeth Close, Brampton, CA8 1DS
	
	353204 561756

	
	
	

	Proposal:
	Erection Of 3no. Bedroom Dwelling With Garage And Access Drive Shared With Existing Dwelling


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 approved documents for this planning permission comprise:
1.
the submitted planning application form;
2.
the Design and Access Statement;
3.
the Contamination Desktop Study;
4.
drawing number 3/2/2010/1B;
5.
the Notice of Decision; and
6.
any such variation as may subsequently be approved in writing by the Local Planning Authority.
Reason:
For the avoidance of doubt.


	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 CP5 of the Carlisle District Local Plan 2001-2016.


	4.
	Particulars of height and materials of all screen walls 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 CP5 of the Carlisle District Local Plan 2001-2016.


	5.
	Details shall be submitted of the proposed hard surface finishes to all public and private external areas within the proposed scheme and these details shall be approved by the Local Planning Authority before any site works commence.
Reason:
To ensure that materials to be used are acceptable and in compliance with the objectives of Policy CP5 of the Carlisle District Local Plan 2001-2016.


	6.
	Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 1995, (or any Order revoking and re-enacting that Order), no additional windows shall be inserted above the ground floor on the west or southern elevations without the prior consent of the local planning authority.
Reason:
In order to protect the privacy and amenities of residents in close proximity to the site and to ensure compliance with Policy CP5 and H11 of the Carlisle District Local Plan 2001-2016.



Summary of Reasons for the Decision
The proposal is located in an area currently serving as a parking and hardstanding area for 14 Morpeth Close, a two storey end of terrace property which lies to the north west of the application site.  Immediately to the west is 13 Morpeth Close, a recently extended end of terrace property whilst to the south east is the Ridge View development, a three storey and two storey block consisting of 3no. flats and 4no. two storey properties with its associated parking.  The proposal's eastern boundary has open aspects.
The application seeks Full Planning Permission for the erection of a detached house with an attached garage.  The submitted drawings illustrate that the dwelling including the attached garage would have a maximum length of 12 metres with a maximum width of 10.8 metres to a maximum ridge height of 7 metres.
The accommodation provided would comprise of an attached double garage, entrance hall, w.c., utility, kitchen, living room and dining room with 3no. bedrooms, bathroom and study above.  The drawings also indicate that the access to service both the proposed dwelling and 14 Morpeth Close would be as existing i.e. from the adopted highway, Stanley Road, across the privately maintained Ridge View development.  
The scale and massing of the proposed dwelling would be similar to those of its immediate neighbours.  The proposed materials are dark red facing brick with artstone quoins lintel and cills with a blue/black slate roof with white upvc windows and timber doors.
The relevant planning policies against which the application is required to be assessed are Policies RDF2, L4 and CNL1 of the North West of England Regional Spatial Strategy to 2021, Policies DP1, CP3, H1, H9, CP5, CP12, H1, H2 and T1 of the Carlisle District Local Plan 2001-2016. 
The proposals raise the following issues:
1.
Whether The Principle of Development Is Acceptable
Section 38(6) of the Planning and Compulsory Purchase Act 2004, requires that applications for planning permission are determined in accordance with the provisions of the Development Plan unless material considerations (including Government Policy as expressed through Planning Policy Guidance Notes, Planning Policy Statements and material representations) indicate otherwise.  Currently, the Development Plan comprises the North West of England Plan Regional Spatial Strategy to 2021, extended Policies of the Cumbria and Lake District Joint Structure Plan (adopted April 2006) and the Carlisle District Local Plan 2001-2016 (adopted in September 2008).
The key policies, against which this application should be assessed, are Policies RDF2, L4 and CNL1 of the Regional Spatial Strategy together with Policies DP1, CP3, CP5, H1 and T1 of the Carlisle District Local Plan 2001-2016.  The main thrust common to these planning policies is that new development in the rural area will generally be focussed upon established settlements where there are appropriate services, facilities and amenities.
Policy DP1 of the Carlisle District Local Plan 2001-2016 sets out the broad development strategy for the area.  It establishes a settlement hierarchy with Carlisle's Urban Area being the highest order of priority for most additional new development, followed by the Key Service Centres of Brampton and Longtown and, finally, 20 villages identified as Local Service Centres. 
Policy H1 of the Carlisle District Local Plan 2001-2016 elaborates, in relation to development for housing, on the settlement hierarchy.  It reiterates that the primary focus for new housing development will be the urban area of Carlisle, followed in order by the Key Service Centres of Brampton and Longtown (which have a broad range of amenities and services) and finally, selected villages which perform a service role within the rural area. 
The application site lies within Brampton, which as previously mentioned has been identified as a Key Service Centre under Policy H1 of the adopted Local Plan.  Policy H1 of the Local Plan states that, in principle, housing development will be acceptable providing that compliance with seven specific criteria is achievable on site.  In this instance, the relevant criteria are met and, on this basis, the principle of residential development is considered acceptable.
2.
Whether The Scale And Design Of The Dwelling Is Acceptable
The submitted block plan illustrates that the proposed dwelling would be of a similar scale and massing to those of its immediate neighbours, albeit a detached house.  The Design and Access Statement outlines that the design of the dwelling would be reflective of the finishes and fenestration of the recently constructed Ridge View development.  Furthermore, the proposal would achieve adequate amenity space and two no. off-street parking.
In summary, the scale and massing of the proposed dwelling is comparable to the existing properties within the immediate area.  Accordingly, the development would not form a discordant feature in the street scene.
3.  The Impact Of The Proposal On The Living Conditions Of Neighbouring Residents
The proposed dwelling would be so orientated so as to achieve adequate separation distance between the primary windows of the existing residential properties and the proposed dwelling (21 metres).  As such, taking into consideration the scale and position of the proposed dwelling in relation to these properties, it is unlikely that the living conditions of the occupiers of these properties will be compromised through loss of light, loss of privacy or overdominance. 
No windows are to be inserted into the western gable or the southern gable elevation thereby preventing loss of privacy.  In order to further safeguard the living conditions of the occupiers of 13 Morpeth Close and numbers 5 - 7 Ridge View a condition has been included within the decision notice removing permitted development rights to insert additional openings on those elevations.  It is therefore considered that the proposal would not have a significant impact on the living conditions of the adjoining properties through overlooking, overdominance or unreasonable loss of daylight or sunlight. 
4.
Impact Of The Proposal On Highway Safety
Several of the objectors have raised objections in regard to impact of the development on the surrounding adopted highways citing in particular Stanley Road.  Cumbria County Council as Highway Authority in their consultation response has highlighted that the road serving Ridge View is a private road; however, has no objection to the application in respect of the adopted highways.
5.
Other Matters
Objectors have also questioned whether the occupiers of the new dwelling has right of access across the Ridge View development whom they and the Highway Authority have identified as a private road.  Their objections have been noted; however, these issues relate to Civil Law and not planning legislation.
Several of the objectors have also highlighted that a tree was removed prior to submission of the application.  Available records indicate that the tree was not subject of either a Tree Preservation Order nor was it within a Conservation Area, therefore, formal permission of the tree was not required.
In overall terms, the principle of the proposed development is acceptable. The scale, siting and massing of the proposed dwelling is acceptable in relation to the site and the surrounding properties. The living conditions of neighbouring properties would not be compromised through unreasonable overlooking or overdominance.  Adequate car parking, access and amenity space would be provided to serve the dwelling.  In all aspects the proposal is compliant with the objectives of the Local Plan policies.
Relevant Development Plan Policies
	The North West Of England Plan Regional Spatial Strategy To 2021
Policy RDF 2: Rural Areas
Plans and strategies for the Region’s rural areas should support the priorities of the Regional Rural Delivery Framework and:
· maximise the economic potential of the Region’s rural areas;
· support sustainable farming and food;
· improve access to affordable rural housing;
· ensure fair access to services for rural communities;
· empower rural communities and address rural social exclusion;
· enhance the value of our rural environmental inheritance.
Key Service Centres
Plans and Strategies should identify a subset of towns and villages as Key Service Centres which:
· act as service centres for surrounding areas, providing a range of services including retail, leisure, community, civic, health and education facilities and financial and professional services; and
· have good public transport links to surrounding towns and villages, or the potential for their development and enhancement.
Development in rural areas should be concentrated in these Key Service Centres and should be of a scale and nature appropriate to fulfil the needs of local communities for housing, employment and services, and to enhance the quality of rural life.
Local Service Centres
Small scale development to help sustain local services, meet local needs, or support local businesses will be permitted in towns and villages defined as Local Service Centres in Local Development Documents which already provide a more limited range of services to the local community.
Outside Key and Local Service Centres
In remoter rural areas particularly the ‘sparse’ rural areas of the region, more innovative and flexible solutions to meet their particular development needs should be implemented and targeted towards achieving: 
· more equitable access to housing, services, education, healthcare and employment; and
· a more diverse economic base, whilst maintaining support for agriculture and tourism.
Exceptionally, new development will be permitted in the open countryside where it:
· has an essential requirement for a rural location, which cannot be accommodated elsewhere (such as mineral extraction);
· is needed to sustain existing businesses;
· provides for exceptional needs for affordable housing;
· is an extension of an existing building; or
· involves the appropriate change of use of an existing building.
LDDs should set out criteria for permitting the re use of buildings in the countryside in line with PPS7


	The North West Of England Plan Regional Spatial Strategy To 2021
Policy 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.


	The North West Of England Plan Regional Spatial Strategy To 2021
Policy CNL 1: Overall Spatial Policy For Cumbria
Plans and strategies in Cumbria should: 
· focus major developments within Barrow in Furness and Whitehaven, and Workington, and in the City of Carlisle in line with policy RDF1 and spatial principles DP1-9; 
· provide for development in the key service centres and local service centres in line with RDF2; 
· provide a portfolio of employment sites in accordance with RDF1 and the criteria in policies W2 and W3; 
· support the restructuring of housing markets in West Cumbria and Furness;
· improve Cumbria’s internal and external transport links in line with the priorities for transport investment and management set out in policy RT10;
· develop the role of Carlisle as a regional public transport gateway to the region in line with policy RT1 and harness its potential for economic growth in sustainable ways;
· ensure that network management measures are utilised to make best and most appropriate use of available highway infrastructure and to improve road safety and journey time reliability, with priority given to improving the operation of routes linking Furness and West Cumbria to the M6;
· give priority to improving access to employment, services and education/training facilities on foot and by cycle, and by public transport, in Carlisle, Workington/ Whitehaven and Barrow-in Furness, and in Key Service Centres, especially Kendal;
· support the development of sustainable tourism in Cumbria; and support the development of higher value knowledge based and specialist industry based employment opportunities.
Proposals and schemes will be directed primarily towards locations where they can contribute to these priorities.


	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 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 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 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.


	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: 05
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	10/0221
	 Mr Ollie Holt
	Carlisle

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	08/03/2010
	Unwin Jones Partnership
	Stanwix Urban

	
	
	

	Location:
	
	Grid Reference:

	Site Between 1 Eden Mount and 4 St Georges Crescent, Stanwix, Carlisle
	
	339944 556874

	
	
	

	Proposal:
	Erection Of 1No. Dwelling; Formation Of Vehicular Access


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 approved documents for this planning permission comprise:
 
1.      The Planning Application Form received 8th March 2010;
2.      The Design and Access Statement received 8th March 2010;
3.      The site location plan, block plan and the proposed elevations and floor plans (Drawing No. 2465/1 received 22nd March 2010);
4.      The roadway elevation (Drawing No. 2465/2 received 21st May 2010);
5.      The existing and proposed block plans (Drawing No. 2465/3 received 22nd March 2010)
6.      The Tree Survey (Drawing No. L/01 received 8th March 2010); 
7.
The Schedule of Trees produced by Westwood Landscape (received 8th March 2010); 
8.
The Landscape Proposals (Drawing No. L/03 received 22nd March 2010); 
9.
The Desk Top Contamination Study received 22nd March 2010); 
10.
The Archaeological Evaluation produced by Greenlane Archaeology dated January 2010 (received 8th March 2010); 
11.
The Notice of Decision; and 
12.
Any such variation as may subsequently be approved in writing by the Local Planning Authority.
 
Reason:        To define the permission.


	3.
	No development shall be commenced until samples or full details of materials to be used externally on the building have been submitted to and approved, in writing, by the Local Planning Authority. The development shall subsequently take place in complete accordance with the approved details.  
Reason:
To ensure the works harmonise as closely as possible with the existing buildings and to ensure compliance with Policy LE19 of the Carlisle District Local Plan 2001-2016.


	4.
	No development shall commence until details of the proposed hard surface finishes to all external areas within the proposed scheme have been submitted to and approved, in writing, by the Local Planning Authority. The development shall subsequently take place in complete accordance with the approved details.  
Reason:
To ensure that materials to be used are acceptable and in compliance with the objectives of Policy LE19 of the Carlisle District Local Plan 2001-2016.


	5.
	No development shall commence until full details of the proposed timber fencing to the southern boundary of the site have been submitted to and approved, in writing, by the Local Planning Authority. The development shall subsequently take place in complete accordance with the approved details and shall be retained thereafter.  
Reason:
To ensure the works harmonise as closely as possible with the existing buildings and to ensure compliance with Policy LE19 of the Carlisle District Local Plan 2001-2016.


	6.
	An archaeological watching brief shall be undertaken by a qualified archaeologist during the course of the ground works of the permitted development. The archaeological watching brief shall be in accordance with a written scheme of investigation which has been submitted by the applicant and approved, in writing, by the Local Planning Authority in advance of the permitted development. Within two month of the completion of the permitted development, 3 copies of the report shall be furnished to the Local Planning Authority. 
Reason:
To afford reasonable opportunity for an examination to be made to determine the existence of any remains of archaeological interest within the site and for the investigation and recording of such remains in accordance with Policy LE6 of the Carlisle District Local Plan 2001-2016.


	7.
	Where appropriate, an archaeological post-excavation assessment and analysis, preparation of a site archive ready for deposition at a store, completion of an archive report, and publication of the results in a suitable journal as approved beforehand by the Local Planning Authority shall be carried out within two years of the date of commencement of the hereby permitted development or otherwise agreed, in writing, by the Local Planning Authority. 
Reason:
To ensure that a permanent and accessible record by the public is made of the archaeological remains that have been disturbed by the development in accordance with Policy LE6 of the Carlisle District Local Plan 2001-2016.  


	8.
	No development shall commence until the proposed means of foul and surface water disposal have been submitted to and approved, in writing, by the Local Planning Authority. The development shall subsequently take place in complete accordance with the approved details.  
Reason:
To ensure an acceptable means of foul and surface water disposal in accordance with Policy CP12 of the Carlisle District Local Plan 2001-2016.


	9.
	Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 1995 (or any Order revoking and re-enacting that Order) there shall be no enlargement or external alterations to the dwelling unit to be erected in accordance with this permission, within the meaning of Schedule 2 Part (1) of these Orders, without the written approval of the Local Planning Authority.
Reason:
To safeguard the setting of the of the Stanwix Conservation Area and the adjacent Listed Buildings in accordance with Policy LE12 and LE19 of the Carlisle District Local Plan 2001-2016.


	10.
	Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 1995, (or any Order revoking and re-enacting that Order), the ensuite shower room windows in the northern elevation of the dwelling shall be obscure glazed and thereafter retained as such.
Reason:
In order to protect the living condition of residents in close proximity to the site in accordance with Policies H2 of the Carlisle District Local Plan 2001-2016.


	11.
	The landscaping scheme shall be implemented in accordance with the landscaping plan received 22nd March 2010 (Drawing No. L/03) unless otherwise agreed, in writing, by the Local Planning Authority and these works shall be carried out as approved prior to the occupation of any part of the development or in accordance with the programme agreed by the Local Planning Authority. Any trees or other plants which die or are removed within the first five years following the implementation of the landscaping scheme shall be replaced during the next planting season. 
Reason:
To ensure that an acceptable landscaping scheme is prepared and to ensure compliance with Policy CP5 of the Carlisle District Local Plan 2001-2016.


	12.
	No development shall commence until details of the protective fencing to safeguard those trees to be retained, including the London Plane tree located within the pavement adjoining the application site, have been submitted to and approved, in writing, by the Local Planning Authority. If any trenches for services are required in the fenced off area, they shall be excavated or back filled by hand and any roots encountered with a diameter of 25mm or more shall be left unsevered. The fence shall thereafter be retained at all times during construction works on the site. 
Reason:
In order to ensure that adequate protection is afforded to all trees/hedges to be retained on site in support of Policy CP5 of the Carlisle District Local Plan 2001-2016.



Summary of Reasons for the Decision
This application seeks “Full” planning permission for the erection of a detached dwelling on land to the rear of No.1 Eden Mount, Stanwix. The site, which covers an area measuring approximately 280 square metres, is the former kitchen garden of No.1 Eden Mount; a Grade II Listed Building. It is segregated from that property by a private lane that runs along the rear of Eden Mount, which comprises a terrace of Grade II listed properties. 
Whilst formerly associated with Eden Mount the site's principal frontage abuts St. George's Crescent, which is a privately owned road that lies to the south of the site. The site’s north, east and west boundaries are defined by high brick walls whereas its southern boundary, which fronts St. Georges Crescent, is defined by a low stone wall with wooden fencing above. 
To the east of the site, beyond the rear lane, lies the Grade II Listed No.1 Eden Mount. To the west lies Nos. 4 and 6 St. Georges Crescent, a pair of substantial semi-detached dwellings. Whilst these two properties are not listed they are of architectural merit. To the north of the site lies the detached garden of No.2 Eden Mount, whereas to the south of the site, on the opposite side of St. Georges Crescent, is a modern detached bungalow, although it is predominantly screened from view by its high boundary fence. 
The site is identified on the Inset Map that accompanies the Carlisle District Local Plan as being within a Primary Residential Area, the Stanwix Conservation Area and the buffer zone of Hadrian's Wall World Heritage Site. 
Background
 
The City Council has previously refused "Outline" and "Full" planning applications for the erection of a dwelling on this site (1996 and 1998 respectively). In both cases the reason for refusals highlighted concerns regarding the appearance of what was perceived to be a cramped development and the subsequent impact that it would have upon the streetscene, the character of the Stanwix Conservation Area and the setting of No.1 Eden Mount, which is Grade II Listed. 
A subsequent appeal against the 1998 refusal was dismissed by the Planning Inspectorate, who shared the City Council's concerns regarding the overdevelopment of the site and the impact the development would have upon the Stanwix Conservation Area.
The Proposal 
 
The current “Full” application seeks planning permission for the erection of a detached two storey dwelling. The accommodation to the ground floor comprises a living room, open plan kitchen/dining room, bathroom and a bedroom/study, with two bedrooms to the first floor, each with en-suite shower rooms. 
The proposed dwelling has an ‘L’ shaped footprint, although the two storey section of the dwelling would not occupy the full extent of the ground floor area. That element is set back towards the rear of the site and would occupy approximately two thirds of the site’s width. A single storey element would project forward of the main building, parallel with the eastern boundary of the site. In total, the footprint of the dwelling measures 87 square metres (sqm) metres and it sits within a site that measures 280 sqm, which equates to a 31/69% split between the developed and undeveloped areas of the site. 
The details of the external materials to be used are outlined in the supporting Design and Access Statement. It identifies that clay facing bricks, which would match the colour and texture of the bricks used in the immediate vicinity, would be used in the external walling of the dwelling. The roof would be covered with natural slate, which would be laid in equal courses, and the roof lights to the front and rear elevations would be of a conservation type (i.e. they will fit flush with the roof slope as opposed to standing proud). The stonework to the copings, kneelers, heads and cills will be formed from natural stone. The window frames, door and gates to the driveway will all be constructed from timber, albeit the finish has yet to be clarified. The proposed rainwater goods are to be cast iron and the cheeks of dormer window to the front elevation is to be clad with lead, with its face finished in timber. 
The whole of the dwelling would be set down approximately 1 m below the existing ground level thereby reducing the building’s overall height when viewed in the context of the streetscene. A sunken terrace would be provided adjacent to the dwelling, which would be enclosed by a retaining wall finished in a combination of facing brick and stone.  
A detailed landscaping scheme has been submitted with the application. It identifies proposed hard and soft landscaping works. The new driveway will be finished using conservation setts and any paths and steps, including the surfacing of the terraced area, will be laid with stone paving. 
The existing 2.4m high boundary wall to the east elevation would be retained although the existing pedestrian door would be bricked up a new opening formed to provide vehicular access to the parking area, which is located to the rear of the dwelling. The existing timber fencing to the St. Georges Crescent frontage will be replaced with similar fencing, albeit at an increased height of 2.2m, which is 0.5m higher that the existing fence. 
The application is also accompanied by a desk top study into the possible presence of contamination and an archaeological evaluation, which identifies the findings of the archaeological investigation that was undertaken in advance of the application being submitted. It is proposed that foul and surface water will discharge to the mains sewer. 
   
Assessment 
 
The relevant planning policies against which the application is required to be assessed are Policies DP1, RDF1 and CNL1 of the North West Regional Spatial Strategy to 2021; “extended” Policy ST5 of the Cumbria and Lake District Joint Structure Plan 2001-2016 and Policies DP1, CP3, CP5, CP12, LE6, LE12, LE17, LE19 and T1 of the Carlisle District Local Plan 2001-2016.
The proposals raise the following planning issues:
1.
Whether The Principle Of The Proposed Development Is Acceptable.
 
The application site, which lies within the urban area of Carlisle, is designated as a “Primary Residential Area” in the adopted Carlisle District Local Plan.  As such, the principle of residential development is acceptable, subject to compliance with the criteria identified in Policy H2 and other relevant Local Plan policies. These are discussed in detail in the following analysis.
2.  Whether The Scale And Design Of The Building Is Acceptable In Relation To Its Setting.
In considering whether the scale and design of the dwelling is appropriate to the setting consideration needs to be given to the fact that the City Council has refused two previous applications for residential development and that an appeal against one of those schemes was dismissed by the Planning Inspectorate. 
In respect of the appeal, the Planning Inspector identified in the opening paragraphs of the decision letter that he perceived the principal issue to be the impact that the development would have upon the character of the Stanwix Conservation Area. 
The Inspector concluded that the dwelling proposed would have a significant adverse effect upon the character of the Stanwix Conservation Area.  In reaching this conclusion the Inspector drew attention to the following factors: 
i)   The dwelling would occupy the full width of the site and, at its nearest point, would be positioned 0.5m from the gable of No.4 St Georges Crescent; 
ii)  The scale of the dwelling, in particular its eaves height and its shallow pitched roof, would be at odds with the neighbouring 2-3 storey properties on St. Georges Crescent; 
iii) The existing properties on St. Georges Crescent have rear gardens, which provide private amenity space, and the front gardens are generally open to the crescent. The area to the front of the proposed dwelling would be split between a parking area providing two spaces side by side and a front garden. The latter is likely to have been enclosed to provide a private front garden, which would have been unsympathetic to the character of the area; 
iv) There are other large ancillary buildings in the locality; however, the proposed dwelling would be viewed as an individual building with its own road frontage; 
v)  Whilst the dwelling took on the appearance of a coach house/stable block type building, given the proximity and detailed elevations of the neighbouring semi-detached dwellings, the appearance of the property would be incongruous; and
vi) The dwelling’s blank east facing gable and rear façade, which would have been visible from the rear lane, was also considered to be an unsympathetic feature.  
As a consequence of the above issues the Inspector concluded that the proposed dwelling, with regard to its setting, scale, density and physical characteristics, would be harmful to, and therefore not preserve, the character of this part of the Conservation Area. 
Notwithstanding the above concerns, the Inspector took the view that “the site is not part of, and does not contribute to, the setting of the Listed Building”. The Inspector was of the opinion that the position of the dwelling would not adversely affect and would, therefore, preserve the setting of No.1 Eden Mount, a Grade II Listed Building. 
The Design and Access Statement supporting this current submission indicates that the proposals seek to overcome the previous concerns by relocating the access to the site from St. Georges Crescent to the back lane behind the Eden Mount. By doing so, the current appearance of the frontage to St. Georges Crescent would be largely maintained. The building would also be set 1m below the existing ground level and separated into two component parts, with the bulk of the accommodation being provided at ground floor. This will significantly reduce the apparent scale and massing of the dwelling and ensure that it is comparable to the ancillary outbuildings and extensions to the rear of neighbouring dwellings at Eden Mount.  
The Design and Access Statement further states that the choice of materials and, in particular, the form and massing of the two storey element, including the scale and nature of window openings, will ensure that the current proposal is much more sympathetic to this part of the Conservation Area than the previous application. 
Under this current proposal the St. Georges Crescent frontage would appear largely unchanged, albeit the timber fencing would be replaced at a marginally higher level of 2.2 metres. The physical mass of the building has been minimised to the extent that it would not be viewed as a separate dwelling, but as an ancillary curtilage building that serves the adjacent, more substantial, dwellings. This perception is reinforced by the road frontage being retained largely as it is and not being punctuated by the formation of a separate driveway, which would clearly result in the structure being read as an individual dwelling. 
The proportions of the proposed dwelling mirror those of the ancillary accommodation located within the rear curtilage of No.1 Eden Mount, which sits comfortably within the Conservation Area and the grounds of a Listed Building. The design of this scheme would enable the proposed dwelling to do the same, but only if the quality of the design is replicated in the selection of the external finishes. In respect of the latter a condition is imposed that requires all external materials to be agreed prior to development commencing on site. As a further precaution a condition is imposed that prevents future alterations to the building without the prior consent of the Planning Authority.  
Whilst two previous residential schemes have been refused by the City Council on this site, one of which was upheld by the Planning Inspectorate, it is considered that this current proposal addresses the previous issues and that the Council is justified in allowing this current proposal. 
3.  The Impact Of The Proposal On The Living Conditions Of Neighbouring Residents.
The scale and position of the proposed dwelling is such that the living conditions of neighbouring residents are unlikely to be adversely affected by loss of light or overdominance. 
In terms of overlooking, the position of opposing habitable windows within the proposed dwelling and the existing properties is such that any line of sight is oblique or, where windows do face more directly towards one another, the difference in levels mitigates any significant impact. As such, the development is unlikely to result in a significant loss of privacy for neighbouring residents or the future occupiers of the proposed dwelling. 
4.  Access And Parking Provision.
Several local residents expressed concern regarding the means of vehicular access, together with the allegation that there is no right of access over the privately owned roads, which land lock the site. The latter is a civil matter to be resolved between the prospective developer and the relevant landowners and that this issue should not prejudice the outcome of the application. 
The Highway Authority has confirmed that the lane is of sufficient width to enable vehicles to manoeuvre safely into the proposed driveway. When exiting the driveway visibility will be partially restricted by the boundary walls; however, the speed of vehicles using the rear lane will be slow and the potential danger generated would be minimal and be no different to that created by existing residents exiting their garage spaces. The Highway Authority has confirmed that there is no justification to refuse the application on highway grounds. 
Local residents have highlighted that several of the occupiers of Eden Mount park in the rear lane and this may inhibit the ability of future occupants to access the proposed dwelling or manoeuvre into the driveway. It is the Council's view that this issue should not prejudice the outcome of the application, as it relates back to whether the prospective developer has the legal right to access the site and whether the residents themselves are entitled to park within the rear lane without causing obstruction. 
5.  Whether The Proposed Landscaping Is Acceptable.
The Council’s Landscape Architect has confirmed that the proposed landscaping scheme is acceptable; however, details of tree protection barriers are required to safeguard the trees during the construction phase. The Landscape Architect has identified that the tree protection barriers need to protect those trees within the site, but also the London Plane tree located on the pavement adjoining the application site. The implementation of the landscaping scheme and the erection of appropriate protective barriers can be ensured through the imposition of two planning conditions that are recommended. 
6.  Archaeology. 
The County Council's Historic Environment Officer has identified that the site lies in an area of high archaeological potential and that the archaeological evaluation, which was carried out in advance of the application being submitted, has confirmed that important archaeological remains and that finds survive on the site. These remains will be disturbed by the proposed development and, therefore, the site must be subject to a programme of archaeological recording, which can be secured through the imposition of two planning conditions. 
Conclusion  
In overall terms, the principle of the proposed development is acceptable. The scale, siting and design of the proposed dwelling is acceptable in relation to the site and the surrounding properties. Similarly, for the reasons outlined in this report, there would be no adverse impact upon the setting of the Listed Building or the character of the Conservation Area. The living conditions of neighbouring properties would not be adversely affected and adequate car parking/amenity space would be provided to serve the dwelling. In all aspects the proposals are compliant with the objectives of the relevant Local Plan policies.
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.


	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 CNL 1: Overall Spatial Policy For Cumbria
Plans and strategies in Cumbria should: 
· focus major developments within Barrow in Furness and Whitehaven, and Workington, and in the City of Carlisle in line with policy RDF1 and spatial principles DP1-9; 
· provide for development in the key service centres and local service centres in line with RDF2; 
· provide a portfolio of employment sites in accordance with RDF1 and the criteria in policies W2 and W3; 
· support the restructuring of housing markets in West Cumbria and Furness;
· improve Cumbria’s internal and external transport links in line with the priorities for transport investment and management set out in policy RT10;
· develop the role of Carlisle as a regional public transport gateway to the region in line with policy RT1 and harness its potential for economic growth in sustainable ways;
· ensure that network management measures are utilised to make best and most appropriate use of available highway infrastructure and to improve road safety and journey time reliability, with priority given to improving the operation of routes linking Furness and West Cumbria to the M6;
· give priority to improving access to employment, services and education/training facilities on foot and by cycle, and by public transport, in Carlisle, Workington/ Whitehaven and Barrow-in Furness, and in Key Service Centres, especially Kendal;
· support the development of sustainable tourism in Cumbria; and support the development of higher value knowledge based and specialist industry based employment opportunities.
Proposals and schemes will be directed primarily towards locations where they can contribute to these priorities.


	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:
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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 CP3 - Trees And Hedges On Development Sites
Proposals for new development should provide for the protection and integration of existing trees and hedges.  Where trees and hedges are present, a survey will be required showing the following:
1
the location of existing trees and hedges;
2
the species, age, height and crown spread of each tree;
3
an assessment of the condition of each tree;
4
the location and crown spread of trees on adjacent land which may be affected by the development;
5
existing and proposed changes in ground level.
In order to protect and integrate existing trees and hedges within new development, the City Council will resist proposals which cause unacceptable tree loss, and which do not allow for the successful integration of existing trees identified in the tree survey. 
Layouts will be required to provide adequate spacing between existing trees and buildings, taking into account the existing and future size of the trees, and their impact both above and below ground. 
The City Council will protect existing trees and woodlands where appropriate, by tree preservation orders, and by the use of planning conditions requiring protective fencing around trees to be retained to prevent site works within their crown spread.


	Carlisle District Local Plan 2001 - 2016
Core Development Policies - Policy CP5 - Design 
All new development proposals will be assessed against the following design principles.  Proposals should:
1
Respond to the local context and the form of surrounding buildings in relation to height, scale and massing, and by making use of appropriate materials and detailing;
2
Take into consideration any important landscape or topographical features and respect local landscape character;
3
Reinforce local architectural features, where appropriate, promoting and respecting local distinctiveness;
4
Ensure all components of the proposal, such as buildings, car parking, access routes, open space and landscaping, are well related to one another to ensure a well integrated, successful and attractive development;
5
Ensure there is no adverse effect on the residential amenity of existing areas, or adjacent land uses, or result in unacceptable standards for future users and occupiers of the development;
6
Ensure the retention and enhancement of existing trees, shrubs, hedges and other wildlife habitats where possible. Where environmental features are lost as a result of the proposal, appropriate mitigation measures should be put in place and on-site replacement of those features will be sought;
7
Include landscaping schemes (both hard and soft) to assist the integration of new development into existing areas and ensure that development on the edge of settlements is fully integrated into its surroundings;
8
Ensure that the necessary services and infrastructure can be incorporated without causing unacceptable harm to retained features;
9
Ensure that the layout and design incorporates adequate space for waste and recycling bin storage and collection.


	Carlisle District Local Plan 2001 - 2016
Core Development Policies - Policy 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 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.


	Carlisle District Local Plan 2001 - 2016
Local Environment - Policy LE6 - Scheduled/Nationally Important Ancient Monuments
Development will not be permitted where there is an unacceptable impact on scheduled and other nationally important ancient monuments and their settings.


	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 LE17 - Development Involving The Demolition Of Unlisted Buildings In Conservation Areas
There will be a general presumption in favour of the retention of buildings which make a positive contribution to the character or appearance of a conservation area. Applications for planning permission for development proposals that would require the total demolition of unlisted buildings in conservation areas will be assessed against the following criteria:
1
the contribution of the building to the landscape/townscape; and
2
the structural condition of the building; and
3
the suitability of the building for its existing, proposed or any other use; and
4
the cost of repair; and
5
the contribution which the demolition/ redevelopment would make to broader conservation objectives.
6
the inclusion of any building on a local list as defined in policy LE16
All proposals for demolition must be accompanied by details of redevelopment, which will normally be secured by means of a legal agreement.


	Carlisle District Local Plan 2001 - 2016
Local Environment - Policy LE19 - Conservation Areas
The City Council will continue to review existing and designate new conservation areas. Development proposals within and adjoining conservation areas will be granted planning permission provided they preserve or enhance their character and appearance.  Any new development or alterations to existing buildings should harmonise with their surroundings and be in sympathy with the setting, scale, density and physical characteristics of conservation areas, and protect important views into or out of such areas. Applications for outline planning permission will not be accepted for proposals in conservation areas.
Proposals for new development and/or alterations to buildings in conservation areas will be judged against the following criteria:
1
the development should preserve or enhance all features which contribute positively to the area's character or appearance, in particular the design, massing and height of the building should closely relate to adjacent buildings and should not have an unacceptable impact on the townscape or landscape;
2
the development should not have an unacceptable impact on the historic street patterns and morphology, roofscape, skyline and setting of the conservation area, important open spaces or significant views into, out of and within the area;
3
development proposals should not result in the amalgamation or redrawing of boundaries between traditional buildings and plots, or demolition and redevelopment behind retained facades;
4
wherever practicable traditional local materials such as brick, stone and slate should be used and incongruous materials should be avoided;
5
individual features both on buildings and contributing to their setting, should be retained e.g. doorways, windows, shopfronts, garden walls, railings, cobbled or flagged forecourts, sandstone kerbs, trees and hedges, etc. Where features have deteriorated to the extent to which they have to be replaced, the replacement should match the original;
6
proposals which would generate a significant increase in traffic movements and heavy vehicles or excessive parking demands will not be permitted since these would be prejudicial to amenity;
7
proposals which would require substantial car parking and servicing areas which can not be provided without an adverse effect on the site and its surroundings will not be permitted.


	Carlisle District Local Plan 2001 - 2016
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: 06
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	10/0262
	 Mr Ollie Holt
	Carlisle

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	22/03/2010
	Unwin Jones Partnership
	Stanwix Urban

	
	
	

	Location:
	
	Grid Reference:

	Site Between 1 Eden Mount and 4 St Georges Crescent, Stanwix, Carlisle
	
	339944 556874

	
	
	

	Proposal:
	Erection Of 1No. Dwelling; Formation Of Vehicular Access (Conservation Area Consent)


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 approved documents for this planning consent shall comprise:
 
1.      The Planning Application Form received 22nd March 2010;
2.      The Design and Access Statement received 22nd March 2010;
3.      The site location plan, block plan and the proposed elevations and floor plans (Drawing No. 2465/1 received 22nd March 2010);
4.      The roadway elevation (Drawing No. 2465/2A received 21st May 2010);
5.      The existing and proposed block plans (Drawing No. 2465/3 received 22nd March 2010)
6.      The Tree Survey (Drawing No. L/01 received 22nd March 2010); 
7.
The Schedule of Trees produced by Westwood Landscape (received 22nd March 2010); 
8.
The Landscape Proposals (Drawing No. L/03 received 22nd March 2010); 
9.
The Desk Top Contamination Study received 22nd March 2010); 
10.
The Archaeological Evaluation produced by Greenlane Archaeology dated January 2010 (received 22nd March 2010); 
11.
The Decision Notice. 
12.
Any such variation as is approved in writing by the Local Planning Authority.
 
Reason:        To define the permission.


	3.
	The building shall not be demolished before a contract for the carrying out of works of redevelopment of the site has been made and planning permission has been granted for the redevelopment for which the contract provides.
 
Reason:
To safeguard against premature demolition in accord with Policies LE17 and LE19 of the Carlisle District Local Plan 2001-2016.
 



Summary of Reasons for the Decision
 
This application seeks “Conservation Area Consent” for the demolition of a 3 metre wide section of a boundary wall on land to the rear of No.1 Eden Mount, Stanwix. The land is situated within the Stanwix Conservation Area and a row of Grade II Listed terraced properties, known as Eden Mount, is located immediately to the east of the site. The site previously formed the kitchen garden of No.1 Eden Mount; however, it has since been separated in ownership. 
 
The application proposes to remove a 3m section of the boundary wall along the eastern boundary of the site to create a vehicular access to serve a proposed dwelling (Application 10/0221). Conservation Area Consent is required for the removal of this section of wall as it exceeds two metres in height. 
 
The relevant planning policies against which the application is required to be assessed are Policies CP5, LE6, LE12, LE17 and LE19 of the Carlisle District Local Plan 2001-2016.                         
 
The proposal raises the following planning issues:
 
1.   Whether The Removal Of Part Of The Wall Is Acceptable. 
 
The removal of this section of the wall will not have an adverse impact upon the setting of the Stanwix Conservation Area provided that it is undertaken in conjunction with an acceptable scheme to redevelop the site. It is, however, recommended that a condition is imposed that prevents this work from being carried out prior to a contract being agreed for the redevelopment of the site that is in accordance with an “approved” scheme. 
 
In conclusion, as an appropriate scheme to redevelop the site has been granted the approval of this application is acceptable and accords with the relevant Local Plan policies.
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
Local Environment - Policy LE6 - Scheduled/Nationally Important Ancient Monuments
Development will not be permitted where there is an unacceptable impact on scheduled and other nationally important ancient monuments and their settings.


	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 LE17 - Development Involving The Demolition Of Unlisted Buildings In Conservation Areas
There will be a general presumption in favour of the retention of buildings which make a positive contribution to the character or appearance of a conservation area. Applications for planning permission for development proposals that would require the total demolition of unlisted buildings in conservation areas will be assessed against the following criteria:
1
the contribution of the building to the landscape/townscape; and
2
the structural condition of the building; and
3
the suitability of the building for its existing, proposed or any other use; and
4
the cost of repair; and
5
the contribution which the demolition/ redevelopment would make to broader conservation objectives.
6
the inclusion of any building on a local list as defined in policy LE16
All proposals for demolition must be accompanied by details of redevelopment, which will normally be secured by means of a legal agreement.


	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: 07
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	10/0141
	 Leehand Properties Ltd
	Brampton

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	15/02/2010
	Redisher Ltd
	Brampton

	
	
	

	Location:
	
	Grid Reference:

	15 Capon Hill, Brampton, CA8 1QJ
	
	353044 560225

	
	
	

	Proposal:
	Erection Of 1no. Dwelling (Revised Application)


Refuse  Permission 
	1.
	Reason:
The proposed development would be of cramped appearance which would be out of character with, and fail to complement or enhance the character of, the existing residential area contrary to the objectives of Criteria 3 of Policy H2 and Criteria 1 of Policy H9 of the Carlisle District Local Plan ( 2001 - 2016)


	2.
	Reason:
The proposed development would be detrimental to the living conditions of the occupiers of adjacent residential property through overbearing presence, contrary to the objectives of Criteria 2 of Policy H2 and Criteria 2 of Policy H9 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 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
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 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.


	Carlisle District Local Plan 2001 - 2016
Housing - Policy H9 - Backland Development
Proposals for housing development, where appropriate, in large back gardens or behind existing housing developments will be acceptable providing that:
1
the scale, design and siting of the proposal is appropriate for the site and is in keeping with the character and quality of the local environment; and
2
there is no loss of amenity to surrounding properties; and
3
existing landscape features are retained and additional planting is included as an integral part of the scheme; and
4
appropriate access and car parking can be achieved.


	Carlisle District Local Plan 2001 - 2016
Core Development Policies - Policy CP3 - Trees And Hedges On Development Sites
Proposals for new development should provide for the protection and integration of existing trees and hedges.  Where trees and hedges are present, a survey will be required showing the following:
1
the location of existing trees and hedges;
2
the species, age, height and crown spread of each tree;
3
an assessment of the condition of each tree;
4
the location and crown spread of trees on adjacent land which may be affected by the development;
5
existing and proposed changes in ground level.
In order to protect and integrate existing trees and hedges within new development, the City Council will resist proposals which cause unacceptable tree loss, and which do not allow for the successful integration of existing trees identified in the tree survey. 
Layouts will be required to provide adequate spacing between existing trees and buildings, taking into account the existing and future size of the trees, and their impact both above and below ground. 
The City Council will protect existing trees and woodlands where appropriate, by tree preservation orders, and by the use of planning conditions requiring protective fencing around trees to be retained to prevent site works within their crown spread.


	Carlisle District Local Plan 2001 - 2016
Core Development Policies - Policy CP5 - Design 
All new development proposals will be assessed against the following design principles.  Proposals should:
1
Respond to the local context and the form of surrounding buildings in relation to height, scale and massing, and by making use of appropriate materials and detailing;
2
Take into consideration any important landscape or topographical features and respect local landscape character;
3
Reinforce local architectural features, where appropriate, promoting and respecting local distinctiveness;
4
Ensure all components of the proposal, such as buildings, car parking, access routes, open space and landscaping, are well related to one another to ensure a well integrated, successful and attractive development;
5
Ensure there is no adverse effect on the residential amenity of existing areas, or adjacent land uses, or result in unacceptable standards for future users and occupiers of the development;
6
Ensure the retention and enhancement of existing trees, shrubs, hedges and other wildlife habitats where possible. Where environmental features are lost as a result of the proposal, appropriate mitigation measures should be put in place and on-site replacement of those features will be sought;
7
Include landscaping schemes (both hard and soft) to assist the integration of new development into existing areas and ensure that development on the edge of settlements is fully integrated into its surroundings;
8
Ensure that the necessary services and infrastructure can be incorporated without causing unacceptable harm to retained features;
9
Ensure that the layout and design incorporates adequate space for waste and recycling bin storage and collection.


	Carlisle District Local Plan 2001 - 2016
Core Development Policies - Policy 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
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.



	Item no: 08
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	10/0346
	 Story Homes
	Brampton

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	19/04/2010 08:01:14
	
	Brampton

	
	
	

	Location:
	
	Grid Reference:

	Former Highways Depot & Dandycroft, Station Road, Brampton, CA8 1EU
	
	353782 561006

	
	
	

	Proposal:
	Erection Of 42no. Dwellings And Associated Infrastructure


Members resolved to give authority to the Head of Planning and Housing Services to issue approval for the proposal subject to the satisfactory resolution of issues raised by the Environment Agency, the City Council's Open Spaces Manager not raising any objections, and the imposition of relevant conditions.
	Item no: 09
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	10/0408
	 Citadel Estates Ltd
	Carlisle

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	04/05/2010 13:00:46
	Holt Planning Consultancy
	Denton Holme

	
	
	

	Location:
	
	Grid Reference:

	Former Premises of Glenwarwick Shirt Co Ltd, Lime Street, Carlisle
	
	339970 555301

	
	
	

	Proposal:
	Reconfiguration Of Lawfully Commenced Housing Development (04/0785) Including 3 Additional Houses Together With The Construction Of The Riverside Walk Link


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 the Environment Agency and interested parties prior to the expiration of the advertisement period (18.06.10), and the imposition of relevant conditions.
	Item no: 10
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	10/0415
	 Citadel Estates Ltd
	Carlisle

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	05/05/2010 16:00:29
	Holt Planning Consultancy
	Denton Holme

	
	
	

	Location:
	
	Grid Reference:

	Land off Constable Street, Denton Holme, Carlisle
	
	339524 554709

	
	
	

	Proposal:
	Erection Of 19 Two-Bed Terraced Dwellings With On-Site Parking And Cycle Store


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 the Environment Agency and interested parties prior to the expiration of the advertisement period (18.06.10), and the imposition of relevant conditions.
	Item no: 11
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	10/9005
	 Mansell Construction Services Ltd and Cumbria Fire and Rescue Services
	Carlisle

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	11/05/2010
	Mrs Maggie Mason
	Harraby

	
	
	

	Location:
	
	Grid Reference:

	Jewsons Builder's Merchants, Eastern Way, Carlisle, Cumbria, CA1 3QZ
	
	342072 554611

	
	
	

	Proposal:
	Reserved Matters Application For Carlisle East New Community Fire Station And Divisional HQ


City Council Observation -  Raise No Objection 
Relevant Development Plan Policies
	Item no: 12
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	10/0167
	 Geoff Robinson Joinery and Building Contractor LTD
	Hethersgill

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	22/02/2010
	Mr Rodney Jeremiah
	Lyne

	
	
	

	Location:
	
	Grid Reference:

	Castanea, Kirklinton, CA6 6DX
	
	346705 566931

	
	
	

	Proposal:
	Extension To Existing Workshop (Revised Application)


Grant Permission 
	1.
	The development shall be begun not later than the expiration of 3 years beginning with the date of the grant of this permission.
Reason:
In accordance with the provisions of Section 91 of the Town and Country Planning Act 1990 ( as amended by Section 51 of the Planning and Compulsory Purchase Act 2004).


	2.
	The section of hedgerow along the northern boundary to the north of the proposed extension shall be maintained at a height no greater than 1.5 metres from ground level; and no branches of the Chestnut tree shall protrude below two metres as measured from the existing ground level in accordance with details in the Design and Access Statement received on 22 February 2010 and drawing number 1129-4 received on 22 February 2010.
Reason:
To maintain the visibility splays in the interests of highway safety and in accordance with the objectives of Policy CP5 of the Carlisle District Local Plan 2001-2016.


	3.
	The approved documents for this planning permission comprise:
1. the submitted planning application form;
2. drawing number 1129-3;
3. drawing number 1129-4;
4. drawing number 1129-5;
5. the Notice of Decision;
6. any such variation as may subsequently be approved in writing by the Local Planning Authority.
Reason:
For the avoidance of doubt and to ensure compliance with the objectives of Policy CP5 of the Carlisle District Local Plan 2001-2016.



Summary of Reasons for the Decision
The application seeks "Full" Planning permission for a workshop extension at Castanea, Kirklinton, Carlisle.  The site is located approximately 1.1 kilometres (0.68 miles) west of Hethersgill and 3 kilometres (1.86 miles) north-east of Smithfield.  It is immediately adjacent to the County highway linking both villages.  There are neighbouring residential properties located adjacent to the highway, the closest of which is 3 Old School House located 31 metres to the east of the application site.  Otherwise, there is open countryside to the north, south and west.  Immediately to the west of the site is a farm track, the access to which is positioned adjacent to the proposed building.
The site comprises a detached two storey dwelling set back 13.8 metres from the highway.  The property is finished from render with stone detail under a slate roof.  Within its large curtilage, is a single storey outbuilding to the west that is attached to the property by means of a link building.  These structures are constructed from render under a profile sheeted roof and is used as part of the applicant's joinery and construction business.  
The application seeks planning consent to enlarge the workshop building by means of an extension to the front gable.  The extension would project outwards by 7.4 metres and measure 6.5 metres in width.  The gable to be formed would be between 4.5 metres and 5.2 metres from the highway edge.  The height to the eaves would measure 2.4 metres and the height to the ridge would measure 4.7 metres.  The extension would be finished from materials to match those of the existing building.  
This application is a revision to the two previously submitted proposals.  These applications were broadly similar to that now proposed; however, under these submissions the building would have projected closer to the carriageway edge (2.5 and 2.7 metres respectively).  Despite no objections having been received from the Highway Authority, the applicant withdrew these applications to submit revised proposals aimed at addressing the Parish Council's highway safety concerns.
The principle of the use on the site is clearly established through the historical use of the building and adjacent land as a joiner's workshop.  The proposed extension would enlarge the existing footprint of the building from 139 square metres to 187 square metres which represents a 34% increase.  The development would occupy land within the curtilage of the property that is currently used to store machinery and materials.  Planning policies allow for extensions to existing premises subject to consideration against the relevant criteria.  The increase in footprint of the building would be significant but proportionate to the existing building and the overall use of the site. Planning policies are generally aimed at supporting rural employment.
The proposed extension would alter the character and appearance of the building; however, the extension would be to the front and the scale and use of materials would reflect the overall existing aesthetic appearance of the building and the group of which it is a part.  Given the scale of the curtilage and the relationship to the adjacent properties, the scale and footprint of the proposal would  not detract from the character or appearance of the area.  
The nearest residential property is approximately 31 metres to the east of the application site and 57 metres from the proposed extension.  The development would be visible from the neighbouring properties but loss of a view is not a material planning consideration.  Due to the siting, scale and design of the extension, the development will not adversely affect the living conditions of the occupiers of the neighbouring properties by virtue of unreasonable loss of light, loss of privacy or over-dominance.
The Parish Council has lodged concerns regarding the implications of the development on highway safety, particularly with regard to farm vehicles exiting the lonning immediately adjacent to the western boundary.  The Parish Council is further concerned that the speed limit is often exceeded on the adjacent road and maintain that there is a real risk of an accident occurring due to the reduced visibility for the farmer operating a vehicle emerging from the adjacent access.  To address the problem as seen by its members, the Parish Council require a further reduction in the depth of the extension i.e. stepping it further back from the highway.  These views are, similarly, reflected in the comments received from the National Farmers Union on behalf of their member who uses the adjacent agricultural access.
The Highway Authority has assessed the proposal and Officers have visited the site previously with the farmer who uses the access, to assess the impact of the proposed development on the existing visibility and highway safety grounds.  The Highway Authority has formally responded and raised no objection to this current proposal.  No objection was, likewise, raised to the previous application submitted late in 2009 where the footprint of the building would have been closer to the highway than the current proposal.  The applicant withdrew the application in order to further reduce the depth of the extension and to maintain greater visibility and has done so.
Thus, whilst the extension would project forward of the existing building, the Highway Authority has assessed the proposal and is of the opinion that sufficient visibility will be retained.  Any breach of the speed limit applicable to users of the highway is an enforcement matter for Cumbria Constabulary.
The applicant has indicated on the submitted documents that the hedgerow would be maintained at a height of 1.5 metres and the lower branches of the chestnut tree that is located within the applicant's curtilage, 27.2 metres east of the existing access to the field, would be removed to a height of 2 metres above ground level.  This would maintain a view from the agricultural access when looking towards Hethersgill.  It would be appropriate to impose a planning condition to ensure that this remains the case in perpetuity.
In overall terms, the use is already established on the site and whilst the extension would increase the workshop by just over a third in area, it would not be disproportionate or discordant.  The proposal would not adversely affect the living conditions of adjacent properties by poor design, unreasonable overlooking or unreasonable loss of daylight or sunlight.  The scale and design of the alterations are acceptable.  
Significant highway safety concerns have been raised by the Parish Council and by the NFU on behalf of a resident using the agricultural access.  These issues have been considered and no objection has been raised by the Highway Authority.  In all aspects the proposal is compliant with the objectives of the relevant Local Plan policies subject to the imposition of appropriate conditions.
Relevant Development Plan Policies
	Carlisle District Local Plan 2001 - 2016 
Core Development Policies - Policy CP1 - Landscape Character
Proposals for development in the rural area must seek to conserve and enhance the special features and diversity of the different landscape character areas.  Development will be considered appropriate to the character of the landscape provided the proposal has regard to and conserves:
the landform and natural patterns of drainage;
· the pattern of trees and woodland;
· the habitats of species of importance for wildlife;
· the pattern and composition of field boundaries;
· the pattern of historic landscape features;
· the pattern and distribution of settlements


	Carlisle District Local Plan 2001 - 2016
Core Development Policies - Policy 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
Economic & Commercial Growth - Policy EC11 Rural Diversification
Development proposals to diversify and expand upon the range of economic activities undertaken in rural areas will be encouraged where the proposal re-uses or adapts existing traditional buildings (of permanent construction) for commercial, industrial or recreational uses. Any new building required as part of a diversification scheme must be well related to an existing group of buildings to minimise its impact, blending satisfactorily into the landscape through the use of suitable materials, design and siting.  
Proposals should:
1
Be complementary to or compatible with the agricultural operations in the rural area; and
2
Be compatible with the character and scale of the operation and its landscape character; and
3
Not lead to an increase in traffic levels beyond the capacity of the surrounding local highway network; and
4
Be capable of providing adequate access and parking arrangements.


	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: 13
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	10/0420
	Mr Paul Miles
	Carlisle

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	07/05/2010
	
	Yewdale

	
	
	

	Location:
	
	Grid Reference:

	45 Housesteads Road, Carlisle, CA2 7XG
	
	336734 555290

	
	
	

	Proposal:
	Erection Of First Floor Extension Above Existing Dining Room To Provide Bedroom


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.
	Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 1995, (or any Order revoking and re-enacting that Order), no additional windows shall be inserted on the north elevation without the prior consent of the local planning authority.
Reason:
In order to protect the privacy and amenities of residents in close proximity to the site and to ensure compliance with Policy H11 of the Carlisle District Local Plan 2001-2016.


	3.
	The approved documents for this planning permission comprise:
1.
the submitted planning application form;
2.
the Existing Plans and Elevations [Drawing Number 1/3];
3.
the Proposed First Floor And Elevations [Drawing Number 2/3];
4.      the Block Plan [Drawing Number 3/3].



5.
the Notice of Decision;
6.
any such variation as is approved in writing by the local planning authority.
Reason:
For the avoidance of doubt.



Summary of Reasons for the Decision
Introduction
5.1
Number 45 Housesteads Road is a two storey semi-detached dwelling located on the eastern side of Housesteads Road. The property is constructed from bricks walls under a tiled roof. The front boundaries of the property are open plan and the rear boundaries are delineated by timber fencing ranging from 900mm to 1800mm high.  The application site is surrounded by residential properties to the north, east, south and west.
Background
5.2
The application seeks Full Planning Permission for the erection of a first floor extension above an existing dining and utility room on the northern side of the property. The extension would be 2.4 metres wide, 6.7 metres in length and will provide a total height of  7.35 metres. The extension will be constructed from materials to match those of the existing property.
Assessment
5.3
The relevant planning policies against which the application is required to be assessed are Policies CP5, CP6 and H11 of the Carlisle District Local Plan 2001-2016. 
5.4
The proposals raise the following issues:
1.
The Impact Of The Proposal On the Living Conditions of Neighbouring Residents
5.5
The proposed development will only have windows located in the front and rear elevations. The property situated to the north of the application site has one first floor window in the gable facing the application site however this serves a landing. Given the scale and design of the proposal as well as the orientation of the application site it is considered that the proposal would not adversely affect the living conditions of occupiers of neighbouring properties on the basis of loss of light, over dominance or over looking.  
2.
Whether The Proposal Is Appropriate To The Dwelling
5.6
The scale and height of the proposed extension is comparable to the existing property. The extension would be constructed from materials which would correspond with the existing dwelling, and would employ similar detailing.  Accordingly, it is considered that the proposed development would complement the existing dwelling in terms of design and materials to be used.

3.
Other Matters
5.7
Members should also be aware that although the applicant is related to an employee of the City Council he has not been involved in the determination of the application outside of his role as applicant.
Conclusion
5.8
In overall terms, the scale, siting and design of the proposal is acceptable in relation to the site and the surrounding properties. The living conditions of neighbouring properties would not be compromised through unreasonable loss of light, over looking or over dominance. 
5.9
Subject to the receipt of satisfactory observations from the consultation process, the recommendation is approval, as it is considered that the proposal is compliant with the objectives of the adopted Local Plan policies.
Relevant Development Plan Policies
	Carlisle District Local Plan 2001 - 2016
Core Development Policies - Policy CP5 - Design 
All new development proposals will be assessed against the following design principles.  Proposals should:
1
Respond to the local context and the form of surrounding buildings in relation to height, scale and massing, and by making use of appropriate materials and detailing;
2
Take into consideration any important landscape or topographical features and respect local landscape character;
3
Reinforce local architectural features, where appropriate, promoting and respecting local distinctiveness;
4
Ensure all components of the proposal, such as buildings, car parking, access routes, open space and landscaping, are well related to one another to ensure a well integrated, successful and attractive development;
5
Ensure there is no adverse effect on the residential amenity of existing areas, or adjacent land uses, or result in unacceptable standards for future users and occupiers of the development;
6
Ensure the retention and enhancement of existing trees, shrubs, hedges and other wildlife habitats where possible. Where environmental features are lost as a result of the proposal, appropriate mitigation measures should be put in place and on-site replacement of those features will be sought;
7
Include landscaping schemes (both hard and soft) to assist the integration of new development into existing areas and ensure that development on the edge of settlements is fully integrated into its surroundings;
8
Ensure that the necessary services and infrastructure can be incorporated without causing unacceptable harm to retained features;
9
Ensure that the layout and design incorporates adequate space for waste and recycling bin storage and collection.


	Carlisle District Local Plan 2001 - 2016
Core Development Policies - Policy CP6 - Residential Amenity
The amenity of residential areas will be protected from inappropriate development where that development:
1
is for a use inappropriate for residential areas; and/or
2
is of an unacceptable scale; and/or
3
leads to an unacceptable increase in traffic or noise; and/or
4
is visually intrusive.


	Carlisle District Local Plan 2001 - 2016
Housing - Policy H11 - Extensions To Existing Residential Premises
Applications for extensions to existing dwellings will be approved provided the City Council is satisfied that the proposals are appropriate to the dwelling, its design and setting. Inappropriate extensions which adversely affect the amenities of adjacent properties by poor design, unreasonable overlooking and/or unreasonable loss of daylight and sunlight will not be permitted. Extensions must be of an appropriate scale and not dominate the original dwelling.



	Item no: 14
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	10/0200
	 
	Hayton

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	02/03/2010
	Sandy Johnston
	Great Corby & Geltsdale

	
	
	

	Location:
	
	Grid Reference:

	Springwell Farmhouse, Talkin, Brampton, CA8 1LB
	
	355160 557882

	
	
	

	Proposal:
	Demolition Of Existing Dwelling & Erection Of Replacement Dwelling


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 approved documents for this Planning Permission comprise:
1.
the submitted planning application form;
2.
Drawing number 12/2009/10;
3.
Drawing number 12/2009/11;
4.
Drawing number 12/2009/12;
5.
Drawing number 12/2009/13
6.
Drawing number 12/2009/14B;
7.
Drawing number 12/2009/15B;
8.
Drawing number 12/2009/16;
9.
Drawing number 12/2009/17;
10.
Drawing number SPR/01/B Landscape Masterplan;
11.
the Notice of Decision; and
12.
any such variation as may subsequently be approved in writing by the Local Planning Authority.
Reason:
For the avoidance of doubt and to ensure compliance with Policy H10 of the Carlisle District Local Plan 2001-2016.


	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 materials used are acceptable and to ensure compliance with Policy CP5 of the Carlisle District Local Plan 2001-2016. 


	4.
	Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 1995 (or any Order revoking and re-enacting that Order) there shall be no enlargement or external alterations to the dwelling unit to be erected in accordance with this permission, within the meaning of Schedule 2 Part (1) of these Orders, without the written approval of the Local Planning Authority.
Reason:
To ensure compliance with the objectives of the Replacement Dwelling policy in accordance with Policy H10 of the Carlisle District Local Plan 2001-2016.


	5.
	No development hereby approved by this permission shall be commenced until a scheme for the provision of surface water drainage works has been submitted to and approved in writing by the Local Planning Authority.  Such a scheme shall be constructed and completed in accordance with the approved plans prior to the occupation of the dwelling. 
Reason:
To ensure a satisfactory means of surface water disposal and in accordance with Policy CP12 of the Carlisle District Local Plan 2001-2016.


	6.
	All works comprised in the approved details of the landscaping Master Plan drawing reference SPR/01 B shall be carried out in the first planting and seeding season following the occupation of the dwelling or completion of the development, whichever is the sooner.  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.
Reason:
To ensure that a satisfactory landscaping scheme is implemented in accord with Policy CP3 of the Carlisle District Local Plan 2001-2016.


	7.
	No works on site hereby approved by this permission shall commence until the tree protection fencing as specified in the Tree Report reference SF-TALKIN-BS5837-05032010 has been erected.  The fencing must be maintained in a satisfactory condition until completion of the development.
Reason:
To ensure that adequate protection is afforded to the trees on the site during the construction process in accordance with Policy CP3 of the Carlisle District Local Plan 2001-2016.


	8.
	Prior to the installation of the roof timbers on the replacement dwelling, the existing dwelling on the site known as 'Springwell Farm House' shall be demolished and the site cleared.
Reason:
To prevent the retention of the existing dwelling that would be contrary to Policy H1 of the Carlisle District Local Plan 2001-2016.



Summary of Reasons for the Decision
This application seeks “Full” planning permission for the erection of a replacement dwelling at Springwell Farm, Talkin, Brampton.  The proposal relates to a modestly proportioned, two storey detached dwelling, which is situated within a generous garden, 550 metre north-east of Talkin village adjacent to the Farlam road.  The property is located close to the County highway but is situated at a much lower level.  The two storey dwelling is situated adjacent to the entrance to a range of buildings that are agricultural in appearance that were previously used for pharmaceutical research purposes.  
The site is within open countryside and within an area designated as being of County Landscape Importance and adjacent to the North Pennines Area of Outstanding Natural Beauty (AONB).  The existing dormer property is finished using roughcast render under a slate roof. 
The land within the applicant’s ownership is bounded by the County highway to the north, to which there is an existing vehicular access.  Immediately to the west of this access is the existing dwelling.  Further to the south and west are a substantial range of buildings that are agricultural in appearance and were used in conjunction with the business that previously occupied the site.  The site slopes steeply from east to west where there are several tiered levels which afford level ground for the existing buildings.  The County highway is approximately 8 metres higher than that of the site of the replacement dwelling.  
The application site, which extends to around 0.35 hectares, is located to the south of the existing buildings and would be served by an existing access adjacent to the eastern boundary.  It is proposed to demolish the property in the north-west corner of the site, which, including the integral garage has a footprint of 105 square metres and an overall floor space of 200 square metres, and erect a replacement dwelling.  The proposed dwelling would occupy a footprint measuring 290 square metres and it would be constructed 78.5 metres south-east of its current position.
The accommodation to be provided within the proposed dwelling would consist of a hallway, snug, study, lounge, dining room, lobby, W.C., utility room and kitchen (all at ground floor) with 3no. bedrooms with ensuite bathroom, a bathroom and a master bedroom with ensuite bathroom being located at the first floor.
The appearance of the proposed dwelling would be traditional in character and appearance.  The applicant’s agent describes the proposal as a “farmhouse of vernacular value”.  The walls would be constructed from locally reclaimed Geltsdale sandstone and would incorporate stone water-tables, corbels, quoins and stone heads and cills around the windows and doors.  The steeply pitched roofs would be finished in Welsh slate and would incorporate a cat-slide to the east elevation.  Windows and doors would be hardwood timber finished in a heritage colour.  The rainwater goods would be cast iron.
The foul drainage system would connect into a private treatment plant and surface water would be discharged to a soakaway.  The development would potentially incorporate a ground source heap pump, a rainwater harvesting system and solar panels.
Ordinarily, new residential development in this location would not be acceptable but this application seeks consent to erect a replacement dwelling.  Consequently, the principle of erecting a replacement dwelling is- in general terms- not itself an issue, provided that the proposals can demonstrate compliance with the criteria identified within Policy H10 of the Local Plan and are, likewise, not in conflict with any other relevant planning policies.  The issues raised are discussed in more detail in the analysis which follows.
 
The principal objective of Policy H10 is to retain the stock of smaller housing units in the rural area.  Whilst the existing dwelling is modest in terms of its footprint and accommodation, it is situated within a reasonable plot (almost 0.13 hectares in area) together with the associated land and buildings that affects the extent to which it is truly “affordable”.  This is an important point in that the thrust of Policy H10 is to avoid smaller, and hence more "affordable", properties being lost from the overall housing stock that is available and being replaced with more substantial dwellings. 
The key aspect of the policy is criterion 2, which requires that the footprint of the replacement dwelling is no greater than a 15% increase in the footprint of the original dwelling.  In this instance the replacement dwelling represents a 45% increase in the footprint of the original dwelling, which would be contrary to the policy criteria.  
Each application has to be considered on its own merits; however, Section 54A of the Town and Country Planning Act 1990 states:
"Where, in making any determination under the Planning Acts, regard is to be had to the development plan, the determination shall be made in accordance with the plan unless material considerations indicate otherwise."
The existing dwelling has been on the site for a considerable period of time and was built as a manager’s dwelling, located adjacent to the entrance of the site for security purposes.  The method of construction, the design and the use of materials reflect the age of the property which does not compare with modern building standards.   "Permitted development" rights apply to the property and would allow the applicant to alter and extend the property within the prescribed criteria of the legislation without the need for planning consent.  The scale and footprint of the resulting building together with the amount of accommodation that this could provide the applicant would be larger to that which would be provided with the replacement dwelling; however, the Council would have no control over the finished structure. 
The applicant’s agent has addressed this issue in additional information that has been submitted that reads as follows:
“The footprint of the existing dwelling (including the garage) is 105m2 (as surveyed), with a total floor area including FF of 200m2.  Previously you offered that the possible PD rights could cover c.355m2 at ground floor, bringing the possible ground floor area up to c. 460m2.  Even if one took a conservative line on what was probable in terms of PD right exploitation (say 50%) one would still reach a total ground floor area figure for the existing dwelling at c.280m2, which equates reasonably with the current proposal's c.290m2.  I think it is reasonable to draw attention to the more recent amendments to the GPDO (came into force 1/10/2008) as they post-date the current adopted Local Plan (Sept 2008) and its arguably redundant replacement dwelling policy allowance of 15%.”
Previous advice given by Officers referred to both extensions to the property and the construction of outbuildings under the “permitted development” rights and the figures quoted by the agent reflect this; however, in terms of the replacement dwelling, only consideration can be given to extensions to the dwelling.  The dwelling could potentially be increased by approximately 116 square metres and given the existing floor space of 200 square metres, this would be an increase of 58%.
The resulting building extended under the "permitted development" rights could have a larger footprint to the proposed replacement dwelling and, arguably, could have a greater detrimental visual impact on the character of the area through the amalgamation of the existing building and the new extensions.  This is particularly important factor given that the site is within a Landscape of County Importance and immediately to the north of the County highway is the North Pennines AONB.  The extended property would be viewed from Talkin Tarn against the backdrop of this landscape.  
A replacement dwelling would allow a building that would be visually more cohesive and attractive in the context of the site and the surrounding area.  Due to the difference in levels, the replacement dwelling would be at a much lower level that the County highway and given the distance involved together with the height of the hedgerow, only the ridge of the roof would be glimpsed through the gap in the hedgerow at the point of the existing vehicular access.   
The most prominent vista of the site would be from Talkin Tarn.  The nature of the siting of the adjacent buildings is that they are screened by existing and mature vegetation.  In this context, the dwelling would be viewed in isolation and there would be no cause for direct comparison with the character or appearance of neighbouring dwellings.   
The existing property is not offensive; however, it is not of any significant architectural merit.  The replacement dwelling, however, would incorporate traditional finishes such as natural stone and slate.  The design of the property utilises more modern elements such as the timber framed windows that would incorporate efficient glazing.  
Policy H10 of the Local Plan requires that replacement dwellings are located "on or close to the site of the original dwelling".  Members will note from the previous reference in this report, that the proposed replacement dwelling would be 79 metres from the site of the existing dwelling.  Ordinarily, planning consent would not be forthcoming for a replacement dwelling that would be so remote from the site of the existing; however, the site slopes steeply and the new dwelling would be at a lower level within the site and well-related to existing buildings close to the western boundary.  The redevelopment of this part of the site would be less visually intrusive that may occur on the site of the existing dwelling which affords the matter sufficient weight to outweigh the policy criteria.   
Given the scale of the proposed replacement dwelling, it would be appropriate to condition any planning consent that future alterations, extensions and outbuildings require planning consent.
The size of the plot and adjoining land within the applicant’s ownership, justifies the erection of a larger replacement dwelling.  The current building does not positively contribute to the character or appearance of the surrounding landscape.  This scheme can be differentiated from other replacement dwellings through the method that the applicant has adopted in combining a traditional building that would incorporate high quality design features.  The proposal should be read in conjunction with the thermal efficiency of the resulting building along with the use of modern technology for the ground source heat pump and the rainwater harvesting system.  
The applicant has employed consultants to produce a Landscape Master Plan which contains a substantial landscaping scheme.  The style of the landscape scheme makes reference to the English Landscape Style with large naturalistic blocks of planting and features such as the ha-ha ditch to provide subtle means of enclosure.  The design approach is considered by the consultants to be appropriate to the character of the local landscape, particularly given the presence of several country houses in the locality; furthermore, the landscape proposals incorporate details of the Environmental Stewardship scheme.  The key features on the farm include areas for breeding waders, species rich grasslands, ponds, enhanced hedgerow habitats and large gill woodlands.  
A triangular wedge shaped orchard extension is proposed to break up the view of the existing agricultural building adjacent to the proposed dwelling which would be retained.  It was not the aim to completely screen the building but to break up the mass of the long elevation which is visible from the Tarn.
The existing hedgerow adjacent to the road would be reinforced with evergreen planting and which will assist in screening views from the road of the existing buildings in winter.  
The proposed landscaping would positively enhance the visual appearance of the site and screen the existing buildings whilst also improving the natural habitat in the area.  The proposals constitute an overall landscape enhancement, both in terms of landscape fabric benefits and improvements to views of Springwell Farm from the wider landscape.  This is a view supported by the Council’s Landscape Officer.
 
The proposed dwelling is situated approximately 170 metres from the nearest residential property.  As such, the living conditions of the occupiers of that property will not be compromised through loss of light, loss of privacy or over dominance.
In the additional supporting information received from the agent, it is stated that the applicant is keen to incorporate renewable energy in the form of a ground source heat pump, a rainwater harvesting system and solar panels.  These would contribute to the reduction of the overall environmental impact of the development and is supported by current planning policies.  As no details have been provided, it would be appropriate to impose a condition requiring the submission of additional information.
The site is served from an existing vehicular access that leads from the County highway.  The access comprises of a concrete apron with a gateway which is set back from the highway and whilst there is established landscaping around the entrance, there is sufficient visibility to emerge from the site and view any oncoming traffic before driving onto the road itself.  The access would serve the proposed dwelling which would be linked by an access road within the site that would be formed adjacent to the eastern and southern boundaries.  The Highway Authority has raised no objection to the proposed development. 
In overall terms, the principle of the development is acceptable.  The scale of the replacement dwelling is outwith the parameters of the policy guidance; however, there are material considerations that warrant approval of this application.  The design and use of materials in the building together with the positive environmental features would be an improvement upon the existing dwelling and be commensurate with the site's size and features.  The improvements to the landscaping of the site and surrounding area would be of benefit to the landscape; further, the scheme proposes a high quality design, use of vernacular materials and incorporates sustainable forms of heating.   
An extended dwelling that would be permissible without the need for planning permission would occupy a similar footprint of building to that being proposed and would arguably have a less satisfactory visual impact on the character of the area due to the lack of cohesion.  The combination of these elements results in a dwelling that would enhance its appearance within the landscape, increase the thermal efficiency of the property and promote a more sustainable building.
The proposed dwelling would not be an “exceptional dwelling” but would be of sufficient merit and acceptable in terms of its appearance.  The building would not result in any demonstrable harm to the landscape character of the wider area or the living conditions of any neighbouring residential dwellings.  In all other aspects the proposal is compliant with the objectives of the relevant Local Plan policies.
Relevant Development Plan Policies
	Carlisle District Local Plan 2001 - 2016 
Spatial Strategy & Development Principles - Policy DP1 - Sustainable Development Locations
All proposals for development will be assessed against their ability to promote sustainable development.  Proposals will be considered favourably in the following locations, provided they are in scale with their location and consistent with other Policies of this Local Plan.
Urban Area
City of Carlisle
Key Service Centres
Brampton
Longtown
Local Service Centres
Burgh by Sands
Heads Nook
Castle Carrock
Houghton
Cummersdale
Irthington
Cumwhinton
Raughton Head
Dalston
Rockcliffe
Gilsland 
Scotby
Great Corby
Smithfield
Great Orton
Thurstonfield
Hallbankgate
Warwick Bridge
Hayton
Wetheral
Proposals for development within these locations will be assessed on the basis of the need for development to be in the location specified.
Within the Urban Area proposals for retail, office and leisure developments will be subject to a sequential approach which requires that locations re considered as follows: firstly within the City Centres; secondly edge-of-centre locations; and thirdly the remainder of the urban area.
Proposals for residential development will be considered against the need to give priority to the reuse of previously developed land, with particular emphasis on vacant and derelict sites and buildings.
Settlement Boundaries have been established on the Proposals Map to recognise the extent of built development or where planning permission already exists to judge proposals for development and are not indicative of land ownership.
Outside these locations development will be assessed against the needs to be in the location specified.


	Carlisle District Local Plan 2001 - 2016
Spatial Strategy And Development Principles - Policy DP10 - Landscapes Of County Importance
Within Landscapes of County Importance, permission will only be given for development provided that:
1
there is no detrimental impact on the distinctive landscape character and features of the area; and
2
the proposal preserves or enhances the special features and character of the particular landscape within which it is to be sited.
Development required to meet local infrastructure needs which can not be located elsewhere will be permitted provided it is sited to minimise environmental impact and meet high standards of design.


	Carlisle District Local Plan 2001 - 2016 
Core Development Policies - Policy CP1 - Landscape Character
Proposals for development in the rural area must seek to conserve and enhance the special features and diversity of the different landscape character areas.  Development will be considered appropriate to the character of the landscape provided the proposal has regard to and conserves:
the landform and natural patterns of drainage;
· the pattern of trees and woodland;
· the habitats of species of importance for wildlife;
· the pattern and composition of field boundaries;
· the pattern of historic landscape features;
· the pattern and distribution of settlements


	Carlisle District Local Plan 2001 - 2016
Core Development Policies - Policy CP3 - Trees And Hedges On Development Sites
Proposals for new development should provide for the protection and integration of existing trees and hedges.  Where trees and hedges are present, a survey will be required showing the following:
1
the location of existing trees and hedges;
2
the species, age, height and crown spread of each tree;
3
an assessment of the condition of each tree;
4
the location and crown spread of trees on adjacent land which may be affected by the development;
5
existing and proposed changes in ground level.
In order to protect and integrate existing trees and hedges within new development, the City Council will resist proposals which cause unacceptable tree loss, and which do not allow for the successful integration of existing trees identified in the tree survey. 
Layouts will be required to provide adequate spacing between existing trees and buildings, taking into account the existing and future size of the trees, and their impact both above and below ground. 
The City Council will protect existing trees and woodlands where appropriate, by tree preservation orders, and by the use of planning conditions requiring protective fencing around trees to be retained to prevent site works within their crown spread.


	Carlisle District Local Plan 2001 - 2016
Core Development Policies - Policy 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 CP9 - Development, Energy Conservation And Efficiency
Development proposals should take into account the need for energy conservation and efficiency in their design, layout and choice of materials. The principles should be introduced in the early stages of the design process in order to consider the orientation of buildings to maximise solar gain coupled with high levels of insulation to reduce heating costs. The efficient and effective use of land, including the reuse of existing buildings and the use of environmentally sustainable materials should also be encouraged. Landscaping schemes also may be used to shelter buildings in exposed positions to reduce heat loss.
These elements will contribute to the energy efficiency of a new development. Developers should also consider the possible incorporation of photovoltaic cells, active solar panels and other small-scale sources of renewable energy. Consideration should be given to recycled materials, waste minimisation and recycling measures within the design.
Designers will be encouraged to include systems for collecting roof water to enable its re-use.


	Carlisle District Local Plan 2001 - 2016
Core Development Policies - Policy 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 H10 - Replacement Dwellings In The Rural Area
The replacement of recently occupied permanent dwellings, with existing use rights, located within the rural area will be permitted provided that:
1
The new dwelling is located on or close to the site of the original dwelling; and
2
the scale of the dwelling is no greater than a 15% increase in the footprint of the original dwelling; and 
3
the design of the replacement dwelling is appropriate to its location and complements the character and architectural detail of other dwellings in the locality; and
4
the proposal does not adversely affect the amenity of the area or adjoining property; and
5
appropriate access and parking arrangements can be provided
This policy is not intended to allow small houses to be replaced by much larger properties.


	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: 15
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	10/0238
	Mr & Mrs Farish
	Brampton

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	11/03/2010 13:00:13
	Tsada Building Design Services
	Brampton

	
	
	

	Location:
	
	Grid Reference:

	Hirta, Tree Road, Brampton, CA8 1TX
	
	353526 560764

	
	
	

	Proposal:
	Demolition Of Dwelling Including Boundary Wall; Erection Of 3No. Bedroom Dwelling, Understorey Garage, Access Parking And Drive


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 approved documents for this Planning Permission comprise:
1.      the submitted planning application form;
2.      the Design & Access Statement;
3.      the Desk-Top Study for Contamination;
4.      Drawing Number 7/3/2010/1
5.      Drawing Number 7/3/2010/2
6.      Drawing Number 7/3/2010/3
7.      Drawing Number 10013/04
8.      the Notice of Decision; and
9.    any such variation as may subsequently be approved in writing by the Local Planning Authority.
Reason:        For the avoidance of doubt.


	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. The development shall be carried out in accordance with the approved details. 
 
Reason:       To ensure the works harmonise as closely as possible with the existing buildings and to ensure compliance with Policy LE19 of the Carlisle District Local Plan 2001-2016.


	4.
	Details shall be submitted of the proposed hard surface finishes within the proposed scheme and approved, in writing, by the Local Planning Authority before any site works commence.
Reason:
To ensure that materials to be used are acceptable and to ensure compliance with Policy CP5 of the Carlisle District Local Plan 2001-2016.


	5.
	Details of the heights of the existing and proposed ground levels and the height of the proposed finished floor levels of the dwelling and access/parking areas shall be submitted to and approved, in writing, by the Local Planning Authority before any site works commence.
 
Reason:       To ensure that the approved development overcomes any problems associated with the topography of the area and safeguards the living conditions of neighbouring residents in accordance with Policies CP5 of the Carlisle District Local Plan 2001-2016.


	6.
	No development shall commence until details of any walls, gates, fences and other means of permanent enclosure and/or boundary treatment to be erected have been submitted to and approved, in writing, by the Local Planning Authority. The development shall be implemented in accordance with the approved details, unless otherwise agreed, in writing, by the Local Planning Authority. 
Reason:
To ensure that the design and materials to be used are appropriate and to ensure compliance with Policy LE19 of the Carlisle District Local Plan 2001-2016.


	7.
	The vehicular crossing over the footway, including the lowering of kerbs, shall be carried out to the specification of the Local Planning Authority in consultation with the Highway Authority.
Reason:
To ensure a suitable standard of crossing for pedestrian safety and to support Local Transport Plan Policies LD5, LD7 and LD8.


	8.
	Details of all measures to be taken by the applicant/developer to prevent surface water discharging onto or off the highway shall be submitted to the Local Planning Authority for approval prior to 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. To support Local Transport Plan Policies LD7 and LD8.


	9.
	Before any development takes place, a plan shall be submitted for the prior approval of the Local Planning Authority reserving adequate land for the parking of vehicles engaged in construction operations associated with the development hereby approved, and that land, including vehicular access thereto, shall be used for or be kept available for these purposes at all times until completion of the construction works.
Reason:
The carrying out of this development without the provision of these facilities during the construction work is likely to lead to inconvenience and danger to road users in accordance with Local Transport Policy LD8.
 


	10.
	The development shall not commence until visibility splays providing clear visibility of 2.4 metres by 43 metres 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 provisions of the Town and Country Planning (General Permitted Development) Order 1995 (or any order revoking and re-enacting that Order) relating to permitted development, no structure, vehicle or object of any kind shall be erected, parked or placed and no trees bushes or other plants shall be planted or be permitted to grow within the visibility splay which obstruct the visibility splays. The visibility splays shall be constructed before general development of the site commences so that construction traffic is safeguarded.
Reason:
In the interests of highway safety and to support Local Transport Plan policies LD7 and LD8.


	11.
	No development shall commence until the proposed means of surface water disposal have been submitted to and approved in writing by the Local Planning Authority.
Reason:
To ensure that the means of disposal is acceptable and to ensure compliance with Policy CP9 of the Carlisle District Local Plan 2001-2016.



Summary of Reasons for the Decision
This application seeks full planning permission for the demolition of a three bedroom detached bungalow, which is situated on Tree Road, Brampton, opposite Brampton Cottage Hospital. The property, which is known as Hirta, is a 1920's bungalow with various alterations and extensions which have been added over the last 30 years. 
The site is situated within the Brampton Conservation Area and the surroundings to the application site are predominantly residential, although Brampton Cottage Hospital is located on the other side of the road from the site. 
The existing dwelling, which is a standard 1920's bungalow in appearance, is constructed from rendered walls, painted wood windows and doors with a natural slate roof. The property is not obtrusive nor dominant in the street scene. 
The access to the property is to the north east of the site, in front of adjacent property, 'Montrose', and runs parallel to the pavement sloping upwards towards the existing parking area which is located in front of the dwelling. The access road curves around the eastern side of "Hirta" leading to a new dwelling located to the rear of the site. The property also has a small garden area to the front which is bounded by an approximately 1m high hedge situated above the approximately 3m high stone retaining wall. To the rear of the property the boundaries are treated by way of close boarded fencing of various heights and hedging.
It is proposed to demolish the property to accommodate the proposed development with a view to redeveloping the site to provide a three bedroom replacement bungalow. 
The property is elevated above the road by approximately 3 metres. Part of the redevelopment proposal also includes garaging at basement level with a parking area to the front. This will involve the demolition of part of the boundary wall to the front of the property along with the excavation of part of the existing front garden area.  
The building occupies a footprint measuring approximately 156 sq. m. and is set back from the road frontage by between 12.5 metres and 17.5 metres, which reflects the building line of the existing property. The proposed building is predominantly single storey in height, other than the basement garaging which is accessed directly from Tree Road. In order to facilitate the access a section of the roadside wall would be removed. The parking area will measure approximately 128 sq. m. and the property will be accessed via steps up to the front door and ground level of the dwelling. There will be a walkway around to the rear of the property consisting of stainless steel handrails and glazed clear infills which will give access for refuse without going through the dwelling.
The dwelling would largely be finished using a red multi clay facing brick, other than the gable feature to the front, which would be finished in natural red sandstone. The windows and doors windows would be finished in wood upvc (in an oak style finish), and the roof would be slated in blue/black natural slate. 
It is proposed to discharge foul drainage to the public sewer and surface water to a sustainable drainage system.
The relevant planning policies against which the application is required to be assessed are Policies DP1, CP5, CP6, CP11, LE17, LE19, H1, H2 and T1 of the Carlisle District Local Plan 2001-2016.
The proposals raise the following planning issues:
1.    Whether The Principle Of The Proposed Development Is Acceptable.
The application site lies within the settlement boundary of Brampton, which is identified as a Key Service Centre by Policy H1 of the Local Plan. As such the principle of residential accommodation is acceptable, subject to compliance with the criteria identified in Policy H1 and other relevant policies contained within the adopted Local Plan.
2.   Whether The Scale, Layout And Design Of The Development Is Acceptable.
The footprint of the proposal is similar to that of the existing dwelling and the ridge height of the new dwelling will be approximately 1.5 metres lower than that of the existing property. The external appearance when viewed from the front elevation utilises design features of the adjacent properties, including the natural stone facing on the gable.
A similarly designed property with basement garaging which is accessed directly from Tree Road was approved in 2009 further up the street, on land adjacent to Franleigh House (application 09/0639).
On balance, the design of the building would not adversely affect the character or appearance of the Brampton Conservation Area, a view that is supported by the Council’s Conservation Officer. It is recommended that a condition is imposed that requires samples of the external materials to be used to be agreed prior to work commencing to ensure the design is not compromised through the use of inappropriate external finishes. 
3.    Whether The Demolition Of The Existing Dwelling Is Acceptable.
Policy LE17 of the Carlisle District Plan provides policy guidance on proposals that seek to demolish unlisted buildings in Conservation Areas and it identifies a series of criteria against which such applications will be assessed. 
In addition to the content of the above policy Members should also have regard to paragraph 6.72 of the policy's supporting text. It states that “in assessing applications for planning permission involving proposals that involve the demolition of an unlisted building in a conservation area, the Council will have regard to the desirability of preserving or enhancing the character or appearance of the conservation area in which the building is situated, and the wider effects of demolition on the building’s surroundings and on the conservation area as a whole”. 
Paragraph 6.73 states that “planning permission for redevelopment proposals involving the demolition of an unlisted building in a conservation area will only be given if the proposals for redevelopment are in detail and acceptable”. 
Whilst the existing building is inoffensive and does not detract from the character of the Conservation Area, the issue that Members must consider is whether it is worthy of retention in its own right and whether the redevelopment proposal is acceptable. In respect of the former, the Council’s Conservation Officer has advised that the building is not worthy of being listed and that the loss of the building would not result in any significant harm to the Conservation Area provided that it is replaced with an appropriately designed building. For the reasons identified in paragraphs 5.18 and 5.19 of this report the proposed replacement building is acceptable and, therefore, there is no planning policy justification for the retention of the existing property. 
4.    Highway Matters.
The existing dwelling provides a small area of off street car parking to the front of the property, however, the new arrangement will increase this off street car parking and improve the access arrangements. 
Whilst a neighbouring resident and the Parish Council have concerns regarding the access and the level of parking provision, these views are not shared by the Highway Authority which has raised no objections to the proposal providing the relevant visibility splays are provided. The Highway Authority has recommended that four planning conditions are imposed, which relate to the use of the existing access, the vehicular footpath crossing and the provision of parking and facilities for construction traffic.
5.    The Impact Of The Proposal On The Living Conditions Of Neighbouring Residents.
The majority of the neighbouring properties are positioned sufficient distance away or orientated in such a way not to be directly affected as a result of loss of loss, loss of privacy or overdominance. 
The proposal is situated on a similar footprint to the existing dwelling, and the property that is most likely to be affected is Yeh Loo, which is located to the south-west of the site. There are two windows in the side elevation of Yeh Loo which look directly onto the site. However, these are secondary windows to a living area and a garage. It is also worth noting that the applicants could erect a 2m high boundary fence along the boundary without requiring planning permission, which would completely block these windows from view from within the site. Therefore, in the Officer's opinion the potential impact on Yeh Loo is not sufficient to justify the refusal of this application. 
In overall terms, the principle of the proposed development is acceptable. The proposed dwelling could be accommodated on the site without detriment to the living conditions of the neighbouring properties or the character/setting of the Brampton Conservation Area. The Highway Authority has advised that the proposal is acceptable subject to the imposition of four planning conditions as outlined in paragraph 5.23.
In all aspects the proposal is compliant with the objectives 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
Local Environment - Policy LE17 - Development Involving The Demolition Of Unlisted Buildings In Conservation Areas
There will be a general presumption in favour of the retention of buildings which make a positive contribution to the character or appearance of a conservation area. Applications for planning permission for development proposals that would require the total demolition of unlisted buildings in conservation areas will be assessed against the following criteria:
1
the contribution of the building to the landscape/townscape; and
2
the structural condition of the building; and
3
the suitability of the building for its existing, proposed or any other use; and
4
the cost of repair; and
5
the contribution which the demolition/ redevelopment would make to broader conservation objectives.
6
the inclusion of any building on a local list as defined in policy LE16
All proposals for demolition must be accompanied by details of redevelopment, which will normally be secured by means of a legal agreement.


	Carlisle District Local Plan 2001 - 2016
Local Environment - Policy LE19 - Conservation Areas
The City Council will continue to review existing and designate new conservation areas. Development proposals within and adjoining conservation areas will be granted planning permission provided they preserve or enhance their character and appearance.  Any new development or alterations to existing buildings should harmonise with their surroundings and be in sympathy with the setting, scale, density and physical characteristics of conservation areas, and protect important views into or out of such areas. Applications for outline planning permission will not be accepted for proposals in conservation areas.
Proposals for new development and/or alterations to buildings in conservation areas will be judged against the following criteria:
1
the development should preserve or enhance all features which contribute positively to the area's character or appearance, in particular the design, massing and height of the building should closely relate to adjacent buildings and should not have an unacceptable impact on the townscape or landscape;
2
the development should not have an unacceptable impact on the historic street patterns and morphology, roofscape, skyline and setting of the conservation area, important open spaces or significant views into, out of and within the area;
3
development proposals should not result in the amalgamation or redrawing of boundaries between traditional buildings and plots, or demolition and redevelopment behind retained facades;
4
wherever practicable traditional local materials such as brick, stone and slate should be used and incongruous materials should be avoided;
5
individual features both on buildings and contributing to their setting, should be retained e.g. doorways, windows, shopfronts, garden walls, railings, cobbled or flagged forecourts, sandstone kerbs, trees and hedges, etc. Where features have deteriorated to the extent to which they have to be replaced, the replacement should match the original;
6
proposals which would generate a significant increase in traffic movements and heavy vehicles or excessive parking demands will not be permitted since these would be prejudicial to amenity;
7
proposals which would require substantial car parking and servicing areas which can not be provided without an adverse effect on the site and its surroundings will not be permitted.


	Carlisle District Local Plan 2001 - 2016 
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
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 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.


	Carlisle District Local Plan 2001 - 2016
Core Development Policies - Policy CP6 - Residential Amenity
The amenity of residential areas will be protected from inappropriate development where that development:
1
is for a use inappropriate for residential areas; and/or
2
is of an unacceptable scale; and/or
3
leads to an unacceptable increase in traffic or noise; and/or
4
is visually intrusive.


	Carlisle District Local Plan 2001 - 2016
Core Development Policies - Policy CP11 - Protection Of Groundwaters And Surface Waters
Proposals for development which would cause demonstrable harm to the quality, quantity and associated ecological features of groundwater and surface waters will not be permitted.


	Carlisle District Local Plan 2001 - 2016
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: 16
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	10/0239
	Mr & Mrs Farish
	Brampton

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	11/03/2010 13:00:13
	Tsada Building Design Services
	Brampton

	
	
	

	Location:
	
	Grid Reference:

	Hirta, Tree Road, Brampton, CA8 1TX
	
	353526 560764

	
	
	

	Proposal:
	Demolition Of Dwelling Including Boundary Wall; Erection Of 3No. Bedroom Dwelling, Understorey Garage, Access Parking And Drive (Conservation Area Consent For Demolition)


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 building shall not be demolished before a contract for the carrying out of works of redevelopment of the site has been made and planning permission has been granted for the redevelopment for which the contract provides.
Reason:
To safeguard against premature demolition in accord with Policy LE17 of the Carlisle District Local Plan 2001-2016.



Summary of Reasons for the Decision
This application seeks “Conservation Area Consent” for the demolition of a three bedroom detached bungalow, which is situated on Tree Road, Brampton, opposite Brampton Cottage Hospital. The property, which is known as Hirta, is a 1920's bungalow with various alterations and extensions which have been added over the last 30 years. 
The site is situated within the Brampton Conservation Area and the surroundings to the application site are predominantly residential, although the Cottage Hospital is located on the other side of the road from the site. 
The applicant proposes to demolish the building with a view to redeveloping the site with a replacement bungalow. Part of the redevelopment proposal also includes a basement and garaging with a parking area to the front. This will involve the demolition of part of the boundary wall to the front, which also requires Conservation Area Consent for its removal. The application which relates to the dwelling, precedes this report in the schedule (10/0238).
The relevant planning policies against which the application is required to be assessed are Policies LE17 and LE19 of the Carlisle District Local Plan 2001-2016.     
The proposal raises the following planning issues:
1.   Whether The Demolition Of The Dwelling And The Boundary Wall Is Acceptable.
The justification for the removal of this property is provided in the preceding report in the Schedule. In summary, although the appearance of the existing dwelling does not harm the character or setting of the Brampton Conservation Area, given that there is an acceptable proposal to replace the building there is no policy justification for its retention. 
In light of this, the proposal to demolish the property with a view to redeveloping the site is acceptable. It is, however, recommended that a condition is imposed that prevents the demolition of the building prior to a contract being agreed for the redevelopment of the site. That contract would have to relate to an “approved” scheme to redevelop the site. 
The demolition of part of the boundary wall is an integral feature of the proposed redevelopment of the site. The Conservation Area Officer has raised no objections to the proposal and, as such, it is considered to be acceptable.
Members are advised that if they were minded not to approve the application to redevelop the site (10/0238), which precedes this report in the Schedule, it would not be appropriate to approve this application.  To do so may increase the likelihood of the site being cleared and left undeveloped, which would detract from the Conservation Area. In the absence of an approved scheme to redevelop the site, the approval of this application would be premature.
In conclusion, it is recommended that Members approve this application, but only if permission has been granted for the redevelopment of the site in accordance with application 10/0238. If that application is refused this application should also be refused on the grounds of prematurity and the potential adverse impact on the setting and appearance of the Brampton Conservation Area.
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
Local Environment - Policy LE19 - Conservation Areas
The City Council will continue to review existing and designate new conservation areas. Development proposals within and adjoining conservation areas will be granted planning permission provided they preserve or enhance their character and appearance.  Any new development or alterations to existing buildings should harmonise with their surroundings and be in sympathy with the setting, scale, density and physical characteristics of conservation areas, and protect important views into or out of such areas. Applications for outline planning permission will not be accepted for proposals in conservation areas.
Proposals for new development and/or alterations to buildings in conservation areas will be judged against the following criteria:
1
the development should preserve or enhance all features which contribute positively to the area's character or appearance, in particular the design, massing and height of the building should closely relate to adjacent buildings and should not have an unacceptable impact on the townscape or landscape;
2
the development should not have an unacceptable impact on the historic street patterns and morphology, roofscape, skyline and setting of the conservation area, important open spaces or significant views into, out of and within the area;
3
development proposals should not result in the amalgamation or redrawing of boundaries between traditional buildings and plots, or demolition and redevelopment behind retained facades;
4
wherever practicable traditional local materials such as brick, stone and slate should be used and incongruous materials should be avoided;
5
individual features both on buildings and contributing to their setting, should be retained e.g. doorways, windows, shopfronts, garden walls, railings, cobbled or flagged forecourts, sandstone kerbs, trees and hedges, etc. Where features have deteriorated to the extent to which they have to be replaced, the replacement should match the original;
6
proposals which would generate a significant increase in traffic movements and heavy vehicles or excessive parking demands will not be permitted since these would be prejudicial to amenity;
7
proposals which would require substantial car parking and servicing areas which can not be provided without an adverse effect on the site and its surroundings will not be permitted.


	Carlisle District Local Plan 2001 - 2016
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.


	Carlisle District Local Plan 2001 - 2016
Local Environment - Policy LE17 - Development Involving The Demolition Of Unlisted Buildings In Conservation Areas
There will be a general presumption in favour of the retention of buildings which make a positive contribution to the character or appearance of a conservation area. Applications for planning permission for development proposals that would require the total demolition of unlisted buildings in conservation areas will be assessed against the following criteria:
1
the contribution of the building to the landscape/townscape; and
2
the structural condition of the building; and
3
the suitability of the building for its existing, proposed or any other use; and
4
the cost of repair; and
5
the contribution which the demolition/ redevelopment would make to broader conservation objectives.
6
the inclusion of any building on a local list as defined in policy LE16
All proposals for demolition must be accompanied by details of redevelopment, which will normally be secured by means of a legal agreement.
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	Appn Ref No:
	Applicant:
	Parish:

	10/0206
	Mr Neil Fell
	Wetheral

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	04/03/2010
	CTM Group
	Wetheral

	
	
	

	Location:
	
	Grid Reference:

	Wheelbarrow Farm, Scotby, Carlisle, CA4 8AD
	
	343809 556363

	
	
	

	Proposal:
	Excavation In Existing Pasture To Form Slurry Storage Lagoon


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.
	Prior to the lagoon being brought into use, the 2 metre high protective fencing and gates around the lagoon shall be completed in accordance with the details in the Design and Access Statement received from CTM Groundworks on 3 March 2010.  The fencing and gates shall not be altered or removed without the prior written approval of the Local Planning Authority.
Reason:
To ensure compliance with Policy CP5 of the Carlisle District Local Plan 2001-2016.


	3.
	The approved documents for this planning permission comprise:
1. the submitted planning application form;
2. site location plan received 3rd March 2010;
3. block plan received 3rd March 2010;
4. drawing number E2280/02/A;
5. the Notice of Decision; and
6. any such variation as may subsequently be approved in writing by the Local Planning Authority.
Reason:
For the avoidance of doubt and to ensure compliance with the objectives of Policy CP5 of the Carlisle District Local Plan 2001-2016.



Summary of Reasons for the Decision
The application seeks "Full" planning permission for the formation of a slurry lagoon at Wheelbarrow Farm, Aglionby, Carlisle.  The farm is located on the north-west fringe of Aglionby.  The site upon which the lagoon would be located is agricultural land, bounded to the east by the farm steading and to the north with open countryside on the remaining two sides.  The land is relatively level and open with hedging along the boundary with the A69 to the south.  To the south-east, is Stone Eden Nursery and 154 metres to the south-west is a residential care home.
The proposed lagoon would be sited immediately to the east of the farm.  The lagoon would be enclosed by a raised bund that would measure 100 metres in length by 68 metres in width.  The lagoon would be sited within this bund and would measure 55 metres by 30 metres.  The earth bund would be formed from material excavated from the site.  The height difference between the bottom of the lagoon and the height of the bund would be 4.7 metres and the lagoon would have a capacity of 4546.09 cubic metres or 1 million gallons of slurry.  A 2 metre high protective fence with two rows of barbed wire would be erected on top of the earth bunds.  In addition, rabbit-proof fencing would be placed around the site.  Access to the lagoon would through the existing farm steading. 
The application is accompanied by a Design and Access Statement which states that as a consequence of legislation governing the spreading of slurry on the land, it has become necessary to expand the existing storage facility on the farm.  The applicant considered that the formation of the lagoon would be visually more acceptable that extending or constructing a cylindrical metal or concrete tower.
The lagoon would be located in an open field, adjacent to the farm steading.  The application site is the closest available land to the farm that is suitable to meet the needs of the lagoon and the operational requirements of the farm in terms of transferring the slurry.  In light of this, it is accepted that there is a need for the lagoon to be situated in the location specified.  
The lagoon would be sited adjacent to existing agricultural buildings and although there would be some artificial remodelling and raising of the ground levels around the lagoon itself, once complete and the area re seeded, the development would not adversely affect the character or appearance of the area.  
Any visual impact that the lagoon may have would be minimised by the bunds being re seeded with grass and the location adjacent to agricultural buildings.  Once complete, the lagoon would blend with the agricultural land.  The scale and form of the lagoon is commensurate with the scale of the agricultural operation and the proposal accords with advice contained within PPS7 together with Local Plan policies.
Planning Policy Statement 7 "Sustainable Development in Rural Areas" recognises the important varied roles of agriculture and its need to become more competitive, sustainable and environmentally friendly whilst complying with changing legislation and associated guidance. 
Under the Water Framework Directive, areas of land are being designated as Nitrate Vulnerable Zones (NVZs), which are to be fully implemented by 2010.  Wheelbarrow Farm has been designated as being within an NVZ in order to meet the increased demands of European Legislation on nitrates.
Part of NVZ legislation, imposes a closed period when no spreading of slurry is allowed.  This period is from 1st August to 31st December for arable land or 1st September to 31st December for grassland.  In addition, from the 1st January until the last day of February the maximum amount of slurry that can be applied at any one time is 50 cubic metres per hectare with at least three weeks between each individual application.  Farms, therefore, have to ensure that they have a minimum of five months storage capacity to meet NVZ requirements.
The proposed lagoon corresponds with current environmental recommendations for the management of slurry.  The lagoon will enable the cattle slurry that is produced on the farm to be stored throughout the winter. It can then be spread at the optimum time (late winter and through the growing season) to take best advantage of the nutrients it contains and minimise the risk of diffuse pollution due to run-off, which occurs where slurry is spread when ground conditions are inappropriate such as when they are frozen or waterlogged.  This approach is likely to provide significant environmental benefits through enabling environmentally responsible management of slurry on the farm.
Policies CP5 and LE25 of the Local Plan both seek to ensure that there is no adverse impact on the residential amenity of adjacent properties.  The closest premises is Stone Eden Nursery, situated approximately 62 metres to the south-east of the application site.  Rosehill Henry Lonsdale Home which is a residential home, is located to the south-west, its grounds being 154 metres from the application site.  Given the distance from these neighbouring buildings, the lagoon would not be visually intrusive or create any additional adverse impact on the living conditions of the occupiers of these properties, through noise or odours over and above those usually associated with farming activities in rural areas.
Within the buffer zone of Hadrian's Wall Military Zone World Heritage Site 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, providing that the proposal reflects the scale and character of the existing group of buildings; and there is no unacceptable adverse effect on the character and/or appearance of the Hadrian's Wall Military Zone World Heritage Site.
The lagoon would be well related to the existing buildings and the boundaries of the field.  The proposal would be aesthetically acceptable within the visual context of the area.  English Heritage has raised no objection.
The Environment Agency (EA) has been consulted and raised no objections to the proposal; however, the development must fully comply with the terms of the Control of Pollution (Silage, Slurry and Agricultural Fuel Oils) Regulations 1991 (as amended 1997) and 'Protecting our Water, Soil and Air - Code of Good Agricultural Practice for Farmers, Growers and Land Managers'.  Under this Legislation the EA must be informed of new, reconstructed or enlarged structures at least 14 days prior to the structure being brought into use.  An informative has been included within the decision notice drawing the applicant's attention to this requirement.
Concern has been raised in regard to the prevention of unauthorised access to the lagoon from children and animals.  The lagoon would be enclosed by a 2 metre high non-climbable fence with lockable gates.  The height of the boundary structure would be in excess of the Health & Safety Executive requirements under their legislation "Construction (Design and Management) Regulations" (2007).  It is therefore considered that these will reduce any possible risks to human and animal welfare.  There is reference in both the Parish Council response, and the objections from a local resident, to risks of persons from the Rosedale Henry Lonsdale Home gaining entry to the site and, in a confused state of mind, being at risk of drowning.  However, this proposal is considered to be no greater a risk to the well-being of residents than exists to them now due to the Home's close proximity to the motorway.  There is no evidence of existing or indeed previous residents having harm caused to them from its presence and much greater accessibility so it is highly unlikely that the slurry lagoon would be a greater threat.
A further issue raised by the objector, relates to potential odour pollution from the farm and includes a press article from 'Garforth Today'.  The article reports odour pollution experienced by local residents from a slurry lagoon in Swillington, Garforth.  Whilst this serves to highlight a potential problem, the fundamental difference is that the applicant's business is a beef farm where the potential for odour nuisance would be greatly reduced compared to the pig farm featured in the press article.  The proposed lagoon would be 50 metres west of the existing slurry tower where, the applicant states, there has previously been no complaints regarding odour; furthermore, the applicant has stated that he will undertake to place an additive to the slurry which should further minimise this potential issue.
In conclusion, the scale and design of the lagoon would be commensurate with the farming operation would not have an adverse impact upon the landscape character of the surrounding area or the setting of the World Heritage Site.  The lagoon would be positioned sufficient distance from the neighbouring premises to ensure that the living conditions are not adversely affected.  
The applicant also has a requirement to comply with the various EA Legislation which governs the structural integrity of the lagoon and its potential to seep into watercourse.  In all aspects the proposal is considered to be compliant with the objectives of the relevant Local Plan policies.
Relevant Development Plan Policies
	Carlisle District Local Plan 2001 - 2016 
Core Development Policies - Policy CP1 - Landscape Character
Proposals for development in the rural area must seek to conserve and enhance the special features and diversity of the different landscape character areas.  Development will be considered appropriate to the character of the landscape provided the proposal has regard to and conserves:
the landform and natural patterns of drainage;
· the pattern of trees and woodland;
· the habitats of species of importance for wildlife;
· the pattern and composition of field boundaries;
· the pattern of historic landscape features;
· the pattern and distribution of settlements


	Carlisle District Local Plan 2001 - 2016
Core Development Policies - Policy 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 CP11 - Protection Of Groundwaters And Surface Waters
Proposals for development which would cause demonstrable harm to the quality, quantity and associated ecological features of groundwater and surface waters will not be permitted.


	Carlisle District Local Plan 2001 - 2016
Core Development Policies - Policy CP13 - Pollution
Development will not be permitted where it would generate, either during construction or on completion, significant levels of pollution (from contaminated substances, odour, noise, dust, vibration, light, heat) which can not be satisfactorily mitigated within the development proposal or by means of planning conditions.


	Carlisle District Local Plan 2001 - 2016
Local Environment - Policy 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.


	Carlisle District Local Plan 2001 - 2016
Local Environment - Policy LE25 - Agricultural Buildings
Proposals for new farm buildings and extensions to existing agricultural buildings and other farm structures will be permitted provided that;
1
the building or structure is sited where practical to integrate with existing farm buildings and/or take advantage of the contours of the land and any existing natural screening; and 
2
the scale and form of the proposed building or structure relates to the existing group of farm buildings; and
3
within AONBs, conservation areas and Landscapes of County Importance, the design and materials used reflect the overall character of the area; and
4
the proposal would not have an unacceptable impact on any adjacent properties.
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	Appn Ref No:
	Applicant:
	Parish:

	10/0005
	Mr Hodgson
	Wetheral

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	04/01/2010 16:02:04
	Planning Branch Ltd
	Great Corby & Geltsdale

	
	
	

	Location:
	
	Grid Reference:

	Willowdene, 14 Broadwath Holdings, Heads Nook, CA8 9BB
	
	348570 555006

	
	
	

	Proposal:
	Erection Of Replacement Dwelling


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 approved documents for this planning permission comprise:
1.
the submitted planning application form;
2.
the existing site layout received on 4th January 2010;
3.
existing plans received 4th January 2010;
4.
proposed elevations drawing number P1a received on 16th March 2010;
5.
proposed floor plans drawing number P2 received on 16th March 2010;
6.
location plan drawing number P3a received on 19th May 2010;
7.
site plan drawing number P4b received on 9th April 2010;
8.
the Notice of Decision; and
9.
any such variation as may subsequently be approved in writing by the Local Planning Authority.
Reason:
For the avoidance of doubt and to ensure compliance with Policy H10 of the Carlisle District Local Plan 2001-2016.


	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 materials used are acceptable and to ensure compliance with Policy CP5 of the Carlisle District Local Plan 2001-2016. 


	4.
	Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 1995 (or any Order revoking and re-enacting that Order) there shall be no enlargement or external alterations to the dwelling unit to be erected in accordance with this permission, within the meaning of Schedule 2 Part (1) of these Orders, without the written approval of the Local Planning Authority.
Reason:
To ensure compliance with the objectives of the Replacement Dwelling policy in accordance with Policy H10 of the Carlisle District Local Plan 2001-2016.


	5.
	No development hereby approved by this permission shall be commenced until a scheme for the provision of surface water drainage works has been submitted to and approved in writing by the Local Planning Authority.  Such a scheme shall be constructed and completed in accordance with the approved plans prior to the occupation of the dwelling. 
Reason:
To ensure a satisfactory means of surface water disposal and in accordance with Policy CP12 of the Carlisle District Local Plan 2001-2016.


	6.
	No development hereby approved by this permission shall commence until a landscaping scheme has been submitted to and approved in writing by the Local Planning Authority.  The scheme shall include details of the proposed type and species of all planted material including particulars of the proposed heights and planting densities.
Reason:
To ensure that a satisfactory landscaping scheme is prepared and to ensure compliance with Policy CP1 of the Carlisle District Local Plan 2001-2016.


	7.
	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.  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.
Reason:
To ensure that a satisfactory landscaping scheme is implemented and that if fulfils the objectives of Policy CP1 of the Carlisle District Local Plan 2001-2016.


	8.
	No development hereby approved by this permission shall commence until details of the ground source heat pump and rainwater harvesting system have been submitted to and approved in writing by the Local Planning Authority.  Such details shall include scale drawings illustrating the siting together with the size of the equipment.  The development shall then be undertaken in accordance with the approved details.
Reason:
For the avoidance of doubt and to ensure compliance with Policy CP9 of the Carlisle District Local Plan 2001-2016.


	9.
	The existing dwelling on the site shall be demolished upon occupation of the dwelling hereby permitted and cleared in accordance with details to be submitted and agreed in writing by the Local Planning Authority.
Reason:
To prevent over-intensive development of the site in accordance with Policy DP1 of the Carlisle District Local Plan 2001-2016.



Summary of Reasons for the Decision
This application seeks “Full” planning permission for the erection of a replacement dwelling at Willowdene, 14 Broadwath Holdings, Heads Nook, Carlisle.  The proposal relates to a modestly proportioned, two storey detached dwelling, which is situated within a generous garden, 180 metres to the south of the hamlet of Burnrigg.  The surroundings to the site are wholly rural, with the exception of two residential dwellings located immediately adjacent to the south-east of the site with a further property approximately 65 metres to the south-west of the site.  The existing dormer property is finished using roughcast render under a slate roof. 
The site is accessed from the Burnrigg to Cumwhitton road.  Close to the railway crossing, is a private road that serves two of the neighbouring properties to the east of the application site.  On a corner of this lane, is the access to the site which leads through established and mature landscaping.
The application site, which extends to around 2436 square metres, is rectangular in shape.  Adjacent to the north-east boundary of the site is Willowdene, with its domestic curtilage situated predominantly to the south and west of the existing dwelling.  It is proposed to demolish the property, which has a footprint of 87.5 square metres and erect a replacement dwelling.  The proposed dwelling would occupy a footprint measuring 115 square metres and it would be constructed 3 metres west of its current position.
The accommodation to be provided within the proposed dwelling would consist of a porch, hallway, office, utility room, cloakroom, 2no. W.C.s, lounge and dining room (all at ground floor) with 2no. bedrooms, a bathroom and a master bedroom with ensuite bathroom being located at the first floor,. It is intended to form a play room within the roof void.
The appearance of the proposed dwelling would be traditional in character but would incorporate some more contemporary elements.  It would have a timber frame construction but be faced in a lime render finish.  The corners of the building would be rounded and the pitched roof would be finished in natural slate.  Windows would be timber framed and the proposed porch would be constructed from green oak.  
The foul drainage system would connect into an existing septic tank and surface water would be discharged to a soakaway.  The development would potentially incorporate a ground source heap pump and a rainwater harvesting system.
Ordinarily, new residential development in this location would not be acceptable but this application seeks consent to erect a replacement dwelling.  Consequently, the principle of erecting a replacement dwelling is- in general terms- not itself an issue, provided that the proposals can demonstrate compliance with the criteria identified within Policy H10 of the Local Plan and are, likewise, not  in conflict  with any other relevant planning policies.  The issues raised are discussed in more detail in the analysis which follows.
 
The principal objective of Policy H10 is to retain the stock of smaller housing units in the rural area.  Whilst the existing dwelling is modest in terms of its footprint and accommodation, it is situated within a sizeable plot (almost 0.25 hectares in area) that affects the extent to which it is truly “affordable”. This is an important point in that the thrust of Policy H10 is to avoid smaller, and hence more "affordable", properties being lost from the overall housing stock that is available and being replaced with more substantial dwellings. 
The key aspect of the policy is criterion 2, which requires that the footprint of the replacement dwelling is no greater than a 15% increase in the footprint of the original dwelling.  In this instance the replacement dwelling represents a 31% increase in the footprint of the original dwelling, which would be contrary to the policy criteria.  Although the replacement dwelling would incorporate accommodation provided at three floors (by utilising the roof space) the wording of the policy is such that it does not preclude two storey dwellings being designed to have a useable attic area.
Each application has to be considered on its own merits; however, Section 54A of the Town and Country Planning Act 1990 states:
"Where, in making any determination under the Planning Acts, regard is to be had to the development plan, the determination shall be made in accordance with the plan unless material considerations indicate otherwise."
In short, where the development plan has policies which affect the proposal they will dictate the decision unless there are other material considerations which should take precedence.  Other material considerations need to be both significant and unique to the proposal to prevent the decision being used as a precedent for subsequent applications elsewhere.  In this instance, material considerations which may be persuasive in favour of approval are:
· how the development fits in with its surroundings;
· the design and appearance;
· scale;
· materials;
· access; 
· traffic generation;
· contribution to any significant local, national or international objective;
· previous planning decisions;
· compliance with Planning Policy Guidance notes (PPG's) or Planning Policy Statements (PPS's); or
· planning circulars.
The existing dwelling has been on the site for a considerable period of time and was built as a land settlement house.  The method of construction, the design and the use of materials reflect the age of the property which does not compare with modern building standards.  Associated problems, such as damp within the building, are evident.  "Permitted development" rights apply to the property and would allow the applicant to alter and extend the property within the prescribed criteria of the legislation without the need for planning consent.  The scale and footprint of the resulting building together with the amount of accommodation that this could provide the applicant would be comparable to that which would be provided with the replacement dwelling; however, the Council would have no control over the finished structure.  The resulting building extended under the "permitted development" rights could have a similar footprint to the proposed replacement dwelling and, arguably, could have a greater detrimental visual impact on the character of the area through the amalgamation of the existing building and the new extensions.  A replacement dwelling would allow a building that would be visually more cohesive and attractive in the context of the site and the surrounding area.
The most prominent vista of the site would be from the Broadwath road.  The nature of the siting of the adjacent buildings is that they are screened by existing and mature vegetation.  In this context, the dwelling would be viewed in isolation and there would be no cause for direct comparison with the character or appearance of neighbouring dwellings.   
The existing property is not offensive; however, it is a former settlement property and is not of any significant architectural merit.  Its slated roof and roughcast render finish is not wholly untypical of the local vernacular for which there is no one dominant topography.  The replacement dwelling, however, would incorporate traditional finishes such as lime render and slate.  The design of the property utilises more modern elements such as the timber framed windows that would incorporate efficient glazing together with the use of green oak in the porch.  The timber frame would allow the use of modern insulation materials that would further enhance the thermal efficiency of the dwelling.  The dining room, which would be located within a single storey projection to the rear of the property, deviates from the character of the remainder of the property in that it would be primarily glazed under a slate roof.  This element of the dwelling would be more contemporary in appearance; however, it would sit comfortably with the more traditional aspects of the scheme. 
The nearest properties are two storey, former land settlement dwellings that are finished in rendered with slate roofs (one of these properties has been significantly extended).  As such, the scale and design of the proposed dwelling would not be out of keeping with its immediate neighbours. 
The applicant's agent argues that there were previously three outbuildings within the curtilage of the property and that through their demolition; this offsets the footprint in the context of the planning policy.  The buildings have been demolished and therefore little weight can be attached to this argument; however, given the scale of the proposed replacement dwelling, it would be appropriate to condition any planning consent that future alterations, extensions and outbuildings require planning consent.
The size of the plot warrants and justifies the erection of a larger replacement dwelling.  The current building does not positively contribute to the character or appearance of the surrounding landscape.  This scheme can be differentiated from other replacement dwellings through the method that the applicant has adopted in combining a traditional building that would incorporate high quality design features that would also marry a contemporary single storey element.  The proposal should be read in conjunction with the thermal efficiency of the resulting building along with the use of modern technology for the ground source heat pump and the rainwater harvesting system.  The proposed landscaping would emulate that of the neighbouring properties.
 
The proposed dwelling is situated approximately 65 metres from the nearest residential property.  As such, the living conditions of the occupiers of that property will not be compromised through loss of light, loss of privacy or over dominance.
In the additional supporting information received from the agent, it is stated that the applicant is keen to incorporate renewable energy in the form of a ground source heat pump and a rainwater harvesting system.  This would contribute to the reduction of the overall environmental impact of the development and is supported by current planning policies.  As no details have been provided, it would be appropriate to impose a condition requiring the submission of additional information.
In overall terms, the principle of the development is acceptable.  The scale of the replacement dwelling is outwith the parameters of the policy guidance; however, there are material considerations that warrant approval of this application.  The design and use of materials in the building together with the positive environmental features would be an improvement upon the existing dwelling and be commensurate with the site's size and features.  Further, it proposes a high quality design, use of vernacular materials and incorporates sustainable forms of heating.   
An extended dwelling that would be permissible without the need for planning permission would occupy a similar footprint of building to that being proposed and would arguably have a less satisfactory visual impact on the character of the area due to the lack of cohesion.  The combination of these elements results in a dwelling that would enhance its appearance within the landscape, increase the thermal efficiency of the property and promote a more sustainable building.
The proposed dwelling would not be an “exceptional dwelling” but would be of sufficient merit and acceptable in terms of its appearance.  The building would not result in any demonstrable harm to the landscape character of the wider area or the living conditions of any neighbouring residential dwellings.  In all other aspects the proposal is compliant with the objectives of the relevant Local Plan policies.
Relevant Development Plan Policies
	Carlisle District Local Plan 2001 - 2016 
Spatial Strategy & Development Principles - Policy DP1 - Sustainable Development Locations
All proposals for development will be assessed against their ability to promote sustainable development.  Proposals will be considered favourably in the following locations, provided they are in scale with their location and consistent with other Policies of this Local Plan.
Urban Area
City of Carlisle
Key Service Centres
Brampton
Longtown
Local Service Centres
Burgh by Sands
Heads Nook
Castle Carrock
Houghton
Cummersdale
Irthington
Cumwhinton
Raughton Head
Dalston
Rockcliffe
Gilsland 
Scotby
Great Corby
Smithfield
Great Orton
Thurstonfield
Hallbankgate
Warwick Bridge
Hayton
Wetheral
Proposals for development within these locations will be assessed on the basis of the need for development to be in the location specified.
Within the Urban Area proposals for retail, office and leisure developments will be subject to a sequential approach which requires that locations re considered as follows: firstly within the City Centres; secondly edge-of-centre locations; and thirdly the remainder of the urban area.
Proposals for residential development will be considered against the need to give priority to the reuse of previously developed land, with particular emphasis on vacant and derelict sites and buildings.
Settlement Boundaries have been established on the Proposals Map to recognise the extent of built development or where planning permission already exists to judge proposals for development and are not indicative of land ownership.
Outside these locations development will be assessed against the needs to be in the location specified.


	Carlisle District Local Plan 2001 - 2016 
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 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 CP9 - Development, Energy Conservation And Efficiency
Development proposals should take into account the need for energy conservation and efficiency in their design, layout and choice of materials. The principles should be introduced in the early stages of the design process in order to consider the orientation of buildings to maximise solar gain coupled with high levels of insulation to reduce heating costs. The efficient and effective use of land, including the reuse of existing buildings and the use of environmentally sustainable materials should also be encouraged. Landscaping schemes also may be used to shelter buildings in exposed positions to reduce heat loss.
These elements will contribute to the energy efficiency of a new development. Developers should also consider the possible incorporation of photovoltaic cells, active solar panels and other small-scale sources of renewable energy. Consideration should be given to recycled materials, waste minimisation and recycling measures within the design.
Designers will be encouraged to include systems for collecting roof water to enable its re-use.


	Carlisle District Local Plan 2001 - 2016
Core Development Policies - Policy 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 H10 - Replacement Dwellings In The Rural Area
The replacement of recently occupied permanent dwellings, with existing use rights, located within the rural area will be permitted provided that:
1
The new dwelling is located on or close to the site of the original dwelling; and
2
the scale of the dwelling is no greater than a 15% increase in the footprint of the original dwelling; and 
3
the design of the replacement dwelling is appropriate to its location and complements the character and architectural detail of other dwellings in the locality; and
4
the proposal does not adversely affect the amenity of the area or adjoining property; and
5
appropriate access and parking arrangements can be provided
This policy is not intended to allow small houses to be replaced by much larger properties.


	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: 19
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	10/9002
	 Cumbria County Council
	Carlisle

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	08/04/2010
	Cumbria County Council
	Upperby

	
	
	

	Location:
	
	Grid Reference:

	Upperby Primary School, Uldale Road, Carlisle, CA2 4JT
	
	340864 553666

	
	
	

	Proposal:
	Single Storey Extension To Provide Extended Services Room


	Decision:
	City Council Observation -  Raise Objection(s)
	Date:
	04/05/2010


	Decision of:
	Cumbria County Council


	Decision Type:
	Grant Permission
	Date:
	04/05/2010


	Item no: 20
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	10/9004
	 R W Atkinson
	

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	21/04/2010
	Mr Nick Long
	Lyne

	
	
	

	Location:
	
	Grid Reference:

	North Bank House, Roadhead, Carlisle, Cumbria, CA6 6NA
	
	351857 575061

	
	
	

	Proposal:
	Recycling Cardboard Facility


	Decision:
	City Council Observation -  Observations
	Date:
	19/05/2010


	Decision of:
	Cumbria County Council


	Decision Type:
	Grant Permission
	Date:
	17/05/2010


	Item no: 21
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	07/0088
	 Mr & Mrs R Watson
	Hayton

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	01/02/2007
	Unwin Jones Partnership
	Hayton

	
	
	

	Location:
	
	Grid Reference:

	Land Barns at Stonehouse Farm, Hayton, Brampton, CA8 9JE
	
	351212 557891

	
	
	

	Proposal:
	Revised Proposal For The Conversion Of Farm Buildings To Create Eleven Dwellings With Nine Additional Garages


Members will recall at Committee meeting held on 1st June 2007 that authority was given to the Head of Planning and Housing Services to issue approval subject to the satisfactory completion of a Section 106 Agreement concerning the provision of two affordable units.  The Section 106 Agreement has been entered into and approval was issued on 13th April 2010. 
Granted Subject to Legal Agreement 
	1.
	The development shall be begun not later than the expiration of 3 years beginning with the date of the grant of this permission.
Reason:
In accordance with the provisions of Section 91 of the Town and Country Planning Act 1990 ( as amended by Section 51 of the Planning and Compulsory Purchase Act 2004).


	2.
	The development shall be carried out in accordance with the approved 
documents as amended by drawing nos. 2315/011, /012, /013A, and, 014A     received on the 19th March 2007 (hereinafter referred to as the approved scheme) or any such variation to the approved scheme as may subsequently be approved in writing by the local planning authority prior to the work being carried out. 
Reason:
To ensure a satisfactory development in accordance with the 


underlying objectives of Policies H5 and H12 of the Carlisle District 

Local Plan, and, Policies CP4 and CP5 of the Carlisle District Local 

Plan 2001-2016 (Redeposit Draft).


	3.
	No development shall commence until detailed drawings showing the development and means of access (including the road and surface water drainage) thereto have been submitted to the local planning authority for approval.  Any such approved means of access and road shall be completed in accordance with the approved details before any dwelling hereby permitted is occupied.
Reason:
In the interests of highway safety in accordance with Policies H5 and H12 of the Carlisle District Local Plan.


	4.
	Before any dwelling is occupied the associated off-street parking shall be provided together with vehicular access thereto and the associated turning area in accordance with the approved plans.  The access, spaces for garage and parking, and, turning area shall be used for no other purpose without the prior approval of the local planning authority.
Reason:
To ensure that each dwelling is provided with parking to the satisfaction of the local planning authority and thus comply with Policy T7 of the Carlisle District Local Plan.


	5.
	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 H12 of the Carlisle District Local Plan.


	6.
	Samples or full details of all materials to be used on the exterior shall be submitted to and approved in writing by the local planning authority before any work is commenced.
Reason:
To ensure the works harmonise as closely as possible with the existing building and to ensure compliance with Policies H5 and H12 of the Carlisle District Local Plan.


	7.
	Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 1995, (or any Order revoking or re-enacting that Order), no building, garage, shed or other structure be erected within the curtilage of any dwelling hereby permitted without the prior permission of the local planning authority and the approval by them of the design, siting and external appearance of such structures.
Reason:
The local planning authority wishes to retain full control over the matters referred to in order to protect the character, integrity and appearance of the buildings and their setting in accordance with Policy H12 of the Carlisle District Local Plan.


	8.
	Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 1995, (or any Order revoking and re-enacting that Order), no extensions to any dwelling hereby permitted shall be carried out without the permission of the local planning authority.
Reason:
The local planning authority wishes to retain full control over the matters referred to in order to protect the character, integrity and appearance of the buildings and their setting in accordance with Policy H12 of the Carlisle District Local Plan.


	9.
	Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 1995, (or any Order revoking and re-enacting that Order), no additional windows shall be inserted in the dwellings hereby permitted without the prior consent of the local planning authority.
Reason:
In order to safeguard the character of the buildings and protect the living conditions of neighbouring residents in accordance with Policies H5 and H12 of the Carlisle District Local Plan.


	10.
	Particulars of height and materials of all screen walls 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.


	11.
	Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 1995, (or any Order revoking and re-enacting that Order), no gates, fences, walls or other means of enclosure shall be erected or constructed in front of the forwardmost part of the front of the dwellings hereby permitted other than those expressly authorised by this permission, without the permission of the local planning authority.
Reason:
To ensure that any form of enclosure to the front gardens of the properties is carried out in a co-ordinated manner in accord with Policy H16 of the Carlisle District Local Plan.


	12.
	No development shall take place until details of a landscaping scheme have been submitted to and approved by the local planning authority.
Reason:
To ensure that a satisfactory landscaping scheme is prepared in accord with Policy E9 of the Carlisle District Local Plan.


	13.
	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 any dwelling hereby permitted 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 in accordance with the objectives of Policy E9 of the Carlisle District Local Plan.


	14.
	No development approved by this permission shall be commenced until a scheme for the provision of foul and surface water drainage works have 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 ensure a satisfactory means of surface water disposal and in accord with E22 of the Carlisle District Local Plan.



Summary of Reasons for the Decision
The steading at Stone House Farm was originally built as the "Home Farm" to the Hayton House Estate. Hayton House was demolished in the early 1950's leaving the farmhouse, farmstead, shooting lodge, stables and carriage houses serving the former parkland.  The complex is mid to late nineteenth century and is predominantly built of red sandstone with slate roofs comprising a T-shaped range and an L-shaped range with a yard.  The T-shaped range consists of stables, tack rooms, carriage houses with a dovecote tower. The late nineteenth century farmhouse has been altered and extended.
To the immediate east of Stone House farmhouse there are a pair of semi-detached houses (1 and 2 Stone House Cottages) and countryside consisting of open fields or woods that provide the approach to the settlement of Townhead.  The development of the woodlands, approved under application 02/1359, to the west of the current application site has effectively been completed.
The current application consists of revisions to the conversion of the former farm buildings originally approved as part of application numbers 90/1246 and 96/0031.  In 2005, under application numbers 04/1605 and 05/0835 planning permission was given to revise the scheme for the conversion of the former shooting lodge to a dwelling.  A Design and Access Statement accompanies the application.   
It is considered that the five main issues, to greater or lesser degrees, in the case of this application are:
i)
whether the proposal needs to include the provision of an element of affordable housing (Policy H19 of the Structure Plan, Policy H8 of the Carlisle District Local Plan (CDLP), and, Policy H5 of the Carlisle District Local Plan 2001-2016, Redeposit Draft);

ii)
whether the proposal would harm the character of the buildings/area (Policies H5 and H12 of the CDLP, and Policies CP4, H1 and H8 of the CDLP 2001-2016); 
iii)
whether the proposal would be detrimental to the amenities of neighbouring residents (criterion 4 of Policy H5 of the CDLP, and, Policies CP5 and H1 of the CDLP 2001-2016);  
iv)
whether the proposal has taken account of the need for energy conservation and efficiency (Policy CP8 of the CDLP 2001-2016); and,
v)
whether the submitted foul and surface water drainage details are considered adequate (Policy E22 of the CDLP and Policies CP9 and  CP11 of the CDLP 2001-2016).
When considering i) it is apparent that Hayton is identified as a Local Service Centre under Policies DP1 and H1 of the CDLP (2001-2016).  Policy H5 of the CDLP (2001-2016) states that in rural areas a 20% contribution would be required on sites involving 10 dwellings.  The submitted background information does not indicate the intended provision of any affordable units as part of the current proposal.  
A material consideration could, however, be whether the applicants have an extant permission to carry out a similar proposal without the need to provide any affordable housing.  It is evident that the applicants have previously been given permission to convert the structures subject of the current application in 1990 and 1996 under reference numbers 90/1246 and 96/0031. In the case of the former shooting lodge an application to satisfy the relevant Building Regulations (ref. 00/0805) was submitted in 2000.  In 2005, under application numbers 04/1605 and 05/0835 planning permission was given to revise the scheme for the conversion of the former shooting lodge to a dwelling.
On the basis of the currently available information it appears that the only element implemented has been the conversion of the former shooting lodge based on a revised scheme approved under application 05/0835.  In response to which the applicants have agreed to incorporate two affordable units to be let at an "affordable rent".
In relation to ii), the contents of the submitted Design and Access Statement are acknowledged.  This aside, there are concerns over the nature and extent of the proposed openings, and, the dispersed locations of the proposed garages that do not reinforce the existing layout.  In addition, the submitted details do not appear to include any details of the proposed garages.
As a result the applicants have submitted revised plans which are considered to comply with the relevant policies.
When considering iii) the submitted layout plan shows the main walls of the proposed dwellings to vary in distance from 19.4 to 20.6 metres when measured with those of the existing dwellings at The Nurseries.  The applicants have submitted revised plans which either show the provision of a mono pitched extension unglazed at first floor level and/or the installation of first floor windows serving proposed en-suite facilities.  On this basis, it is considered that the proposal is consistent with the underlying objectives of the relevant polices.
Finally, in regard to iv) and v), the applicants have agreed to provide a high standard of insulation, and, indicated connection to the existing foul sewer.
Relevant Development Plan Policies
	Cumbria and Lake District Joint Structure Plan 2001 – 2016 
Policy ST1: A Sustainable Vision for Cumbria
The overall quality of life within Cumbria should be enhanced through the promotion of sustainable development that seeks to protect the environment, ensure prudent use of resources and maintain social progress and economic growth.
Urban and rural communities should be sustained through measures that, in combination, advance the four objectives of sustainable development and achieve:
•
a flourishing and diverse local economy
•
access to good quality housing for all
•
a full range of appropriate and accessible services
•
good transport services and communications linking people to jobs, schools, health and other services
•
quality built, natural and historic environments
•
places to live in a safe and healthy manner
•
vibrant, harmonious and inclusive communities


	Cumbria and Lake District Joint Structure Plan 2001 – 2016 
Policy ST3: - Principles applying to all new development
All proposals for development including alterations to existing buildings and land use change will be required to:
1.
seek locations consistent with policy ST5, ST6, and ST7 which will assist in reducing the need to travel, and then in the following order of priority :
a) the appropriate reuse of existing buildings worthy of retention, followed by
b) the reuse of previously developed land and only then
c) the use of previously undeveloped land,
7. seek sites that are or will be made accessible by public transport, walking or cycling,
8. reduce the risk of flooding within the development and elsewhere by a choice of location in the following order of priority:
a)
sites with little or no flood risk, followed by
b)
sites with low or medium flood risk, and only then
c)
sites in areas of high flood risk
Design proposals should minimise or mitigate any flood risk and where practicable include sustainable drainage systems
9. ensure agricultural land of poorer quality is used for development in preference to the best and most versatile agricultural land.
10. avoid the loss of, or damage to, and where possible enhance, restore or re-establish, important nature conservation features,
11. avoid the loss of or damage to, and wherever possible enhance important or distinctive conservation features including landscapes, buildings, archaeological sites, historic parks and gardens and visually important public and private open spaces,
12. ensure high standards of design including siting, scale, use of materials and landscaping which respect and, where possible, enhance the distinctive character of townscape and landscape, promote a safe and secure environment that designs out crime and makes proper provision for people with restricted mobility and people with special needs,  promote energy and water efficient design and the use of recycled materials and renewable energy technology, avoid reductions in air quality and the quality and quantity of groundwater and surface waters, ensure development makes efficient use of and is within infrastructure, community and service constraints, or that these can be satisfactorily overcome through planned improvements or at the developers expense without an adverse effect on the environment, Ensure minimal levels of light pollution and noise.


	Cumbria and Lake District Joint Structure Plan 2001 – 2016 
Policy H19: Affordable housing outside the Lake District National Park
Affordable housing to meet proven local need will be provided through:
1. 
the provision of an element of affordable housing as part of residential or mixed use development of sites of more than 0.4 hectares or 10 or more dwellings, or
2.
the development of affordable housing in rural sites considered an exception to normal planning policy contained in Local Plans.
Adequate arrangements must be made to ensure that the housing remains available on an affordable basis for local people in perpetuity.


	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
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 Plan
Housing - Proposal H5
Within the following settlements, large scale residential development will not be permitted.  Proposals for small scale residential development will normally be acceptable providing 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.
Aglionby, Baldwinholme, Banks, Barclose, Beaumont, Blackford, Blackwell, Boltonfellend, Boustead Hill, Broadwath, Brisco, Brunstock, Burgh-by-Sands, Burnrigg, Cardewlees, Cargo, Carleton, Castle Carrock, Cotehill, Cumdivock, Cummersdale, Cumrew, Cumwhinton, Cumwhitton, Durdar, Easton, Farlam, Faugh, Fenton, Gaitsgill, Gilsland, Great Corby, Great Orton, Grinsdale, Hallbankgate, Harker, Hayton, Hayton Townhead, Heads Nook, Hornsby, Houghton, How Mill, Irthington, Kirkcambeck, Kirkandrews-on-Eden, Knells, Lanercost, Laversdale, Linstock, Little Orton, Low Crosby, Longburgh, Low Row, Lyneholmeford, Midgeholme, Milton, Moat, Monkhill, Moorhouse, Newby East, Newtown, Raughtonhead, Rockcliffe, Rickerby, Scaleby, Scotby, Smithfield, Stainton, Stockdalewath, Talkin, Tarraby, Thurstonfield, Tindale, Todhills, Walton, Warwick-on-Eden, Warwick Bridge (including Little Corby & Corby Hill), Westlinton, Wetheral, Wetheral Pasture.


	Carlisle District Plan
Housing - Proposal H8
The City council will, where appropriate, negotiate with developers for an element of affordable housing to be included in the larger housing developments.


	Carlisle District Plan
Housing - Proposal H12
Proposals for the conversion of non residential property to provide residential accommodation in locations where planning permission for new build residential development would not be granted will not be approved unless:
1.
The building is of permanent construction; and
2.
The building can be converted without extensions or major alterations which would destroy its character; and
3.
The details of the proposed conversion respect the building's character; and
4
Adequate access and appropriate car parking can be achieved.
Where appropriate, in order to retain the character and fabric of historic farm buildings, development rights originally permitted by Class A of Part One of Schedule Two to the Town and Country Planning General Development Order (1988 as amended) may be withdrawn by a condition attached to a planning consent.
The conversion of recently constructed or very remote rural buildings will not be permitted.


	Carlisle District Local Plan 2001 - 2016 Revised Redeposit Draft
Core Development Policies - Policy CP4 - Design
The suitability of any new development or redevelopment will be assessed against the following design principles. Proposals should:
1.
Have regard to surrounding buildings in the context of their form in relation to height, scale and massing and making use of appropriate materials and detailing.
2.
Take into consideration any important landscape or topographical features and respect local landscape character.
3.
Reinforce local architectural features where appropriate promoting and respecting local distinctiveness rather than detracting from it.
4.
Be well integrated- ensuring all components of a development are well related to one another e.g. buildings, associated parking, access routes, open space, and hard and soft landscaping to ensure a successful and attractive outcome.
5.
Not adversely affect the residential amenity of existing areas nor adjacent land uses, nor result in unacceptable standards for future users and occupiers of the development. 
6.
Ensure where possible the retention of existing trees, shrubs, hedges and other wildlife habitats and the replacement of any environmental feature lost to development 
7.
Recognise that landscaping schemes (both hard and soft) will be required to assist in integrating new development into existing areas and ensure that development on the edge of settlements is fully integrated into its surroundings. 
8.
Ensure that the necessary services and drainage infrastructure can be incorporated without causing unacceptable harm to retained features.
9.
Through layout and design, encourage the promotion of energy and water conservation by its future occupiers, the incorporation of sustainable forms of energy production within the overall design should also be explored where appropriate 
10
Have a layout and design which minimises the potential for crime and antisocial behaviour.


	Carlisle District Local Plan 2001 - 2016 Revised Redeposit Draft
Core Development Policies - Policy CP5 - Residential Amenity
The amenity of residential areas will be protected from inappropriate development where that development:
1.
is for a use inappropriate for residential areas; and/or
2.
is of an unacceptable scale; and/or
3.
leads to an unacceptable increase in traffic or noise; and/or
4.
is visually intrusive.
In order to ensure residential amenity is not compromised a minimum distance of 21 metres should be allowed between primary facing windows between dwellings (12 metres gable end to primary facing window).  A minimum of 4 metres should be allowed between gable ends to allow for maintenance of property.  Changes in levels of land and height of development will be taken into account in applying these distances.


	Carlisle District Local Plan 2001 - 2016 Revised Redeposit Draft
Core Development Policies - Policy CP6 - Use of Traditional Materials
In order to sustain the local environment consideration will be given to locally sourced traditional materials to maintain the local character of buildings and their environment.
Within conservation areas the City Council will seek to ensure that existing traditional materials are reinstated following repairs to roads, pavements, kerbs and underground services.


	Carlisle District Local Plan 2001 - 2016 Revised Redeposit Draft
Core Development Policies - Policy CP8
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.


	Carlisle District Local Plan 2001 - 2016 Revised Redeposit Draft
Core Development Policies - Policy CP9 - Sustainable Drainage Systems
When the following conditions apply sustainable drainage systems (SuDS) should be incorporated into a development proposal:
1.
The development will generate an increase in surface water run-off; and
2.
The rate of surface water run-off is likely to create or exacerbate flooding problems; and
3.
Sufficient land is available, or can be made available to incorporate any form of SuDS.
Where SuDS are to be incorporated the following details shall be provided:
1.
The type of SuDS; and
2.
Hydraulic design details/calculations; and
3.
Operation, maintenance and, where appropriate, adoption details.


	Carlisle District Local Plan 2001 - 2016 Revised Redeposit Draft
Core Development Policies - Policy CP11 - Foul and Surface Water Sewerage and Sewage Treatment
Development will not be permitted where inadequate foul and surface water sewerage infrastructure exists, or where such provision can not be made within the time constraint of the planning permission.


	Carlisle District Local Plan 2001 - 2016 Revised Redeposit Draft
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




_________________________________________________________________
Within these locations development proposals will be assessed against a sequential approach for the need to be in the location specified.  In particular proposals for retail, office and leisure developments will all be subject to the sequential approach contained in paragraph 2.44 in PPS6.  Residential proposals will be considered against sequential criteria based on PPG3.
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 Revised Redeposit Draft
Housing - Policy H1 - Location of New Housing Development
New housing development will be located in sustainable locations in accordance with PPG 3: 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 Revised Redeposit Draft
Housing - Policy H5 - Affordable Housing
The City Council will negotiate with developers for an element of affordable housing to be included in the majority of housing developments.
All allocated housing sites are expected to make a contribution towards affordable housing.  In the urban area a contribution will be sought on all other sites over 10 dwellings.  In the rural area the contribution to affordable housing will be:
1.
25% of development costs on large sites (over 0.8 ha or 25 dwellings); or
2.
20% on medium sites (over 0.3 or 10 dwellings); or
3.
10% on small sites (over 0.1 ha or 3 units).
Where affordable housing is to be provided at a discounted market value a discount of 25- 30% will be sought.


	Carlisle District Local Plan 2001 - 2016 Revised Redeposit Draft
Housing - Policy H8 - Conversion of Existing Premises
Proposals for the conversion of non-residential property to provide residential accommodation in locations where planning permission for new build residential development would not be granted will not be approved unless:
1.
the building is of sufficient historic or architectural interest or which makes a contribution to local character to warrant retention and alternative use is not viable; and
2.
an appreciation of the historic, architectural, or archaeological significance of the building is submitted with the application against which the proposed development can be assessed, together with the need for further archaeological recording
3.
the building can be converted without extensions or major alterations which would destroy its character; and
4.
the details of the proposed conversion respect the building’s character; and
5.
adequate access and appropriate car parking can be achieved whilst respecting the character of the landscape
6.
the design and appearance of the building should be in keeping with its surroundings. 
Where appropriate, in order to retain the character and fabric of historic farm buildings, development rights originally permitted by Classes A to E inclusive of Part One of Schedule Two to the Town and Country Planning General Development Order 1995 as amended may be withdrawn by a condition attached to a planning consent.
The conversion of very remote rural buildings will be subject to sustainability tests to assess their acceptability.



