SCHEDULE A: Applications with Recommendation

20/0586
Item No: 01 Date of Committee: 11/06/2021
Appn Ref No: Applicant: Parish:
20/0586 Mr R Little Kirkandrews
Agent: Ward:
Graham Anthony Longtown & the Border
Associates

Location: Land adjacent Richardson House, Gretna Loaning, Mill Hill, Gretna,
DG16 5HU

Proposal: Creation Of A Lorry Park Up to 40no. Spaces Including Conversion Of
Existing Buildings To Provide Welfare Facilities & Storage Unit; Erection
Of Commercial Vehicles Maintenance Building & Associated
Preparation Yard; Installation Of 2.5m High Acoustic Fence (Bund).

Date of Receipt: Statutory Expiry Date 26 Week Determination
03/09/2020 29/10/2020

REPORT Case Officer: John Hiscox
1. Recommendation

1.1 It is recommended that this application is approved with conditions.

2. Main Issues

2.1 Impacts on highway safety
2.2 Impacts on residential amenity
2.3 Impacts on tourism

2.4  Impacts on biodiversity

2.5 Landscape and visual impacts
2.6 Impacts on the water resource
2.7  Foul drainage

2.8  Crime prevention

2.9 User/resident safety

210 Impact on trees

2.11 Development principle



3.

Application Details

The Site:

3.1

3.2

3.3

3.4

3.5

3.6

3.7

3.8

3.9

The site is situated close to where the national border between Scotland and
England occupies the line of the River Sark. In terms of nearby settlements,

Gretna is the main substantial settlement which is approximately 1km to the

west of the site at its nearest point, albeit on the other side of the River Sark
and the M6/A74(M) motorways.

The nearest settlement of any substance within England is the hamlet of
Blackbank, which arguably includes Rosetrees Lane, a line of 12 dwellings
opposite (to the north of) the expansive 'DSDA' Ministry of Defence site,
sometimes known as 'DLO Longtown'. Longtown itself is approximately
3.5km east north-east of the site.

The relatively modern A6071 highway is located to the south of the
application site. There is no direct access off the A6071. A flat, triangular
field is situated between the southern boundary of the main body of the site
and the A6071.

The A6071 connects Longtown to Gretna via Junction 45 of the M6/A74(M)
at Guardsmill.

The main railway line from England to Scotland is located a little over 300m
south-west of the site.

The site has two accesses. The first is located approximately 60m north
north-west of the A6071, and comprises a pull-in area adjacent to the U1059
unclassified public road with double metal gates set back from the road. This
was already an access but it has been cleared and augmented in very recent
times. The second access is located approximately 90m further along the
unclassified public road, around the corner and beyond Richardson House, a
vacant building having the form of an extended bungalow, but possibly last
used as offices. This second access seems to have been formalised in lieu
of a previous access to the ground within, which was further east until very
recent times.

Located just beyond the northern boundary area, and generally separated
from the site by mature trees and/or a man-made earth mound, is the
operational and fairly substantial 'Scotts' commercial site which produces
and distributes compost and related products from the site.

There is a dwelling called 'Mill Hill Bungalow' close to the unclassified public
road at the western end of the operational 'Scotts' premises. East of the
Scotts site and adjacent to the public road (Gretna Lonning) on the south
side of the road) is a detached dwelling called 'Midways', and a little further
to the east again is Barrasgate House, another detached dwelling.

To the south, and on the opposite side of the A6071, is a junction which
appears to be appropriately formed where it meets the A6071, but beyond



3.10

3.1

peters out into what may be a private lane. It appears to lead eventually to a
smallholding of some kind, but not to a dwelling.

On the other side of the public road that runs along the site's western
boundary are open fields, although these contain a main overhead electricity
supply line and several very tall metal-framed pylons are present. Further
again west is the Mill Hill farmhouse and farm holding, which is bounded on
its west side by the mainline railway.

The surrounding land is generally fairly flat and intervisibility over distance
across the landscape is possible, although it is regularly punctuated by trees,
hedgerows, buildings and man-made structures.

Background

3.12

It may be noted that Richardson House itself, and associated curtilage, is
specifically excluded from this application. It is understood that a separate
planning application may be forthcoming in relation to that part of the overall
land shown to be within the ownership/control of the current applicants.

The Proposal

3.13

(i)
(ii)

(iii)

(iv)

(vi)

3.14

3.15

(vii)

(viii)

The planning application relates to the re-development of the site/land at
Richardson House, in order that a lorry park with associated operational
buildings would be introduced. The proposals effectively come in two
separate, but related parts. The first part entails the following items:

creation of a lorry parking area for up to 40 lorries (detachables, aka
pantechnicons)

conversion of an existing toilet block into a cafe with customer toilets, kitchen
and service area, resulting in a 10m x 7m (approx) building with a front porch
canopy;

formation of a roadway associated with the lorry parking area which creates
an inwards/outwards loop

introduction of 2 no. fuel islands which would be arrived at before the lorry
parking area

erection of a 2.5m high close-boarded timber acoustic fence around the lorry
park, cafe and fuelling area

associated landscape planting alongside much of the southern site boundary

These items (i to vi inclusive) relate principally to the eastern section of the
site and would all be served off the access closest to the A6071

The second part entails the following items:

erection of a shed (788 square metres, as stated on submitted drawings) to
provide a maintenance and service (workshop) building for up to 7 no. lorries
(7 individual bays served by individual roller-shutter garage doors) plus
associated office, meeting room, staff room and toilets

formation of a hardsurfaced yard area associated with (vii) to be used as a
preparation, sales and parking area



(ix)
3.16

3.17

3.18

4.1

4.2

4.3

4.4

formalisation of the new access to serve this area

These items (vii to ix inclusive) relate to the western area of the overall site
and would all be served off the access furthest away from the A6071.

The western and eastern areas of the site would be connected via a locked
gate, according to the plans. It is clearly the intention to segregate the lorry
park from the service/sales/preparation area.

It is proposed to create a visibility splay to serve the southernmost of the
accesses i.e. the access to the lorry park area. The submitted drawing shows
northerly and southerly splays of 2.4m x 48m in each direction.

Summary of Representations

The application has been advertised by way of a site notice, a press notice
and neighbour letters initially sent to four properties.

In response to advertisement of the original proposals, and to re-notification
carried out in relation to revised proposals, a total of 33 letters of objection
representing 20 households/third parties; and 14 letters of support
representing 13 households/third parties have been received.

It may be noted that several households submitted new letters of
representation, further to re-advertisement of the application in March 2021.

A summary of the issues of relevance raised in the letters of objection is as
follows:

Pollution:

(1) development would add further air pollution to a locality already
considered to be subject to higher-than-average pollution;

(i) development would add to carbon emissions, already
higher-than-average in part due to proximity to main transportation
routes;

(i)  concerns about pollution of the water environment - can drainage
infrastructure safeguard against this?

(iv)  concern relating to contamination potentially present within the site -
adequate information?

(v) concern that proposed acoustic fencing would not be adequate to
safeguard properties and wildlife against excessive noise;

(vi)  noise generated would exceed acceptable levels as decreed by the
World Health Organisation; acoustic screen fence would not effectively
mitigate against potential noise disturbance to local residents and
animals (including livestock);

(vii) adverse impact on social wellbeing of nearby residents due to nature of



Light:

(xi)

development and adverse impacts it would cause on communities due
to increased vehicle movements in relation to settlements;

concern that noise assessment has not considered potential impacts
on Gretna including local businesses that would potentially be affected
adversely by noise;

concern that there are inconsistencies in the noise assessment in
terms of predicted vehicle movements;

additional noise created by more vehicles attending and commercial
workshop would be harmful to residential amenity;

development would introduce substantial light pollution which would
occur for 24 hours, impacting on wildlife, security and residential
amenity;

Highway safety:

(xii)
(xiii)
(xiv)

(xv)
(xvi)

(xvii)

traffic movement already exceeds legal speed limits on average -
locality known for fast driving; local road network may be unable to
safely absorb additional traffic;

traffic generated likely to further impact on safety of all local users
including cyclists, horse riders, walkers, tourists;

incompatibility between additional traffic generated by the development
and farm vehicle movement - each could impact harmfully on one
another;

transport assessment (including survey) undertaken during pandemic
and therefore not reflecting true circumstances of usage;

site does not benefit from direct access off the motorway, meaning that
traffic using the site would have to use small country roads;

likely to be danger arising from slow speed of lorries leaving motorway
and associated overtaking/queuing;

(xviii) junction of A6071 and service road is dangerous due to people

overtaking when travelling from Gretna and not being aware of the
existence of the junction;

(xix) concern that site access is not adequate to safely allow entry and
departure for all vehicles due to location/design/layout;

(xx)  concern that separation of users between the lorry park and the
workshop/sales area does not accord with weight limitations on road;

(xxi) general concern that local roads are not constructed to an adequate
specification to permit additional vehicles (refers to weight limits on
local roads);

(xxii) the majority of commercial vehicles using the A6071 have their own
depots within a 10m radius - the development would draw more traffic
to the locality off the A7 and motorway;

Ecology:

(xxiii) redevelopment of the site would potentially harm wildlife and habitat

(much of site cleared at pre-application stage)



Adequacy of infrastructure:

(xxiv) infrastructure present in locality has previously been deemed
inadequate in relation to proposed housing - how can it be acceptable
for 24-hour lorry park?

(xxv) insufficient electrical infrastructure present to support future use of
electric vehicles and to preserve electricity supply to other properties in
the locality;

Appropriateness of site for this development:

(xxvi) rejected housing application in 2015 was better suited to site than
current development proposed - this proposal should be resisted;

(xxvii) other sites likely to be available for this (type of) development which
are better served by, or more accessible from the major road network;
for example, 'Harker View' logistics 'hub' being developed at Junction
44;

(xxviii) wrong site for this development - quiet, rural location - would be better
suited to industrial location;

(xxix) applicant could look at alternative of re-developing existing premises
(in Harkery);

(xxx) not considered to be a shortfall in lorry park provisions in the locality at
the present time - adequate facilities already in existence within 10-20
miles of the site;

Litter:
(xxxi) additional litter discarded by greater number of road users would

exacerbate existing litter problem associated with traffic using the
locality;

Safety:

(xxxii) concerns about potential usage of the development by vehicles
carrying hazardous substances, especially in the light of the site being
in a Ministry of Defence 'blast zone',

Impacts on residential amenity:

(xxxiii) concern about ad hoc parking outside nearby residences and knock-on
effects on amenity/safety;

Impact on local businesses:

(xxxiv)the development would require transport deviating from their routes to
get back onto the primary road network via Gretna, Springfield or
Longtown; in relation to Gretna/Gretna Green, likely to adversely
impact on wedding getaway culture

Lack of community engagement:
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(xxxv) failure of applicants to engage with local communities at pre-application
stage;

Trees:

(xxxvi) adverse impact on the health of trees nearby as a result of increased
air pollution;

(xxxvii)application does not provide adequate coverage in relation to trees on
site; for example, there is no tree survey submitted

Employment:

xxxviii)possibility that development would not create additional jobs because it
would involve redeployment of staff already working on applicants'
existing premises;

(xxxix)development could have an adverse impact on local employment, for
example due to impacts on farming and tourism;

Uncertainty/lack of clarity:

(xxxx) lack of clarity in relation to whether fuel pumps are going to be
provided;

(xxxxi)questions have been inaccurately answered in the planning application
form, suggesting that the form does not validly cover all relevant
matters;

(xxxxii)submitted documentation has not adequately appraised all issues
impartially;

xxxxiii)development would potentially exacerbate flooding issues relating to
groundwater run-off in fields adjacent to the Solway;

A summary of the issues of relevance raised in the letters of support is as
follows:

(i) development would address lack of facilities for lorry drivers in the local
area;

(i) increased opportunities for lorry drivers to take welfare breaks etc,
important due to increasing limitations on drivers' safe working hours;

(i)  development would not increase numbers of vehicles movements
unacceptably - would be compatible with movements already taking
place on the local road network;

(iv)  proximity of site to motorway would mean less vehicles driving through
small towns;

(v) development would help alleviate problems associated with drivers
having to park in public lay-bys;

(vi)  employment opportunities would arise from the development - local job
creation (during development and after implementation);

(vii) presence of site would potentially reduce littering and urination in
lay-bys;

(viii)  security/convenience for female drivers would be increased;

(ix) development would bring back into use derelict site;



4.5 It should be noted that several objectors have mentioned the clearance of
vegetation from the site prior to the planning application being made, along
with the depositing of hardcore material and the installation of gates. The
planning service considers that none of the works undertaken at
pre-application stage were of a nature that gave rise to unauthorised works
requiring to be redressed via planning enforcement.

5. Summary of Consultation Responses
Kirkandrews Parish Council:

24.3.21: Objects to the application on grounds of (i) impact on locality as habitat for
wildlife; (ii) insufficient energy infrastructure to serve or futureproof development; (iii)
pollution of ground environment (diesel spillage); (iv) combined noise emanating
from lorries using site, notwithstanding proposed acoustic fence; (v) potential impact
of MOD blasts on site (safety).

23.9.20: Objects to the application on the grounds of (i) potential surface water
management/pollution effects and uncertainties relating to the proposals (existing
pond already filled in); (ii) service road (access lane) potentially not capable of
accommodating traffic generated (existing 7.5T weight restriction mentioned); (iii)
concern that the Transport assessment does not reflect wider road safety
implications, with the site being described as 'within the strategic M6 corridor'; (iv)
Transport Assessment potentially underestimates the likely generation of traffic
associated with the development in the longer term; (v) impacts on health and
wellbeing arising from additional traffic generated; (vi) disruption to local agricultural
movements due to additional traffic utilising the local road network; (vii) adverse
impacts on local businesses including nearby kennels, especially due to additional
noise and light generated by the development; (viii) harmful impacts on local
walking, running and cycling routes/increased likelihood of accidents with cyclists
and pedestrians; (ix) inaccuracies within planning application submissions in relation
to (1) unauthorised works carried out prior to the application being made; (2)
absence of a tree survey; (3) relevance/importance of proposed opening hours; (4)
generation/disposal of trade waste; (x) impacts on landscape and wildlife; (xi) more
suitable sites for this development are available elsewhere.

Cumbria County Council - (Highways & Lead Local Flood Authority):

19.3.21: No objection to principle; advises in respect of matters that may lead to
planning condiitons: (i) upgrading of carriageway to accommodate traffic; (ii)
provision of visibility splays at site access and at junction of service road with the
A6071; (iii) suitable construction of the access area between the public road and the
site; (iv) provision of a construction traffic management plan; (v) provision of a
construction surface water management plan.

25.9.20: No objection to principle; considered there to be insufficient information in
terms of both highway and drainage detail to make an adequate assessment before
planning permission could be granted. Advised that if further information and clarity
is not provided the application should be refused until it has been demonstrated that
the proposal is acceptable in terms of (a) access; (b) visibility splays; (c) surface
water drainage; (d) its effect on local traffic conditions and public safety.



Highways England:
No response.
Cumbria Constabulary:

23.3.21: Confirms application is compliant with Local Plan Policy CM 4, further to
receipt of information from the applicants in relation to crime prevention.

22.3.21: Queries potential security issues relating to site perimeter, in light of new
scheme with 2.5m acoustic fence.

16.9.20: Describes absence of adequate information relating to crime prevention -
requests further specific information from applicants.

MOD Safeguarding:
14.10.20: No objection.
Natural England - relating to protected species, biodiversity & landscape:

29.9.20: Advises that because it is evident from the aerial photos supplied in the
submitted Ecology Report that the site has been cleared in preparation for this
proposal without relevant permissions in place; therefore prior to any approval the
applicant will need to provide an updated Ecology Report which assesses the
habitats that have been destroyed and how the application will provide a biodiversity
net gain that not only seeks to compensation for the loss of habitat but provides
additional habitat and provision for protected species.

4.9.20: Provides generic advice relating to a wide range of potential concerns.
Local Environment - Environmental Protection (Env Health):

No response.

Local Environment, Waste Services:

15.9.20: No comment as any waste facilities provided will be serviced by private
trade waste contractors.

Springfield & Gretna Green Community Council:

9.9.20: Objects to the applications on grounds of (i) increased impact of traffic
having to pass through villages of Springfield and Gretna Green (HGVs using the
proposed site and wanting to head north to Scotland and access the M74 North or
A75 West will have to use the B7076 Glasgow Road or the C141 A through the
villages of Springfield and Gretna Green) - increased noise and incidents of
speeding (ii) there are already truck stop facilities with in 20 to 30 minutes of the
proposed site at Longtown, Carlisle and Ecclefechan - is there a need for another
one?



Dumfries & Galloway Council:

No response.

Gretna & Rigg Community Council:

No response.

Transport Scotland:

9.3.21 & 28.9.20: No objection.

United Utilities:

29.9.20: Advises that United Utilities does not have any wastewater assets in the
area. Provides generic advice relating to drainage provisions, water supply and its
own assets.

6.

Officer's Report

Assessment

6.1

6.2

6.3

6.4

Section 70(2) of the Town and Country Planning Act 1990/Section 38(6) of
the Planning and Compulsory Purchase Act 2004, requires that an application
for planning permission is determined in accordance with the provisions of the
development plan, unless material considerations indicate otherwise.

The proposed development requires to be assessed against the National
Planning Policy Framework (2019) and the Policies of the Carlisle District
Local Plan 2015-2030 listed in paragraph 6.4 below.

The main issues, as listed earlier in the report, are as follows:

Impacts on highway safety
Impacts on residential amenity
Impacts on tourism

~— —

iv Impacts on biodiversity

v Landscape and visual impacts
[ Impacts on the water resource

vii)  Foul drainage

viii)  Crime prevention

/\/‘\/‘\/\/‘\?/\/\/\/\/\
~—"

ix)  User/resident safety
X Impact on trees
xi)  Development principle

Taking into consideration the range and nature of matters for consideration in
respect of this major planning application, the following Policies of the
aforementioned Local Plan are of relevance to this application:

Policy SP 1 - Sustainable Development



Policy SP 2 - Strategic Growth and Distribution

Policy SP 5 - Strategic Connectivity

Policy SP 6 - Securing Good Design

Policy CC 4 - Flood Risk and Development

Policy CC 5 - Surface Water Management and Sustainable Drainage
Policy CM 4 - Planning Out Crime

Policy CM 5 - Environmental and Amenity Protection

Policy GI 3 - Biodiversity and Geodiversity

Policy GI 6 - Trees and Hedgerows

Policy IP 2 - Transport and Development

Policy IP 4 - Waste Minimisation and the Recycling of Waste
Policy IP 6 - Foul Water Drainage on Development Sites
Policy IP 1 - Delivering Infrastructure

Policy EC 11 - Rural Diversification

Applicants’' Supporting Information:

6.5

6.6

The application is supported by a number of significant documents. Each has
been summarised below:

Agent email 4 January 2021 (appearing on website as received 3 March

2021):

responds to consultation reply of Springfield and Gretna Green Community
Council, advising in relation to highway usage and impacts on the local
highway network (refers to Transport Statement);

discusses suitability of the submitted ecological report in the light of the
condition of the site when the application was in preparation; recommends
condition relating to biodiversity to promote net gains;

mentions that information relating to drainage has been submitted in
response to the consultation reply of Cumbria County Council;

mentions that a Transport Assessment Addendum has been submitted in
response to the consultation reply of Cumbria County Council;

describes potential crime prevention measures to be implemented including
(i) Natural surveillance afforded by the vehicle flow position which offers clear
view to the back of the site; (ii) establishing a secured perimeter through a
combination of structure planting and security fencing (iii) security lighting (iv)
access control managed by a number plate recognition barrier system; (v)
commercial building designed to ensure resistance to forced entry
(specification of exterior doors, roller shutters will satisfy such requirements);
(vi) an effective alarm system implemented on site (vii) CCTV system linked
to the applicant's phone to be installed.

Planning, Design and Access Statement (Graham Anthony Associates,
received 3 September 2020):

This document has not been updated since the application was submitted in
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September 2020; a summary of the matters of most relevance and interest is
as follows:

application submitted in context of pre-application advice sought formally from
local planning authority;

none of the technical reports submitted in relation to highway safety, ecology,
trees, landscaping, contamination, flood risk and drainage indicate any
insurmountable matters that would preclude support of the application;

the development would make maximum use of previously developed land and
has excellent road and rail connections, supporting a key element of the
districts strategy to grow the economy;

lists supporting documents submitted with the application (NB - identifies a
Tree Survey - such an item has never been submitted);

describes the characteristics of the site including its location in relation to the
strategic transportation network and provides an aerial photograph of the site
as it is now, with vegetation cleared and hardcore areas introduced;

discusses the applicant's current operations in Harker and advises in relation
to the decision to pursue this site on the basis of expanding because the
existing site is now at maximum developable capacity;

describes the likely activity at the new development along with access and
landscaping proposals;

under the heading of Planning Policy, states the following:

"The Development will make use of surplus, former MOD land within the
strategic M6 Corridor, with such development seen as a key element of the
strategy to grow the economy. The Commercial vehicle repair yard will further
support the freight/ commercial industry and help support existing commercial
operations in this locality. Furthermore, the development will provide
employment to help offset the losses that have been incurred in traditional
rural industries over recent years. This creates both social and economic
benefits ensuring that rural communities have access to employment which in
turn prevents outmigration. The proposed development will create strategic
planting corridors that will connect areas of existing planting and promoting
net gains in biodiversity. Furthermore, the application is supported by a
detailed ecological assessment that confirms the proposal will incur no harm
to any ecological features on site."

seeks to justify the principle of development in relation to Policies IP 2
(Transport and Development) and EC 11 (Rural Diversification) of the Local
Plan.

Transport Assessment (SCP Transport, received 3 September 2020):

Concludes/Summarises as follows:



6.8

Analysis of accident data reveals that no road traffic accidents occurred
during the most recent 5 year period available within the vicinity of the site.

The three existing access points from the service road to the north of the
A6071 are to be retained, whilst the junction between the A6071 and service
road is to be widened to more comfortably accommodate passing HGVs,
which will benefit both existing users and mitigate the additional trips
generated by the development of the development.

Internally within the lorry park an anti-clockwise loop arrangement is proposed
with an automated gate system proposed at the exit to manage vehicle
movements. The swept path of a 16.5m articulated vehicle accessing the loop
is accommodated.

Appropriate visibility splays are achievable from each of the site access
junctions and also the service road junction with the A6071.

Based on robust assumptions it is calculated that the development would
generate approximately 60 trips during the peak hours, equating to 1 trip per
minute.

The number of goods vehicle trips generated by the lorry park is robustly
estimated at 40 movements during the peak hours or a vehicle movement
every minute and a half. It should be noted that these movements are unlikely
to be a primary trip and will already be passing the site on the A6071 or
nearby on the local or strategic highway network.

This is not considered to represent a material impact on the local highway
network, whilst representative junction capacity modelling is not possible in
the current conditions affected by the pandemic.

In their pre-application comments, the local highway authority requested that
the impact of the additional trips generated through the communities of
Gretna and Gretna Green be considered to access the A74(M) to / from the
north.

Transport Assessment Addendum (SCP. Transport, received 3 March 2021):

Purpose of the document to respond to highway safety matters raised in the
consultation response of Cumbria County Council;

describes agreement between applicants' transport consultant and Cumbria
County Council that a planning condition could appropriately deal with matters
relating to vehicular access, including (i) visibility splays from the site access,
(i) swept paths and (iii) the weight limit traffic regulation order on the access
road;

describes/explains traffic speed survey undertaken to ascertain speeds of
vehicles using the stretch of public road between the A6071 and the proposed
site access;
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advises that the recorded speed would give rise to requirement for visibility
splays of 2.4m x 35.8m to the north and 2.4m x 36.7m to the south;

proposes relocation of weight limitation signs to a location further north
beyond the lorry park access when approached from the south;

corrects previous error relating to potential access to the lorry park from the
north; confirms all access to/from the lorry park will be from the A6071 (swept
paths shown in updated drawings);

Flood Risk Assessment (Reford Consulting Engineers Ltd, received 3
September 2020):

Concludes that:

The Site lies within Flood Zone 1, the lowest risk which is identified as land
assessed as having a less than 1 in 1000 annual probability of river or sea
flooding (<0.1%)

The Environment Agency Risk of Flooding from Surface Water map indicates
the site is at a very low risk of surface water flooding;

The risk of fluvial flooding is very low;

The risk of flooding from canals, reservoirs and other artificial sources is low;
The flood risk from groundwater is low;

The risk from sewer flooding and pluvial runoff is low;

The risk of flooding from the development drainage is low.

Drainage Strateqy (Reford Consulting Engineers Ltd, received 3 March 2021):

Confirms trial pits created within the site to test permeability/make-up of the
soil; confirmed soil is red clay and not suitable for infiltration;

Confirms surface water and foul water are already managed on site (separate
systems) and that no public sewers are present in the locality; an existing
drainage system comprising a piped network and drainage ditches alongside
the unmade tracks is said to collect surface water runoff from the existing site.
The surface water is then said to pass through an underground chamber and
be attenuated within the existing pond that lies at the development site’s
south eastern corner, prior to discharging via an existing outfall under the
A6071 into a culverted drain, classed as an ‘ordinary watercourse’, that flows
to the south.

Foul water is said to be treated by septic tanks

Proposes that the existing surface water management items would be
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incorporated into the scheme that would serve the development, as far as is
practicable;

Surface water management would be augmented with the introduction of (i) a
Hydrobrake control system to control discharge rate before water disperses
into the ordinary watercourse via culvert under the A6071; (ii) additional
underground attenuation apparatus within the sales and preparation yard
area; (iii) a fuel interceptor relating to run-off from hardstandings (installed
after the Hydrobrake on the north side of the A6071); (iv) separate surface
water drainage system around the fuel islands with a second fuel interceptor;

foul water from the developed site would be treated in a new sewage
treatment plant (septic tanks no longer to be used);

Noise (Acoustic) Assessment (Martin Environmental Solutions, received 3

March 2021):

confirms that potential impact on neighbouring amenity is the reason the
report has been produced;

advises that the World Health Organisation recommends that maximum
sound levels at night should not regularly exceed 45dB(A) within bedrooms to
prevent sleep disturbance;

advises that relevant British Standard includes recommendation that the
'daytime’ period internal noise levels should be 35dB LAeq,16hr, for resting in
living rooms and bedrooms while for night time a level of 30dB LAeq,8hr is
recommended;

provides in-depth coverage of how and why noise assessments are
undertaken, and relevant policy/guidance/standards;

describes how and when the assessment was carried out on the site in
January 2021;

provides a summary of the sound recording results and makes
recommendations specifically relevant to the proposed development, being (i)
incorporation of existing earth bund on north-east boundary into sound
attenuation regime; (ii) proposed earth bund or close-boarded fence (2.5m
high) around the lorry park to act as sound attenuation in relation to amenity
of dwellings in vicinity;

advises that operation of the maintenance shed would not promote
unacceptable levels of noise;

concludes that development could go ahead, with mitigation, without causing
unacceptable levels of noise.

Preliminary Ecological Assessment /Hedqge Survey (Openspace, received on
3 September 2020):




6.12 An Executive Summary of this report is usefully provided. It has been
reproduced here as it gives appropriate coverage to the subject
matter/conclusions within:

- The bare ground, disturbed ground/ephemeral vegetation, species-rich
secondary vegetation, semi-improved neutral grassland and damp
semi-improved neutral grassland are of limited conservation interest in terms
of the vegetation, with no impacts expected from the removal of this habitat
and no mitigation required.

- There are two hedges along the western boundary of the site, a length of
derelict hedge and a length of native species-rich hedgerow with trees. The
current proposal does not require the removal of these hedgerows and
therefore no impact is expected and no mitigation is required. If any hedgerow
is to be removed, mitigation measures, including the planting of native
hedgerow, will suitably offset the impact of removal. Recommendations on
hedge protection have been provided;

- One ash tree has been identified as having low potential for roosting bats.
This tree is not proposed for removal in the indicative outline plans. Should
this tree be removed or require significant pruning a full preliminary ground
based roost assessment may will be required to determine the status of any
potential roost feature.

- Protection measures should be put in place to protect the roots system of the
retained hedges and the RPA of the retained trees.

- The water feature around the septic tank and the attenuation pond on site are
suitable for Great Crested Newts and therefore eDNA surveys should be
conducted to determine presence or absence prior to any works being
undertaken on site.

- Pollution control measures should be put in place to reduce the impact on the
water courses on site.

- The four buildings on site have potential to be used by roosting bats. Only the
derelict toilet block is currently proposed for conversion/refurbishment. A
preliminary roost assessment will be required to determine the status of any
potential roosts within the building prior to commencement of works.

- There are habitats on site with some suitability for use by local populations of
bats, birds and other species. Recommendations on further survey effort
required, timing, methods, good practice and habitat enhancement have been
provided in this report.

- All European protected species and species of conservation concern should
be considered at all times during construction, and if individual animals are
suspected or appear within the construction phase, works must stop and
further guidance to protect from harm and disturbance should be sought by
contacting an approved ecologist.
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There is an opportunity to increase the biodiversity of the site. The proposed
landscape plan to accompany a planning application should be produced in
accordance with the National Planning Policy Framework (NPPF) in order to
‘minimising impacts on and providing net gains for biodiversity, including by
establishing coherent ecological networks that are more resilient to current
and future pressures...” and the local planning authority should take into
account the policies contained in the Framework when making any decision.
The proposed landscape features need to be created in a way that they are
suitable for and will be used by wildlife. The proposed landscape plan should
also use UK native species from reputable sources.

Contaminated Land Phase One Desk Study (Martin Environmental Solutions,

2019):

This report appears to have been commissioned in relation to a potential
residential development at Richardson House, prior to the current application
being submitted. However, it does relate to the application site and is
therefore relevant. A summary of its conclusions is as follows:

no contaminants identified on or off site that are likely to present a significant
possibility of significant harm to any identified receptor;

the area to the rear, north, of the site together with the grassed field area to
the east and south of the site are to form commercial uses and hardstanding
for vehicles as such there is limited potential for any contamination to affect
receptors.

Consideration of Development Proposals:

To enable full consideration of whether the principle of development can be
accepted in the light of the development shown in the application, it is
necessary to first appraise various aspects of the development, in the light of
information submitted by the applicants, relevant responses of specialist
consultees, and views of the public and/or their representative
Parish/Community Councils. Whether or not individual (or linked) aspects of
the development are deemed acceptable will, ultimately, enable it to be
concluded whether or not the principle is acceptable.

Impacts on highway safety

The A6071 is a busy connecting route between Longtown and Gretna,
providing access to and from the motorway for a range of vehicles, including
lorries. It is a relatively fast road, including at the point where the U1059
meets it, just south of the application site. The junction is not heavily used at
present but is fully useable by most vehicles, albeit with a weight limitation of
7.5 tonnes from the edge of the A6071 to the southernmost site access.

The development would, according to the application, and specifically in terms
of the lorry park section of the development, be accessed only from the south
i.e. it would not be accessed from the C1002 road from Mill Hill (to the north).



6.17 The applicants' stated intention is to pick up passing trade from vehicles
already using the A6071, and not to advertise or try to divert vehicles off the
motorway to visit. This approach is based on an understanding that the route
is already used by a significant number of potential customers, and that the
development is located adjacent to that oft frequented route. As such, the
indication from the applicant is that it is not advocating a substantial increase
in the number of vehicles using the A6071 to access the development,
because they would already be utilising that route.

6.18 During the consideration period for the application, the applicants have sought
to provide an appropriate level of information relating to how the development
would impact on highway safety, and how it has been designed to ensure it is
compliant with highway safety objectives as observed in detail by Cumbria
County Council, in particular, in its role as highway safety advisor to Carlisle
City Council.

6.19 Policy IP 2 from within the Carlisle District Local Plan is the most pertinent to
consideration of the current application. Of particular relevance is the first
paragraph of the Policy, which states:

"All new development will be assessed against its impact on the transport
network. Development that will cause severe issues that cannot be mitigated
against will be resisted. Development likely to generate significant levels of
transport within isolated and poorly accessible areas will be resisted unless a
clear environmental, social or economic need can be demonstrated.”

6.20 Of further relevance is the section of the Policy under heading 'Travel Plans
and Transport Assessments' specifically because, due to the nature of the
development proposed, a Transport Assessment and an Addendum to the
initial assessment have been provided. This section reads as follows:

"Development which through reference to national guidance requires the
submission of a Transport Assessment and/or Travel Plan, should, in addition
to responding to national guidance, demonstrate how:

1. the needs of cyclists and pedestrians will be met and prioritised on site;

2. the development will help to reduce the need to travel, particularly by
private motor car;

3. the movement of freight and goods by rail will be maximised where
possible and appropriate;

4. the site will safely and conveniently connect to public and green transport
routes, and contribute to creating a multifunctional and integrated green
infrastructure network;

5. the accessibility needs of more vulnerable people have been taken into
account;

6. the impact of heavy goods vehicles accessing the site, where this is a



required aspect of operations, will be minimised, including restrictions on
operating hours and how route plans involving the movement of HGV's will
avoid residential areas where possible; and

7. all other sustainable transport concerns will be addressed.”

6.21 Policy EC 11 'Rural Diversification' is also of relevance in this context,
requiring that new development permitted in the context of the policy must
include adequate access and car parking arrangements and not lead to an
increase in traffic levels beyond the capacity of the surrounding local highway
network.

6.22 Within the NPPF is Chapter 9 'Promoting sustainable transport'. In the context
of appraising this application, the pertinent advice (with irrelevant text
removed and replaced with ".....") appears within Paragraph 102, as follows:

"Transport issues should be considered from the earliest stages
of.....development proposals, so that:

a) the potential impacts of development on transport networks can be
addressed;

b) opportunities from existing or proposed transport infrastructure, and
changing transport technology and usage, are realised — for example in
relation to the scale, location or density of development that can be
accommodated;

c) opportunities to promote walking, cycling and public transport use are
identified and pursued;

d) the environmental impacts of traffic and transport infrastructure can be
identified, assessed and taken into account — including appropriate
opportunities for avoiding and mitigating any adverse effects, and for net
environmental gains; and

e) patterns of movement, streets, parking and other transport considerations
are integral to the design of schemes, and contribute to making high quality
places."”

6.23 Paragraph 103 follows on, advising that:

"The planning system should actively manage patterns of growth in support of
these objectives. Significant development should be focused on locations
which are or can be made sustainable, through limiting the need to travel and
offering a genuine choice of transport modes. This can help to reduce
congestion and emissions, and improve air quality and public health.
However, opportunities to maximise sustainable transport solutions will vary
between urban and rural areas, and this should be taken into account in both
plan-making and decision-making."

6.24 Paragraph 107 is of specific relevance to the proposed development. It



6.25

states:

“Planning policies and decisions should recognise the importance of providing
adequate overnight lorry parking facilities, taking into account any local
shortages, to reduce the risk of parking in locations that lack proper facilities
or could cause a nuisance. Proposals for new or expanded distribution
centres should make provision for sufficient lorry parking to cater for their
anticipated use."

Paragraphs 108 to 111 inclusive, under the heading 'Considering
development proposals', are all of relevance in relation to highway safety:

Para. 108: "In assessing sites that may be allocated for development in plans,
or specific applications for development, it should be ensured that:

a) appropriate opportunities to promote sustainable transport modes can be
— or have been — taken up, given the type of development and its location;

b) safe and suitable access to the site can be achieved for all users; and

c) any significant impacts from the development on the transport network (in
terms of capacity and congestion), or on highway safety, can be cost
effectively mitigated to an acceptable degree.”

Para. 109: "Development should only be prevented or refused on highways
grounds if there would be an unacceptable impact on highway safety, or the
residual cumulative impacts on the road network would be severe.

Para. 110: "Within this context, applications for development should:

a) give priority first to pedestrian and cycle movements, both within the
scheme and with neighbouring areas; and second — so far as possible — to
facilitating access to high quality public transport, with layouts that maximise
the catchment area for bus or other public transport services, and appropriate
facilities that encourage public transport use;

b) address the needs of people with disabilities and reduced mobility in
relation to all modes of transport;

c) create places that are safe, secure and attractive — which minimise the
scope for conflicts between pedestrians, cyclists and vehicles, avoid
unnecessary Sstreet clutter, and respond to local character and design
standards;

d) allow for the efficient delivery of goods, and access by service and
emergency vehicles; and

e) be designed to enable charging of plug-in and other ultra-low emission
vehicles in safe, accessible and convenient locations."

Para. 111: "All developments that will generate significant amounts of
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movement should be required to provide a travel plan, and the application
should be supported by a transport statement or transport assessment so that
the likely impacts of the proposal can be assessed.”

Not all of the aforementioned national or local policy text is specifically
focussed on highway safety, but this provides a broader context for
consideration of the application in a transport context, and includes a number
of references to ensuring development is not prejudicial to highway safety.

Increased volume of traffic:

It is acknowledged that usage of the site would be likely to generate a
noticeable level of new traffic, especially because the existing site is not in
use. Despite assurances from the developer that there is no intention to try to
attract customers other than whose who are passing or who are aware of the
site through word of mouth, a successful development will undoubtedly be
popular and will attract new customers.

The A6071 route is already busy with commercial traffic, to a great extent
because it connects the A7 at Longtown with the M6/M74 motorways,
meaning that traffic can swiftly and easily cut across and can either approach,
or leave Scotland on either the main route to the Scottish Borders or on the
more westerly main route that heads towards Dumfries and Galloway, the
west coast, Glasgow and Edinburgh.

A dedicated lorry park with capacity for 40 lorries, a fuelling station, and an
associated sales/preparation area would undoubtedly give rise to an increase
in traffic movement in both directions on the A6071, but this increase has
been appraised in detail by specialist consultees at Cumbria County Council
and, presumably, by colleagues at Transport Scotland, leading to conclusions
on both sides of the Border that the resultant development has no attributes
that would render it to be unsupportable, taking into consideration proposed
access arrangements, the likely level and nature of movement, and mitigation
proposed in terms of modification to the junction(s) and provision of visibility
splays.

It is likely that although public perception is that the development would add
significantly to the amount of commercial traffic on the local road network, it
would not likely be particularly noticeable because the proposed development
is (a) only for lorries; and (b) of a reasonably modest scale overall. Further, it
is accepted that current traffic movement includes commercial vehicles
passing through the locale at a significant level, and although this would be
increased, it does not give rise to a brand new principle not previously
experienced. The existing highway network leading to and from the site via
the A6071 is adequate to accommodate any additional traffic generated by
this specific development.

Of specific note is the fact that users of the lorry park who wish to join, or
rejoin the M74 in a northerly direction would have to drive through Gretna via
the B7076 (along Glasgow Road) to get to the one-way junction that connects
Gretna to the motorway because there is no return slip-road route to enable
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vehicles to go back onto the motorway from Junction 45. Although this is
considered to be not ideal, it would potentially exacerbate current
circumstances by a modest amount, but not so much as to render the
proposal unacceptable.

Turning/Manoeuvring/Entering/Departing from the site:

Driving in this locale requires more than average concentration and care to be
taken, because it is a fast stretch of road which, despite the presence of
junctions and associated signage, and because it is utilised by such a range
of vehicles, regularly promotes overtaking manoeuvres. Arguably, highway
safety concerns could arise from the introduction of the development with
more traffic using the U1059/A6071 junction and therefore with more vehicles
slowing down on approach, and with more vehicles necessarily exiting from
the U1059 carefully and slowly onto the A6071. This would have the potential
to create conflict, moreso than at present.

However, despite this, the locality is not the subject of a high number of
recorded traffic incidents; plus, the development proposes to improve the
layout of the access so that it would be able to safely accommodate the
lorries coming and going.

The site layout is such that vehicles would drive through/around the lorry park
area in a one-way anti-clockwise loop system, so there would be adequate
room to manoeuvre safely for users.

Again, Cumbria County Council has appraised the ability of the site to safely
accommodate traffic and has assessed that the development would not be
prejudicial to highway safety, as long as works are undertaken to the junctions
and access to enable them to be safely used by lorries.

It should be noted in this context that it would be unacceptable for commercial
vehicles to seek to approach the development from the north if they opted to
exit the M74 at either the Gretna Services sliproad exit or the sliproad exit at
Junction 22 of the M74, because this would lead to potential use of the site
accesses in a way that has not been designed to cater for the manoeuvring of
lorries.

Pedestrian/Cyclists/Horserider safety:

The development is intended to be accessed only from the main A6071 via
the short section of the improved U1059, and although it is likely that walkers,
runners, cyclists and horseriders will be active at a low level in the locality, if
they are using the main road and junction(s) in this area there is already a
level of risk involved because there is no dedicated series of pavements,
rights of way or trails - users would be active on the public road network
notwithstanding the existence of a development such as that now proposed.
The locality does not lend itself to leisure uses 'per se' although the public is
fully entitled to use the road network.

Any change or increase of usage resulting from the development would not
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impact on a specific leisure resource such as a national cycle trail or a long
distance path, and therefore such increases could be accommodated without
giving rise to overriding, or severe road safety concerns.

In relation to highway safety especially bearing in mind the applicants'
commitment to ensuring all access points are constructed to accord with
acceptable safety standards, the application would broadly comply with the
aforementioned Policy IP 2, and relevant advice from within the NPPF in the
Paragraphs listed above.

However, given that usage of the junction would change, increase and be
affected by improvements to visibility, plus the presence of the lorry park
resources and associated sales/preparation area of development, which in
itself is a significant introduction with the potential to generate traffic over and
above the lorry park operations, if planning permission is granted it would be
appropriate to impose a condition requiring a scheme of signage to be
submitted to, and approved by the local planning authority, in conjunction with
Cumbria County Council. This would ensure all possible actions have been
taken to increase safety for, and minimise risk to highway users.

It would be expected that any such signage scheme would include signs
advising drivers of there being no access to the development from the north
(only from the A6071).

Impacts on residential amenity:

As discussed in the previous section, there would be an increase in traffic
utilising the road network in the immediate locality. This, in itself, could give
rise to actual, or perceived impacts on residential amenity; or in other words,
how others in occupancy of properties nearby live in, use and enjoy those
properties.

In addition to the potential impacts of additional traffic, the development
could, by virtue of its nature, scale of use, the nature and number of vehicles
coming and going, and the day-to-day (and night-by-night) activities at the
lorry park in particular, promote nuisances from noise, vibration, light and air
pollution. The site has never before been brought into use for such a
substantial commercial use, and inevitably future circumstances will be
compared against the existing circumstances of what is essentially a relatively
(or partially) undeveloped and inactive site that extends for the most part into
what is fundamentally an agricultural field.

There is no residential or other amenity impact assessment submitted at this
time, but the noise assessment is intended to look at how the development
would impact on residential amenity, so it is relevant within this section.

Of the greatest relevance within the Local Plan are Policies SP 6 'Securing
Good Design', and CM 5 'Environmental and Amenity Protection'. Criteria 8 of
Policy SP 6 states:

"Proposals should ensure there is no adverse effect on the residential
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amenity of existing areas, or adjacent land uses, or result in unacceptable
conditions for future users and occupiers of the development.”

Policy CM 5 is of relevance in this context. It states (with irrelevant text
omitted using "....."):

"The Council will only support development which would not lead to an
adverse impact on the environment or health or amenity of future or existing
occupiers. Development will not be permitted where:

1. it would generate or result in exposure to, either during construction or on
completion, unacceptable levels of pollution (from contaminated
substances, odour, noise, dust, vibration, light and insects) which cannot
be satisfactorily mitigated within the development proposal or by means of
compliance with planning conditions;

5. proposals for new hazardous installations (e.g. certain gases, liquids and
explosive chemicals) pose an unacceptable risk to the health or safety of
users of the site, neighbouring land and/or the environment.

Proposals may be required to submit detailed assessments in relation to any
of the above criteria to the Council for approval. Where development is
permitted which may have an impact on such considerations, the Council will
consider the use of conditions or planning obligations to ensure any
appropriate mitigation measures are secured.”

Within the NPPF is Chapter 15 'Conserving and enhancing the natural
environment; within that Chapter are the Paragraphs most relevant to the
proposal in the context of residential amenity impacts. Paragraph 180 states:

"Planning policies and decisions should also ensure that new development is
appropriate for its location taking into account the likely effects (including
cumulative effects) of pollution on health, living conditions and the natural
environment, as well as the potential sensitivity of the site or the wider area to
impacts that could arise from the development. In doing so they should:

a) mitigate and reduce to a minimum potential adverse impacts resulting
from noise from new development — and avoid noise giving rise to
significant adverse impacts on health and the quality of life;

b) identify and protect tranquil areas which have remained relatively
undisturbed by noise and are prized for their recreational and amenity
value for this reason; and

c) limit the impact of light pollution from artificial light on local amenity,
intrinsically dark landscapes and nature conservation."

Traffic Movement:
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It is considered that traffic increases relating to the A6071 as a whole, as
reflected in the previous section of this report, are likely not to be of great
influence because it is already a busy commercial connecting route. In any
event, in the vicinity of the development site, there are no properties close to,
and accessed from, the A6071 directly, so the potential affects of traffic
movement on residential amenity, in this context, are likely to be negligible.

Properties served off the stretch of road north of the site (Gretna Lonning)
should also not be noticeably affected because no traffic using the proposed
development should be attempting to access the site via this stretch of road.
Examples are Wood Villa, Midways and Barrasgate.

What would potentially be very noticeable, given that there would be an
intensification of use to the junction of the U1059 and the A6071 and the
associated stretch of the U1059 providing access to both parts of the
development, is the change in experience for those residents living in
properties in the hamlet known as Mill Hill, which are all served off the public
road that connects to the U1059 approximately half way between the two
commercial accesses proposed. Properties in this hamlet/building group
include:

- Mill Hill Farm (operational commercial farm)

- Roses Halt

- Station Cottages

- Graham Arms House

- Guards Mill Cottage

- Meadowbank

- Mill View

- Guards Mill Farm (operational commercial farm)

Clearly, some of the traffic utilising the junction and the stretch of road from
the A6071 to where the lane to Mill Hill begins is currently agricultural traffic,
which would include tractors, trailers, implements and lorries.

Intensification of use of the junction/connection stretch of the U1059 would
undoubtedly lead to an impact on the day-to-day movements of persons living
and working in the Mill Hill hamlet. The proposed lorry park and
preparation/sales areas, if the development becomes operational and is a
success, would attract considerable numbers of users in their vehicles, and
with many of these being lorries, at times this would be to the
inconvenience/detriment of local amenity because residents would be more
likely to encounter lorries as they go to and from their homes. This would lead
to actual change and also a potential perception of negative change, because
presently the locality is fairly quiet and vehicle movement is likely to be limited
to residential and agricultural traffic. Although the 'Scotts' commercial site
nearby on Gretna Lonning operates with the use of lorries delivering materials
and products, its vehicles would not tend to use the connecting section of the
U1059 because it does not lend itself to an easy passage for long commercial
vehicles (and has the 7.5 tonne weight restriction), and the much better
alternative junction with the A6071 is available at the eastern end of Gretna
Lonning.
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It is considered that this specific effect of the development is relevant to
consideration of the overall balance of impacts and compliance with national
and local policy, as set out above. In this particular respect, the proposals are
not fully compliant with either Policy CM 5, Policy SP 6 or the NPPF.

Noise:

Presently, the locality is considered to be subject to noise arising from a
variety of sources including traffic from the motorway and other public roads,
agricultural activity including vehicles and machinery, commercial activity at
the Scotts commercial site and the nearby commercial wind farm north of Mill
Hill.

It is highly likely that the overall level of perceived noise would presently
lessen at night as activities dissipate, although the major roads would still be
in use throughout the night, and the wind farm would tend to be operational
on a 24-hour basis.

The site itself is currently noise-free, as there is no activity taking place, and
over the course of time previous uses of the site have drifted away so that for
all intents and purposes, this is a redundant site with no current usage;
although, it may be accepted that the presence of existing development on
the site including the bungalow/office buildings (not within the current
application site, but forming part of the overall unit) and the rather dilapidated
service buildings imply that activity could take place if it simply meant bringing
these available volumes back into (an authorised) use.

It is intended that the lorry park would be operational on a 24-hour basis,
according to the application. This is stated within the Noise
Report/Assessment submitted earlier this year. The maintenance/preparation
side of the development is not intended to be in operation at night-time.

The application/development currently includes a proposal for an acoustic
fence (2.5m height) around the lorry park section. The fence has been
proposed further to the findings of the noise assessment and was not an
original component of the proposed development. This is the only
recommendation of the noise assessment and is proposed to render noise
emanating from the site as acceptable in relation to residential properties that
may be affected. The recommendation in the noise assessment is for either a
bund (presumably formed from earth) or a fence.

It is envisaged that a 24-hour, operational lorry park would promote noises
from manoeuvring vehicles, reversing horns, air brakes, air horns, vehicle
doors closing, cumulative noise arising from people working at and using the
site, and vehicle movements associated with operational deliveries and staff.
The preparation/sales area would also generate noise during the daytime, but
this would likely be a less intensely used area and visitations from users are
likely to be far less than those from users of the actual lorry park.

Due to the presence of the aforementioned noise-generating entities



mentioned earlier in this section already in existence in the locality, it could
not reasonably or logically be described as a 'tranquil' or peaceful location. In
particular, proximity to the M6/M74 motorway corridor means that the wider
locale is highly unlikely ever to be fully at rest. Ambient daytime noise already
includes the range of noise generating activities/entities; and night-time would
be subject to a lesser, but still noteworthy range of such activities, because it
would include less traffic and less commercial/agricultural activity but would
still include traffic on arterial routes and the wind farm.

6.61 In the locality, other than the wind farm, all commercial activities tend to cease
overnight. The introduction of a 24-hour lorry park, therefore, would change
the circumstances significantly in terms of the promotion of a site which is
actively in use at night. However, it would be logical to expect that not as
many lorries would use the lorry park in terms of dropping in and out at
night-time - many would likely be sleeping in their cabs overnight, and in that
respect operational activity at night is likely to be less intense than during the
daytime. There is likely to be a proportionate drop in activity overnight, in line
with most (although not all, as many lorry drivers do drive the nightshift)
sleeping patterns and habits.

6.62 Notwithstanding the likelihood that night-time operations would be less
intensive than daytime uses, movement of vehicles slowing down to access
the junction or to enter the site itself, plus movement of vehicles exiting the
development would include rises and falls of noise emanating from the
vehicles, and this may be noticeable, more so at night-time than during the
daytime.

6.63 The noise assessment has been accepted as fit for purpose by the Carlisle
City Council Environmental Health Service (EHO), has been carefully
considered, and has found to conclude acceptably that no overriding noise
concerns arise. It is accepted that the acoustic fence would be
adequate/appropriate for the purpose of containing site noise to the extent
where any noise emanating from within the site would not exceed acceptable
levels.

6.64 Furthermore, it has been agreed by the EHO and the applicants that a Noise
Management Plan would be required to ensure any ongoing problems can be
managed and mitigated if they occur. The planning service accepts this
position in respect of on-site noise management. If the development goes
ahead, measures put in place to offset, manage and mitigate noise would be
able to address issues arising in an appropriate way.

6.65 Unfortunately, these management/mitigation tools would not overcome the
potential noise emanating from vehicles accessing and departing the site, as
described in Paragraph 6.62 above, and if it is accepted that the development
can go ahead, it must also be accepted that night-time movement would have
the potential to generate noise which could register audibly at residences in
the locality. However, there are no dwellings in such close proximity to the site
that this would be likely to be an overriding matter, and although it cannot be
assumed 'across the board', it is very likely that most properties in the locality
already have significant noise attenuation in place, for example newer, more
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soundproof windows and doors which are not left wide open at night.

With respect to noise, therefore, it can be concluded that there are no
overriding issues arising that would put the development in conflict with the
aforementioned Policies SP 6 and CM 5, or the NPPF, if the development
goes ahead with the acoustic fence implemented.

Light pollution:

As yet, no lighting information has been provided. It is known that the site will
require to be lit, and it is assumed that a range of external lighting would be
required throughout the site to ensure it is operationally safe during hours of
low light or darkness, which would include night-time hours.

The site presently does not include any lighting, therefore its appearance
would significantly change when it is required to be artificially lit. At night, it is
likely that the development would stand out in the locality visually, because
being operational 24-hours means keeping a site operationally safe at all
times.

Adjacent to the site to the north are areas of mature woodland, which would
help to absorb and/or 'backcloth' some of the new lighting, when viewed from
certain directions. However, judgement as to whether or not light proposals
are acceptable cannot be formed at the moment, because the applicant has
opted not to provide lighting information.

The option not to provide a lighting scheme at this stage/prior to
determination was taken despite suggestions by the planning service that
information would be more appropriately be provided before the
recommendation is made, to help inform it.

The Committee is asked to note that dialogue between the applicants and the
EHO about lighting has resulted in an interim conclusion that the matter of
lighting could be dealt with via planning condition(s). However, the Committee
is also asked to note that this proposition does not sit entirely comfortably with
the planning service, because lighting of the site is fundamental, not optional
to the applicants and so it is known that substantial lighting is likely to be
required. Not knowing where lighting apparatus would go, the type of lighting
intended and not having proposals to manage and mitigate so that lighting is
not problematic is not conducive to enabling a fully informed
recommendation.

With this in mind, the potential impacts of lighting on the residential amenity of
nearby occupiers cannot be fully considered. However, on balance it is
unlikely that the absence of such information would preclude support of the
application, because the local planning authority would retain its full
prerogative to accept or not accept any lighting scheme put forward in
response to conditions imposed.

With regard to potential impact of light pollution on residential amenity,
subject to the imposition of suitable conditions, it can therefore be concluded
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that the development could accord with Policies SP 6, CM 5 and the NPPF.
Vibration:

Vehicular movements of lorries can promote vibration in the ground that
transfers to adjacent properties and ground. Taking into consideration how
close the site is to private residences, and the provision for commercial
vehicles only to approach the site from the south via the A6071 and the
improved section of the U1059, vibration is unlikely to become a significant
concern because vehicles will be travelling slowly and carefully on approach
and departure from the lorry park and the vehicle sales/preparation area - this
is inevitable taking into account the junction and road layout.

That is not to say that vibration would not occur, and would not occasionally
be felt at a very low level, but it is unlikely to become a significant or
overriding concern at this particular site, under general/normal day-to-day
scenarios.

One scenario that could occur is that a number of vehicles on site together,
for whatever reason, leave their engines running or their compressors (for
example if vehicles are refrigerated) are simultaneously in operation. This can
give rise to perceived noise that has vibrational tones in it, which can be
sensed in the hearing. As this is more a noise matter than a vibration matter,
but as the two are linked, it would be reasonable and appropriate to suggest
that the Noise Management Plan mentioned in a previous section could
become a Noise and Vibration Management Plan, if planning permission is
granted. This could enable the application to accord with Policies CM 5 and
SP 6, and with the NPPF.

Air pollution:

There is no supporting information submitted that relates to potential air
pollution associated with the development. This was not identified as a
specific requirement at pre-application stage, and has not been requested
during the consideration period. It has also not been requested by the EHO
during the consideration period, or identified as an outstanding item that
would prevent appropriate assessment of the application.

An air pollution assessment would look at the potential impacts of fumes and
dust generated by a development, and would offer mitigation if required. Of
these two matters, it is more likely that the emission of fumes, which include
particulates, would be relevant to this application.

Not having any information relating to air pollution causes a degree of
concern, given the nature of the development and the number of new
vehicular movements in the locality, and the potential effects of those
movements on the air quality available at residences such as Red Brae, Mill
Hill Bungalow, Midways, Wood Villa and Barrasgate.

Air quality impacts have not been called into question to date, and therefore it
would be unreasonable at this stage to require a pre-determination air quality
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assessment - especially having regard to guidance received from the EHO,
which does not seek to challenge the absence of such information.

However, consideration must be given to imposing a condition requiring an air
quality assessment to be undertaken if planning permission is granted, to
enable potential effects to be identified, and mitigation to be proposed in
response. Such mitigation could include dense planting of new vegetation in
areas between the site and the aforementioned residences, or to augment
existing vegetation by improving the quality of existing woodlands and
hedgerows.

In respect of potential air pollution, it can be accepted that, subject to
appropriate mitigation secured via planning condition(s), the development
could accord with Policies SP 6, CM 5 and the NPPF.

Impacts on tourism:

Tourism in Carlisle District, generally speaking, is reliant on its visitor offer,
which includes at least one world class site, being the Hadrian's Wall World
Heritage Site and associated long distance walking route. Other major assets
include Carlisle Castle, Talkin Tarn, the excellent network of walking and
cycling routes and the presence of two Areas of Outstanding Natural Beauty.
Outwith its built up areas, much of Carlisle is agricultural land and some of it
is designated forestry land with public access. In and around the rural areas,
a range of larger and smaller tourism accommodation sites exist which help to
support the local economy very significantly.

Adjoining Carlisle District, and of particular relevance in this scenario where a
lorry park would be introduced adjacent to the A6071 and require users to
approach or depart via the local road network, is Dumfries and Galloway
Council's area within which, just over the national border and in Scotland, is
the world famous Gretna Green/Gretna wedding getaway network of
attractions and supporting assets.

It has been suggested that the lorry park would adversely impact on the
attractiveness and prosperity of Gretna as a destination because it would
promote an increase in traffic through the settlement and cause its quality to
diminish. To a certain extent, this matter has been appraised already under
the heading of 'highway safety' (specifically, within paragraph 6.31) and the
general view of the planning service is that any increase in the level of
movement, although perceptible would be highly likely to be so problematic as
to promote a reason to refuse the application. As a side effect of
development, residents and businesses within the Gretna Green/Gretna
settlements may notice a slight increase in traffic using its roads, but Gretna's
brand and presence in the local economy is so strong that it could not
reasonably be concluded that the lorry park could trigger any significant
diminishment to tourism, having particular regard to the fact that similar traffic
utilises the road network at present. Any increase, although unlikely to be
highly perceptible, could be accommodated without significant concern
arising, and in this regard the application would comply with Policies SP 6 and
SP 2 of the Local Plan.
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Impacts on biodiversity:

The site is bounded in part by roads, in part by the Scotts commercial site, in
part by mature woodland, in part by open paddock (east of/attached to the
site) and in part by man-made embankments. Also belonging to the site is
Richardson House, which in effect has a 'curtilage’, the possibility of which is
accentuated by its exclusion from this application. Said curtilage includes
some vegetation. The overall site includes traditional hedgerows and trees on
its margins. The overall setting is agricultural but further to the north-east and
east are substantial woodlands/plantations, and to the north is the wind farm
mentioned earlier in the report.

The site has been partially cleared in recent times. The central area was
populated by trees and hedgerows to a significantly greater extent than it is
now. It is evident that the site was 'prepared' to be transferred to a new use:
the apparent open area was increased and hardcore has been brought in and
laid down in areas that may previously have included grass and other
vegetation.

It is easy to see that the site has changed much in terms of its
characterisation by vegetation since, for example, Google Earth street
photography was taken in 2010 and 2011 in the locality. What was until
recently a heavily vegetative site has been denuded of much of its potential
habitat, in order to make the site easier to develop.

This is unfortunate, and disappointing. It is a practice thought to have been
curtailed in recent times because generally it is recognised by all responsible
parties concerned that any such intervention should be done sensitively and
with a view to maximising the ecological potential of a site even it is
developed. However, two things must be noted:

1. This intervention was not undertaken by the current applicants.
2. None of the interventions gave rise to any breach of planning legislation
or regulations.

The site itself has limited ecological value at the moment but relates to
ecological assets including woodlands, and is of sufficient size that, if
development goes ahead in the light of this application, opportunities to
substantially improve the biodiversity quality of the site are available.

The Preliminary Ecological Assessment mentioned earlier identifies that (i)
further investigation would be required in relation to protected species; and (ii)
that the site has the potential to be improved in terms of its ecological
contribution.

The most pertinent Policy from within the Local Plan is Gl 3 'Biodiversity and
Geodiversity'. This is a comprehensive and detailed policy, but its main
objectives (in relation to this planning application) may be summarised as
follows:
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biodiversity should always aim to be conserved and enhanced in the context
of developments;

developments should incorporate and integrate existing biodiversity assets;
mitigation and improvement should be secured to offset development effects
during the planning process.

Policy SP 6 is also of relevance, in particular Criteria 8 which requires that
development proposals "should aim to ensure the retention and enhancement
of existing trees, shrubs, hedges and other wildlife habitats through
avoidance, including alternative design. If the loss of environmental features
cannot be avoided, appropriate mitigation measures should be put in place
and on-site replacement of those features will be sought.”

In terms of the NPPF, Chapter 15 'Conserving and enhancing the natural
environment' is highly pertinent to this application. In particular, the following
may be noted:

Para. 170 (with non-relevant text replaced with ".....") states:

"Planning policies and decisions should contribute to and enhance the natural
and local environment by:

a) protecting and enhancing valued landscapes, sites of biodiversity or
geological value and soils (in a manner commensurate with their statutory
status or identified quality in the development plan);

b) recognising the intrinsic character and beauty of the countryside, and the
wider benefits from natural capital and ecosystem services — including the
economic and other benefits of the best and most versatile agricultural land,
and of trees and woodland;

d) minimising impacts on and providing net gains for biodiversity, including
by establishing coherent ecological networks that are more resilient to current
and future pressures;

f) remediating and mitigating despoiled, degraded, derelict, contaminated
and unstable land, where appropriate.”

Para. 175 states;

"When determining planning applications, local planning authorities should
apply the following principles:

a) if significant harm to biodiversity resulting from a development cannot be
avoided (through locating on an alternative site with less harmful impacts),
adequately mitigated, or, as a last resort, compensated for, then planning
permission should be refused;
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d) development whose primary objective is to conserve or enhance
biodiversity should be supported; while opportunities to incorporate
biodiversity improvements in and around developments should be
encouraged, especially where this can secure measurable net gains for
biodiversity."

The application is for a lorry park and associated commercial development,
which in itself does not seem to lend itself to alignment with biodiversity
conservation; and the site has been altered so that its current ecological value
has been diminished, although not by the current applicants. It would seem
that the clearance of the site was not for the purpose of reducing biodiversity,
but for the purposes of increasing the potential developability of the site.

Supporting information submitted with the application indicates recognition
that improvement to biodiversity would be appropriate, and that it would be
achievable. The site is well related to mature woodland, hedgerows and there
is plenty of space within which to undertake planting and/or protective
measures.

However, to date the potential measures proposed are quite limited and there
is no committed approach to provision of substantive improvement to habitat
or to any specific feature that could be enhanced or made the focus of a
scheme of enhancement. The site plan indicates 'proposed planting' along the
southern embankment, but this area was already well populated with trees
before site clearance was undertaken, so this amounts merely to putting back
what was felled, to a great extent. It would be difficult to describe this as
enhancement, as such and in the light of the previous felling/clearance
undertaken.

Essentially, at this stage enhancement of biodiversity at the site has not been
a primary focus of the application; therefore the application is lacking in terms
of its attention to this matter, and as a result the aforementioned objectives of
Policies from the Local Plan, and the NPPF have not been adequately
responded to. However, neither the site nor its surroundings are deemed to
be of a highly sensitive nature, i.e. no protected/designated areas such as
Sites of Special Scientific Interest. Supporting information is positive in a
biodiversity context because it tends to support enhancement and recognises
the opportunity that is available. Therefore, if there is a willingness by the
applicants to accede to a condition that requires greater focus on biodiversity
improvement, e.g. to submit a biodiversity protection and enhancement plan
which goes a lot further than the current application does, there is no reason
why the application could not meet the objectives of SP 6, GI 3 and the
NPPF.

To conclude in respect of biodiversity, therefore, as long as all are in
agreement with a condition requiring matters of biodiversity to be looked at
again in more detail, and to include proposed mitigation and enhancement to
an acceptable level, the application has the potential to comply with relevant
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national and local planning policy, and biodiversity matters would not preclude
support of the application.

Landscape and visual impacts:

All development must visually harmonise, as best it can taking into
consideration its nature, with its surroundings. The potential acceptability of
development can be aided by intelligent design including the proposed use of
sympathetic materials and by taking advantage of existing topography and
vegetation.

Landscape impacts:

Generally, the locale is not noteworthy in terms of its landscape quality. It is
relatively flat, it includes major infrastructure including the motorway, bridges,
pylons, large commercial wind farm, commercial and agricultural structures. It
is neither pristine nor of landscape interest by comparison to many of the
better landscape settings in the District and beyond in most directions. In this
context, it not especially sensitive to change.

Landscape impacts, therefore, are likely to be relatively low in terms of any
noteworthy harm arising from the development, and it could accord with
Policy Gl 1 of the Local Plan.

Visual impacts:

This is potentially a more complicated matter for consideration, because the
development would introduce not only a new large building in the
preparation/sales section of the site; it would also tend to be populated by a
fleet of various lorries which, by their nature and having regard to the
proposed layout and expectations of visitation by vehicles, would introduce a
moving visual impact over time, as well as a static visual impact caused by
the presence of parked vehicles. This would certainly cause visual change to
the locality, which is presently not in use, quiet and generally backdropped by
mature vegetation.

Further, visual impact of development would occur due to lighting both from
the vehicles (bearing in mind that this is intended to be a 24-hour facility) and
from the lighting placed within and around the development, details of which
are not yet known.

The principal Policy from within the Local Plan in the context of visual impact
is SP 6 'Securing Good Design', which states (with irrelevant text omitted and
replaced with "........ "):

"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 density, height, scale, massing and established street patterns and
by making use of appropriate materials and detailing;



6.106

6.107

6.108

6.109

2. take into consideration any important landscape or topographical features
and respect local landscape character;

3. reinforce local architectural features to promote and respect local
character and distinctiveness;

5. ensure all components of the proposal, such as buildings, car parking,
and new connections, open space and landscaping are accessible and
inclusive to everyone, safe and well related to one another to ensure a
scheme which is attractive and well integrated with its surroundings;

9. 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;

10. ensure that the necessary services and infrastructure can be incorporated
without causing unacceptable harm to retained features, or cause visual
cluttering;

Also of relevance in this context is Policy EC 11 'Rural Diversification', which
requires that proposals must be compatible with their rural setting and be in
keeping, in terms of scale and character, with the surrounding landscape and
buildings.

Chapter 12 of the NPPF is 'Achieving well designed places', and while none
of the specific Paragraphs are reproduced here, it is clear from the Chapter
that the Government places great emphasis on ensuring that any new
development with the potential to cause significant visual impacts must be
well designed to integrate harmoniously with its surroundings.

The site benefits from reasonably good containment in visual terms, in
particular because its southern edge is bounded by an earth bund along
much of its length, providing a level of screening across the relatively flat
ground when viewed from the south, including the A6071. The curtilage and
building forming Richardson House also intervene within the site in terms of
breaking up the internal openness, although as mentioned earlier, the site
used to be a lot gentler (visually) and included many trees in areas now
cleared of vegetation. The site is very well backdropped when viewed from
the south (for example, on approach in either direction along the A6071), and
screened when viewed from the north, as a result of the presence of Mill Hill
Wood and also the buffer created by the Scotts commercial development.

The bund would not prevent views to within the site for users of vehicles with



higher seating positions such as lorries and buses/coaches at present.

6.110 The only significant new planting proposed relates to proposed new
vegetation along the length of the bund. This would introduce landscaping
that would be likely, in time, to provide additional screening and reduce the
visibility of the development.

New building:

6.111 Looking first at the buildings intended to be placed, physically, on the
development as permanent structures, the only item shown in the proposed
plans is the preparation/sales shed in the western section. Within the eastern
section (lorry park) no new buildings are proposed. No canopies are proposed
adjacent to the fuel islands. Existing buildings are to be retained and
upgraded to their new uses.

6.112 The new building would be very well backdropped by the existing woodland
area behind which, according to the location plan, is at least partially
controlled by the current applicant. The presence of the woodland, taking into
consideration its scale, means that it provides visual mitigation by reducing
the potential starkness of the new building, which is intended to be clad
externally with coloured metal profiled sheeting (it is intended to be a fairly
standard utilitarian building - hybrid agricultural/industrial in appearance) and
which would have an upper height of between 7.5 and 8m.

6.113 Although it is the only building proposed, it would be large, of functional
appearance and potentially highly visible without mitigation. Notwithstanding
the quality of the surroundings in visual terms, it would be important to ensure
that it is not only backdropped for the future by the existing trees, but also that
additional landscaping is provided to further limit visual impacts. From this it
may be concluded that as long as the landscaping is provided and maintained
appropriately, the visual impacts could be accepted and would not be so
harmful as to conflict with Policy SP 6, Policy EC 11 or the NPPF. However,
to date the landscaping proposed for screening/visual purposes does not
attempt to mitigate potential visual impacts of the building - the proposed
landscaping is strategic and structural, being on the southern boundary only
and not targeting the building. For this reason, to ensure the development is
compatible with Policy SP 6 and EC 11, it would be necessary to require, by
condition, an augmented and improved landscaping proposal for the site, if
planning permission is granted.

6.114 The committee may note that the original Proposed Site Plan, submitted in
September 2020 and supported by an Indicative Planting Plan, included more
landscaping than currently proposed and did appear to target the
preparation/sales area with new native planting proposed on two sides (south
and east). Additional planting was also shown to be provided on the eastern
boundary of the lorry park area. The current, revised Proposed Site Plan
seems to show that these areas have been removed from the proposals for
reasons that are not entirely clear, but are likely to have been influenced by
the introduction of the 2.5m high acoustic fence now proposed.
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6.115 The visual experience of the resultant development (notwithstanding any

6.116

6.117

6.118

6.119

movement during construction) would include a potentially high level of
presence and movement associated with the stationing, arrival, manoeuvring
and departure of vehicles. Up to 40 lorries would be able to utilise the park
when it is at full capacity and, given the size and bulk of large lorries including
detachables, this would without doubt be noticeable - it would change the
visual nature of the site substantially. The lorries would stand out against the
backdrop of trees and woodland. Visual impacts would likely be experienced
at night-time too, but that particular aspect is given more focussed coverage
in subsequent paragraphs.

If planning permission is granted, the visual intrusion caused by the lorries
would arguably be detrimental to the local visual environment and the lorries
would likely be the most prominent static and moving visual
component/aspect of the development. Mitigation would likely only be relevant
if it provides as much screening as possible, which makes the landscaping
mentioned in previous paragraphs (relating primarily to the new building) just
as important, if not more so, in respect of the lorries.

From a developer/operator point of view, it might be argued that greater
visibility would enhance potential trade, but any such argument in this case
would not be sustainable because the applicants have already indicated that
publicity would be limited and word of mouth, remembering that this is a local
business already operating out of a premises in Harker, would be invoked to
ensure the existence of the facility would be known. Adequate and
appropriate signage installed in accordance with the scheme likely to be
necessary (see Paragraph 6.40 above) would ensure users know where the
site is and how to safely access it.

Lorry parks, and indeed service stations open to all the public can be greatly
enhanced by appropriate landscaping and other planting, not only for the
purposes of reducing visual impact but also to improve the quality of the
environment within the development for users. If the application is supported,
it would be essential to ensure visual impact of the lorry element is minimised;
and at present, as suggested earlier in this report, proposed landscaping is
inadequate and would require improvement/augmentation to render it
acceptable in relation to the development proposed. New landscaping would
have to be empathetic, targeted and proposed within a specialist-led formal
landscaping scheme for it to serve its most valuable mitigation purposes.

Essentially, an improved landscaping scheme, although highly unlikely to fully
screen the facility, would help greatly to reduce potential visual impacts of
lorries and enable the application to accord with Policies SP 6 and EC 11
purely in relation to this factor. That is not to say that all visual harm would be
fully offset, but the potential is there for a landscaping scheme to be
implemented that would be adequate to render visual impacts acceptable.

Lorry lights/security & site lighting:
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Although mentioned as a separate topic, consideration of the potential visual
impacts of lighting has already been provided to a certain extent within this
report. Visual impact is highly likely, but it will be possible to assess and
negotiate to agreement in respect of on-site lighting at a 'post-determination’
stage.

The provision of such a lighting scheme via condition, which has been agreed
as an acceptable way to enable this element of the development to be
considered (this action endorsed by the Carlisle City Council EHO), would not
extend to coverage of lighting emanating from vehicles, however. Although
vehicle movement is likely to be lower during most hours of darkness than it is
during daylight hours, lorries are known for occasionally being very well lit with
extra light adornments in some cases, but even without them the headlamps,
sidelights and rear lights can make lorries stand out in darkness to what some
may perceive as an accentuated degree. The presence of lit-up lorries during
hours of darkness would certainly change the visual nature of the site by
comparison to what it looks like now.

A substantive landscaping scheme would have the potential to mitigate the
effect of lorry lights to some extent, although full mitigation could not be
reasonably expected. Lorry lamps are powerful and penetrative, and even if
landscaping is provided which is comprehensive and fit for purpose, it would
take many years to mature to the stage where it properly reduces the visual
impacts of the lights on the vehicles, especially while they are moving and the
lamps are sweeping around in arcs or otherwise changing direction.

This means that if the development principle is to be accepted,
notwithstanding mitigation it will have to be accepted that the lights from
moving and sometimes static vehicles, potentially up to 40 lorries at any one
time on the lorry park area after dark, will have a significant, and additional
negative effect on the locality because it would cause the site to be highly
noticeable - this could be experienced at any time during hours of darkness
and would potentially have the effect of causing visual incongruity.

The requirement for a condition has already been identified in relation to site
lighting, should planning permission be granted. Such a condition is likely to
enable a good degree of certainty in relation to future effects of such lighting.
One option available to the local authority would be to impose a separate
condition relating to the management of vehicle lighting impacts on the site, or
to extend the lighting condition to cover this issue as well. It would not provide
for as much certainty as it would for site lighting, and would depend to a great
extent on the site operators being vigilant and active in ensuring any
management/mitigation proposals are implemented and monitored. However,
it would ensure all steps have been taken to ensure this area of concern has
been mitigated as far as possible, and would place the onus on the
applicants/operators to come forward with a suitable scheme. With this in
mind, it is considered that the visual impacts of lighting are unlikely to be of
such an extreme nature that they would render the application unacceptable,
and with appropriate mitigation in place, the application could accord with
Policy SP 6 and Policy EC 11.
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Applying or extending the condition in this manner would also provide further
opportunity to consider if and how any lighting from vehicles could potentially
impact on residential amenity of nearby occupiers.

Impacts on the water resource:

First, it may be noted that the application site is not within either Flood Risk
Zone 2 or 3, which by default means it is within Flood Zone 1. The application
is accompanied by both a Drainage Strategy and a Flood Risk Assessment
that jointly conclude no significant issues concerning potential flood risk or
surface water management. The planning service accepts this position, and
acknowledges that the consultation responses of Cumbria County Council
indicate satisfaction that surface water management has been appropriately
covered in the application.

It is known that the site is generally not suited to infiltration because of its
geological make-up. It is also acknowledged that the scheme would introduce
new development components that would require surface water to be
channelled through and to existing and proposed discharge and attenuation
points. Surface water is channelled via on-site ditches and pipes, is treated
via a filtration pond and is then appropriately discharged to the water
environment. Additional on-site measures to prevent pollution of the water
resource are proposed, have been considered and have been deemed to be
acceptable by relevant consultees.

The submitted Drainage Strategy is fit for purpose and includes detailed
recommendations that have informed a proposed surface water management
scheme. Having regard to all consultation responses and the information
contained within the Drainage Strategy it is considered, subject to securing
implementation of the surface water management via an appropriate
condition in the event of planning permission being granted, that the
development would accord with Policy CC 5 in this context.

Foul drainage:

The Drainage Strategy mentioned under the previous heading also provides
coverage of intended foul water management, indicating that it would require
to be served by a new sewage treatment plant, to take the place of an existing
septic tank (in a similar location towards the south-east corner of the site).
The treated effluent from the plant would be released into the water
environment via an existing outfall into a culverted drain.

There are no public sewers available in the locality, hence the requirement for
the new treatment plant to be provided.

The sewage treatment plant would require approval under the Building
Regulations, which would ensure it is installed in accordance with accepted
standards.

This mode of management of future foul drainage is considered to be
appropriate to the development in principle, and would enable the application
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to accord with Policy IP 6 of the Local Plan. However, the application lacks
details in respect of the proposed location of the plant, therefore if planning
permission is granted, it would be appropriate to require this information to be
submitted and considered via planning condition.

Crime prevention:

The proposed development is of a nature that requires consideration to be
given to how it would respond to potential threats from criminal activity. Policy
CC 4 of the Local Plan requires that "new development should make a
positive contribution to creating safe and secure environments by integrating
measures for security and designing out opportunities for crime."

During the consideration period for the application, Cumbria Constabulary as
specialist consultee queried a range of matters relating to crime prevention,
the applicant responded and this enabled the consultee to conclude all
reasonable steps were to be taken to enable the application to accord with
Policy CM 4.

User/resident safety:

This matter is mentioned having regard to concerns stated in objection(s)
regarding potential parking of vehicles associated with the development in
locations where they could prejudice the safe passage of road network users.
The road network, in this context, includes public pavement and the users
includes children.

Specifically, mention is made about the potential for the development to give
rise to parking of lorries and other vehicles associated with the development
in Blackbank.

The site is generous and offers parking for 40 lorries, therefore adequate
space would be available within the site to ensure that traffic could be
accommodated. Further, Blackbank is situated over 1km away and does not
have direct sight-lines to the site for the proposed development; therefore, it is
highly unlikely that vehicles unable to use the new site would 'retrench’ to
Blackbank instead while they wait for space within the lorry park. It is more
likely that they would find other locations to stop within more spacious
locations or other facilities.

Impact on trees:

The site overall has been changed substantially in terms of its tree cover,
prior to the current application being submitted. As mentioned earlier in the
planning report, many trees (and likely ground cover, shrubs and possibly
hedges) were cleared out to prepare the site for some kind of development,
but no planning breach has occurred with the removal of the vegetation.

Although the site still contains a number of individual trees dotted within and
on the edges, and includes groups of trees and part of Mill Hill Wood along
the northern boundaries, and despite reference to it in the Planning, Design
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and Access Statement, there is no tree survey accompanying the application.
This was highlighted by the Kirkandrews Parish Council in its consultation
response.

The role of the trees in relation to the development proposed is an important
one. The woodlands to the north, in particular, provide essential
backdrop/assets in terms of potential amenity, landscape and visual impacts.
It is highly likely, in the context of the planning application and the previous
interventions where many trees were felled, that remaining trees and
woodlands affected by, or adjacent to the development would require to be
protected by a Tree Preservation Order. This would be the case whether or
not the current proposal gains planning permission, as it would be essential to
prevent further unwarranted diminishment of the trees as a multipurposeful
resource, although it is noted that there is no stated intention to fell further
trees, within the application. There is an indication that the applicants
recognise the potential environmental value of the site and are willing to
enhance it.

Policy GI 6 of the Local Plan 'Trees and Hedgerows' is relevant to
consideration of this aspect of the development. It states (with irrelevant text
omitted and replaced with ".......... "):

"Proposals for new development should provide for the protection and
integration of existing trees and hedges where they contribute positively to a
locality, and/or are of specific natural or historic value. Planning conditions
requiring protective fencing around trees to be retained, in line with the
current and most up to date British Standard: BS 5837 will be used to ensure
adequate protection of valued trees during construction.

Tree Surveys: Where trees and hedges are present on a development site a
survey, in accordance with the current and most up to date British Standard:
BS 5837 must be carried out by a qualified arboriculturist and presented as
part of the planning application.

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.

Proposals which would result in the unacceptable or unjustified loss of
existing trees or hedges or which do not allow for the successful integration of
existing trees or hedges identified within the survey will be resisted.

Landscaping and Replanting: Any proposals for onside landscaping schemes
should seek to incorporate the planting of native tree species where
practicable. Where trees are lost due to new development, the Council will
require developers to replant trees of an appropriate species on site where it
is practicable to do so, or to contribute via planning conditions and/or legal
agreement, to the replanting of trees in an appropriate, alternative location.
The extent of replanting required will be representative of the age, number
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and size of trees, or length of hedgerows, originally lost.

All new development should also have regard to the current Trees and
Development Supplementary Planning Document."

This Policy is supported by Criteria 8 of Policy SP 6 which, generally, requires
trees, hedges etc. to be protected, included, or mitigated for if removed.
Broadly, this approach aligns with Chapter 15 of the NPPF.

The absence of a tree survey, which would normally include reference to tree
protection, retention, categorisation and replacement of felled trees, is not
helpful in this instance, particularly with recent history including such a
noteworthy level of vegetation removal. The fact that the document is
mentioned as being submitted in the Planning, Design and Access Statement
means that there is an expectation that it should have materialised so that it
could be scrutinised, along with all other documents submitted, by all
interested parties.

The preliminary Ecological Appraisal makes reference to trees in a
biodiversity context but is not in itself a tree survey and does not perform the
function of one.

Practically, and having regard to the site and its environs/margins as it stands
today, there is room in amongst the trees for the development to be
implemented. If (i) a Tree Preservation Order is made, if (ii) appropriate
conditions add protection, and if (iii) the developer adheres to the protective
requirements, it would be possible to avoid any further significant intervention
relating to trees on or adjacent to the site. The Proposed Site Plan clearly
identifies that the areas intended for actual development do not further
impinge on the canopies of trees, which means that it would be
straightforward to install protective barriers in appropriate locations to protect
remaining trees during construction.

This is a sensitive topic to consider, especially because of the previous site
clearance which has changed the character and environmental value of the
site substantially, although as noted earlier, it was not the current applicant's
undertaking. It is necessary to look at what is present now, whether
development would enable all existing tree cover to be preserved or indeed
enhanced; and whether adequate proposals for replanting are in place to
offset tree loss and to improve the visual and environmental quality of the
locale.

It has already been noted in the Landscape and Visual Impact section of this
report that the current proposals for on-site planting (landscaping) are
inadequate and that such proposals have been substantially reduced since
the application was originally submitted. It has also already been recognised
that there would be a requirement for proposed landscaping to be improved if
planning permission is granted, and that conditions relating to this matter
would be included as part of any positive recommendation.

It may be further noted that the landscaping scheme could legitimately be
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extended to include coverage of all existing trees, shrubs and hedgerows,
their protection and a proper regime of new planting, including maintenance
proposals. This could enable the application to accord to some extent with
Policy Gl 6 at the point of recommendation, although in the absence of the
Tree Survey discussed in the Policy, the application would not be fully
compliant and, therefore, is still not fully aligned with the Policy.

It is challenging to summarise in relation to trees and hedgerows at this point
as a singular issue, mainly because it is considered that the
subject/resource/asset has not been given its full attention during the
application process: (a) by the developer in opting not to provide adequate
information; and (b) by the local planning authority in not being able to make a
full and proper assessment because the information is not present.

To omit a Tree Survey despite it being promised as part of the application
package is remiss of the developer and unfortunately causes this aspect of
the application to be deficient at this time. However, and this is not to be
taken lightly because it is tantamount to a modest leap of faith, having regard
to comments above about including outstanding tree and hedgerow matters in
the context of an enhanced landscaping proposal, it could be accepted in the
overall planning balance that the matter is not overriding. Whether or not this
is the case will be discussed under the next heading.

Development Principle:

Up to this point in the report, despite uncertainties of differing levels relating to
trees, landscaping, lighting, visual impacts, amenity impacts and drainage,
every one of these topics has been discussed in the light of opportunities that
are likely to be available to propose planning conditions, if the application is
supported, to ensure that outstanding information is provided and that (a)
implementation and (b) operation could be carried out acceptably.

All of the matters covered thus far indicate that in themselves and, to a great
extent in combination, none promote such conflict with local and national
policy that any would be overriding.

Having assessed the individual areas of concern/interest, to some extent that
is likely to inform how the principle is perceived. For example, no specialist
consultees have identified overriding concerns relating to highway safety,
nuisance, crime, amenity or drainage. There is an outstanding concern stated
in the second consultation response by Natural England about the relevance
of the Ecological Appraisal, but this can be taken into consideration in the
wider assessment; and, in any event, if the application is approved it would be
conditional in respect of biodiversity - a further ecological assessment and
mitigation would inevitably be required due to the nature and potential
magnitude of the development.

The Policies of most relevance in terms of the development principle tend to
be strategic and so include SP 1 'Sustainable Development', SP 2 'Strategic
Growth and Distribution', and SP 5 'Strategic Connectivity'. EC 11 is also
relevant at this point of analysing whether the principle is acceptable.



6.155 Policy SP 1 states:

"When considering development proposals Carlisle City Council will take a
positive approach that reflects the presumption in favour of sustainable
development contained in the National Planning Policy Framework (NPPF). It
will always work proactively with applicants, and communities, jointly to find
solutions which mean that proposals can be approved wherever possible, and
to secure development that improves the economic, social and environmental
conditions of the District.

Planning applications that accord with the policies in this Local Plan (and,
where relevant, with polices in neighbourhood development plans) will be
approved without delay, unless material considerations indicate otherwise.

Where there are no policies relevant to the application, or relevant policies
are out of date at the time of making the decision, then the Council will grant
permission unless material considerations indicate otherwise - taking into
account whether:

1. any adverse impacts of granting permission would significantly and
demonstrably outweigh the benefits, when assessed against the policies in
the NPPF taken as a whole; or

2. specific policies in the NPPF indicate that development should be
restricted.”

Policy SP 2 (with irrelevant text omitted and replaced with "........ ") states:

"To ensure that objectively assessed development needs are met, and met in
the most sustainable manner, strategic growth within the District of Carlisle
will be governed by the following principles:

2. Sufficient land will be identified to create the right conditions for economic
growth:

a) the focus for development will be within the urban area of Carlisle and
locations which can maximise the benefits of Carlisle’s highly accessible
position in relation to the M6 Corridor; and

b) whilst efforts will be focussed across the Plan period on realising the
residual capacity within existing employment areas, this approach will be
complemented by the allocation of an additional 45 Ha for employment
related purposes.

3. Development of surplus land at Ministry of Defence (MOD) Longtown,
which lies within the strategic M6 Corridor and benefits from excellent road
and rail connections, will also be supported as a key element of the strategy
to grow the economy, and to secure modal shifts in freight transport.



6. Where possible and appropriate, the re-use and redevelopment of
previously developed land will be encouraged across the District. ........

8. Within the open countryside, development will be assessed against the
need to be in the location specified."

Policy SP 5 (with irrelevant text omitted and replaced with "........ ") states:

"The City Council will support improvements to the transport network, in
partnership with delivery partners and operators, including the Highway
Authority, in order to support the District’s growth aspirations and Catrlisle’s
role as a strategic transport hub.

Proposals in line with the objectives of the 3rd Cumbria Local Transport Plan
will be supported. Interventions to facilitate growth as identified in the
Infrastructure Delivery Plan will be prioritised. Opportunities will also be taken
to:

1. increase the provision for walking and cycling, including improved
connectivity across the District;

2. retain and enhance existing public transport services and to improve and
modernise key public transport infrastructure including Carlisle Railway
Station and interchange;

3. promote economic growth and seek to attract new and growing
investment along the M6 corridor;

4. improve transport networks for all modes to ensure access and movement
are maintained;

7. secure a modal shift in the transport of freight from road to rail and
improve connections with the Port of Workington;

Land will be safeguarded and/or allocated through the planning process to
support the realisation of new or improved transport infrastructure.”

Policy EC 11 states:
"Development proposals to diversify and expand upon the range of

sustainable economic activities undertaken in rural areas will be supported
and encouraged both through the conversion of existing buildings and well



designed new buildings. Any new building must be well related to an existing
group of buildings to minimise its impact and blend satisfactorily into the
landscape through the use of suitable materials, design and siting.

Proposals must:

1. be compatible with their existing rural setting;

2. be in keeping, in terms of scale and character, with the surrounding
landscape and buildings;

3. include adequate access and car parking arrangements; and

4. notlead to an increase in traffic levels beyond the capacity of the
surrounding local highway network."

6.156 Within Chapter 2 of the NPPF (‘Achieving sustainable development) is
Paragraph 8, which states:

"Achieving sustainable development means that the planning system has
three overarching objectives, which are interdependent and need to be
pursued in mutually supportive ways (so that opportunities can be taken to
secure net gains across each of the different objectives):

a) an economic objective — to help build a strong, responsive and
competitive economy, by ensuring that sufficient land of the right types is
available in the right places and at the right time to support growth, innovation
and improved productivity; and by identifying and coordinating the provision of
infrastructure;

b) a social objective — to support strong, vibrant and healthy communities, by
ensuring that a sufficient number and range of homes can be provided to
meet the needs of present and future generations; and by fostering a
well-designed and safe built environment, with accessible services and open
spaces that reflect current and future needs and support communities health,
social and cultural well-being; and

c) an environmental objective — to contribute to protecting and enhancing
our natural, built and historic environment; including making effective use of
land, helping to improve biodiversity, using natural resources prudently,
minimising waste and pollution, and mitigating and adapting to climate
change, including moving to a low carbon economy."”

Paragraph 9 is also of specific relevance. It states:

"These objectives should be delivered through the preparation and
implementation of plans and the application of the policies in this Framework;
they are not criteria against which every decision can or should be judged.
Planning policies and decisions should play an active role in guiding
development towards sustainable solutions, but in doing so should take local
circumstances into account, to reflect the character, needs and opportunities
of each area.”

6.157 Within Chapter 4 of the NPPF, which is also of a strategic nature



('‘Decision-making'), the following paragraphs are of relevance to the
application:

Para. 38:

“Local planning authorities should approach decisions on proposed
development in a positive and creative way. They should use the full range of
planning tools available, including brownfield registers and permission in
principle, and work proactively with applicants to secure developments that
will improve the economic, social and environmental conditions of the area.
Decision-makers at every level should seek to approve applications for
sustainable development where possible."

Para. 54:

“Local planning authorities should consider whether otherwise unacceptable
development could be made acceptable through the use of conditions or
planning obligations. Planning obligations should only be used where it is not
possible to address unacceptable impacts through a planning condition."

6.158 Also of strategic relevance to economic development is Chapter 6 'Building a
strong, competitive economy', within which the following paragraphs are of
particular relevance:

Para. 80:

"Planning policies and decisions should help create the conditions in which
businesses can invest, expand and adapt. Significant weight should be
placed on the need to support economic growth and productivity, taking into
account both local business needs and wider opportunities for development.
The approach taken should allow each area to build on its strengths, counter
any weaknesses and address the challenges of the future. This is particularly
important where Britain can be a global leader in driving innovation and in
areas with high levels of productivity, which should be able to capitalise on
their performance and potential."”

Para. 82:

"Planning policies and decisions should recognise and address the specific
locational requirements of different sectors. This includes making provision for
clusters or networks of knowledge and data-driven, creative or high
technology industries; and for storage and distribution operations at a variety
of scales and in suitably accessible locations."

Para. 83(a):
“Planning policies and decisions should enable: a) the sustainable growth and
expansion of all types of business in rural areas, both through conversion of

existing buildings and well-designed new buildings;"

Para. 84:
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"Planning policies and decisions should recognise that sites to meet local
business and community needs in rural areas may have to be found adjacent
to or beyond existing settlements, and in locations that are not well served by
public transport. In these circumstances it will be important to ensure that
development is sensitive to its surroundings, does not have an unacceptable
impact on local roads and exploits any opportunities to make a location more
sustainable (for example by improving the scope for access on foot, by
cycling or by public transport). The use of previously developed land, and
sites that are physically well-related to existing settlements, should be
encouraged where suitable opportunities exist."”

All of the above policies point towards one overarching question: Is this the
right development in the right place? If it is accepted that the design, layout
and scale of the development could be appropriately accommodated at the
site, and that conditions could effectively respond to outstanding technical
and practical matters, more strategic considerations are required, which in
this case are:

1. Does the development need to be in the location specified?

2. Would this constitute re-development of previously development land?

3. Is the location right for this type of development?

4. Does 'need' for the development influence consideration of the
application?

5. Is the promotion of support for road freight sustainable?

6. Does the application represent proposals that represent community need
and that have benefitted from pro-active engagement with communities?

Need to be in this location:

This site has not been compared 'sequentially' to any other potentially
available sites in the District, or indeed outside the District, which is relevant
given the proximity of the site to the national border with Scotland. It therefore
has to be considered in terms of its own merits, having regard to its nature
and its relationship with surroundings, including the strategic road network.

The site has been selected on the basis that it is conveniently and
strategically located between two arterial routes which already connect via the
A6071, and which already accommodate a high level of traffic, including
lorries and other commercial vehicles. Indeed, the applicant's ethos is
apparently one which expects 'passing trade' and 'word of mouth' to promote
a successful level of usage to make the development viable.

The site has also inevitably been selected because it is 'available' whereas
other sites with similar, or better credentials are not. This, arguably, supports
a case for 'need' because options to develop on other land are not available.

It may be difficult to find a reason to resist the application on the basis of
whether it needs to be in this location.

Previously developed land?
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It could be argued that the site has to some extent got a 'previously
developed' character because previous uses were implemented, although
they have not been operational for many years and the overall site returned to
nature by some degree; plus, it already contains a number of items indicating
development (notwithstanding the recent introduction of the hardcore areas,
which in itself does not indicate or support the site being previously
developed).

It cannot be accepted that the overall site is previously developed because
part of the site remains as paddock/field and part is actually woodland. Its
previously developed character is dissected and has been diluted by time and
by vegetative reclamation.

The site feels like it has been the subject of human intervention on more than
one occasion, which is true having regard to the planning history and the
presence of buildings and drainage infrastructure. However, it is not in the
truest sense a brownfield site and therefore any inference of a previously
developed nature must be looked at precautionarily and guardedly, because it
is not obvious. Its 'partially previously developed' nature can be accepted and
may be influential.

The right location?

Notwithstanding earlier comments relating to 'need’, consideration must be
given to whether this type of development would be more appropriately
guided to an available (or potentially available) site closer to an existing
commercial, industrial or urban locale.

Close to Junction 44, and within Kingstown Industrial Estate is a comparable
(although slightly larger) facility being the Carlisle Truckstop. It could be
argued that where Carlisle Truckstop is makes that a more logical location
because it is much closer to distribution centres. The proposed development
under consideration has no immediate relationship with any other commercial
transport or distribution cluster other than the Scotts operational site to the
north of the application site. It is not next to an industrial estate like the similar
truckstop at Whitesyke, off the A6071 between Longtown and Brampton. It is
not within an existing rest area/services facility like at Gretna Services and is
less well sited than the Ecclefechan Truckstop which is immediately adjacent
to, and easily accessed from the M74 motorway without having to go through
any settlements.

However, acknowledgement must be given to the fact the applicants (Robert
Little) currently operate a more modest site within Harker, which in itself is
arguably less logical than the aforementioned sites in Paragraph 6.168,
although it is not far from Junction 44 via the A7. Whether the site currently
proposed is any less well located to the strategic road network is open to
debate, but there are similarities, and the applicants are alleged to run the
existing operations in Harker efficiently and to have outgrown that limited site,
hence the push for expansion on a large site elsewhere.
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There is certainly a case to be made that the site is not so far away from the
strategic/arterial road network to render it an illogical choice; indeed, it would
be unlikely that the current application would be in front of the local authority if
it were not considered to be in a workable location with good access to the
main road routes, taking into consideration the type of vehicle that would be
using it. Poor connectivity would be a disincentive to potential users.

‘Need', taking into account the existence of other facilities:

Mentioned on several occasions in objections is that existing facilities exist in
Carlisle, at Gretna Services, at Ecclefechan and in Longtown. The applicants'
existing site, although not a lorry park as such, represents at least in part
another facility for the sale and preparation of commercial vehicles. Interested
parties are asking why there needs to be another facility when these already
exist.

The planning system is not entitled to quell competition or to manipulate the
market; moreso, it is vital that competition exists to ensure that the best
developments thrive and to ensure the market is not false. The existence of
other facilities as mentioned would not provide a reason to resist a further
development of this type, if the applicants deem it to be viable. The applicants
operate a known, successful local business in the commercial vehicle arena,
and as such cannot be approaching the new site without first having
understood that it could be successful financially.

There is no area of the aforementioned national or local policy that would
preclude support of the principle of another facility of this nature, as long as it
does benefit from being the right development in the right place.

It would be true to say that the presence of lorries parking overnight in lay-bys
in the District is observable on many occasions, and that the development
would provide another resource and potentially fulfil an ongoing need to
ensure adequate provision continues, especially because overnight lay-by
parking, as evidenced in both letters of support and objections submitted, is
seen to be problematic for a number of reasons.

Sustainability of development supporting road freight:

This consideration is, in current times, in a juxtaposition. On the one hand,
national and local policy is aiming to shift transport away from roads and onto
other modes such as rail. The ongoing transportation of goods etc via road
freight invokes greater fossil fuel usage, and pollution of more than one kind.

Road transportation is in transition, however, and alternative fuel solutions
including electric vehicles are having to be found because the long term use
of fossil fuels will end at some stage when the resources actually run out.
Although only a very small percentage of vehicles on the road are powered by
alternative means at present, realistically road freight will continue into the
future by utilising other fuelling technologies.

It would not be logical, therefore to conclude that the application would give
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rise to an unsustainable form of development simply because it would support
future road freight. Transportation is in transition away from fossil fuels and
(note: new road routes are still being developed and existing road routes are
constantly being upgraded in the UK) although it may still take a long time for
a full transition, it is inevitable.

Community engagement:

This is an area that the application does not represent well. It does not reflect
a community-led development, was not the subject of any known
pre-application community engagement and has divided the community
somewhat in terms of the number and nature of representations received.
Many of the objections are known to be from local residents; whereas, the
source of letters of support is more varied and represents a less
geographically coherent community.

Both Kirkandrews Parish Council and Gretna Green & Springfield Community
Council have both objected to the application; whereas, Gretna and Rigg
Community Council has opted not to comment.

In this respect, the application does not comply with the NPPF because no
account has been taken prior to submission of what the development might
mean to the community. The development would impact on nearby
settlements and rural communities, but how said communities feel about that
has only been possible to judge, to a great extent, since the application has
been submitted.

While the application has been 'live', i.e. since September 2020, there has
been no new evidence introduced that indicates taking opportunities to gauge
local opinion, for example by holding events (these are likely to have been
required to be 'virtual' events) or by communicating by letter to local bodies,
residents and businesses within a chosen radius.

It could be argued that the level of interest in the application, although
noteworthy, is not high and does not represent a substantial campaign either
for or against. However, the local Mill Hill (hamlet and surroundings)
community is not particularly populous and as such interest was perhaps
never likely to be strikingly high. It does, however, represent a reasonable
level of local interest. Whether or not this would be such a significant issue as
to require the application to be refused would need to be looked at in the
overall balance.

Conclusion:

6.183

The development of a lorry park and associated preparation/sales facility in
this location is not necessarily what would be thought of as first choice, if
alternative proposals were forthcoming. The locality, though, is by no means
pristine and includes the Scotts commercial site to the north, so although it
has been concluded that the site is not fully previously developed, it is
previously partially developed and relates to other commercial
(non-agricultural) major activity close by. It can be accepted, to some extent,
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that the development would give rise to a form of rural diversification.

A range of individual subject areas have been appraised and have led to the
conclusion that although on a number of levels the application is deficient in
its current form, in practical terms it would be acceptable to address all
outstanding individual matters such as landscaping, trees, drainage, noise,
light and air pollution through planning conditions. Imposition of a Tree
Preservation Order on trees at the northern peripheries of the site would be
appropriate, and would help protect the woodland areas as amenity and
biodiversity assets.

The intended development would add another facility, this being a 24-hour
facility, for overnight parking of lorries whereas in the broader locale there are
at least four other such sites in operation in Carlisle, Longtown, Gretna and
Ecclefechan. All of these sites have differing facilities available, but in
essence all are of a 'truckstop' nature.

The development would enable a local business to operate from a larger site,
and in so doing expand and diversify an existing successful business, which
is already set in a semi-rural location (Harker) and which would move to
another semi-rural location.

Although the development would undoubtedly give rise to impacts which local
residents and businesses become aware of through activity, movement, light,
air quality and noise impacts, these either have, or could be mitigated
acceptably.

It is important to support local economic development if possible, and to
ensure local and national policy requiring every effort to be made to support
applications for sustainable development is observed. Economic objectives
must be balanced against social and environmental objectives. Rural
diversification must be supported where it is appropriate to a rural location.

It is, however, important also to acknowledge that there is no evidence of
community engagement at any stage during the planning process which,
given the scale and nature of development, is likely to have been beneficial to
all concerned, including the potential developer.

It is partially due to the way the application was submitted without community
engagement, and with certain information not clear or absent in the
application, that a significant level of community interest has been generated
post-submission indicating objections in respect of various matters, all of
which have been given coverage in this report. In response, a number of
letters of support were submitted pointing out the benefits of the
development. Some are for, and some are against the application. Of the
three Parish/Community Councils consulted, those two most likely to be
affected have submitted detailed objections, and the other has opted not to
submit a response.

However, there are no overriding objections submitted by specialist
consultees including those with an interest in safety and crime prevention,
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and those interested in pollution (i.e. Environmental Health). All such
consultees are content that outstanding matters relating to safety and
amenity can be addressed through conditions, post-determination of the
application.

It is therefore not considered that there are any singular or overlapping
matters outstanding that would prevent the application being supported,
either in relation to individual/technical matters or in relation to the principle,
which would accord, on balance, with the aforementioned strategic policies
within both the Local Plan and the NPPF.

The application, therefore, is recommended for approval subject to a number
of conditions requiring matters still outstanding to be addressed either before
or during development, as per the procedural norm and in line with
recommendations within specialist consultees' responses.

It may be noted that potential ground contamination has not been discussed
in the report because the findings of the contamination report are accepted
and have not been challenged by the Council's EHO. However, as a
precautionary measure, standard conditions relating to the discovery, during
development, of unforeseen contaminants would appropriately be included in
any planning permission granted.

Planning History

In 2016, planning application ref. 15/1079, for the demolition of Richardson
House; erection of dwellings and ancillary infrastructure was refused.

In 2008, under County Council ref. 08/9024/CTY, Carlisle City Council made
observations in relation to a Section 73 application for the modification of
Condition 6 of 1/02/9010, to authorise the use of Wood Villa for offices and
the construction of the revised vehicular access (retrospective). Said County
Council application was granted.

In 2002, under County Council ref. 02/9010/CTY, Carlisle City Council made
observations in relation to a 'County Matter' planning application, for change
of use and extension to Wood Villa to form offices, construction of new
access road and car park, provision of despatch office and weighbridge and
other ancillary development associated with existing peat processing works.
Said County Council application was approved.

In 1979, a planning application was made under ref. 79/0226 for the erection
of a bungalow. The application appears to have been refused.

In 1977, a planning application was made under ref. 77/0223 for a caravan
site and toilet block. The application was approved, and may have led to one
or more of the items now present, in dilapidated condition, on the site.

In 1971, under ref. BA5249, planning permission was granted for the use of
land as a caravan site.



8.

Recommendation: Grant Permission

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).

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

1. the submitted planning application form;

2. drawing ref. GA3237-SP-01A 'Amended Existing Site Plan’, received
on 3 March 2021;

3. drawing ref. GA3237-PSP-01B 'Amended Proposed Site Plan',
excluding references to proposed landscape planting, received on 3
March 2021;

4. the amended Drainage Strategy (Revision A, Reford Engineers
Limited, December 2020), received on 3 March 2021;

5. drawing ref. GA3237-PPBLK-01 'Proposed Toilet Block' (Depicting
Toilets, Kitchen, Seating Area and Service Area), received on 3
September 2020;

6. drawing ref. GA3237-PSHED-01 'Proposed Shed Plans and
Elevations', received on 3 September 2020;

7. drawing ref. GA3237-LP-01 'Location Plan', received on 3 September

2020;

8. the Planning, Design and Access Statement, received on 3
September 2020;

9. the Notice of Decision;

10.  any such variation as may subsequently be approved in writing by the
Local Planning Authority.

Reason: To define the permission.

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



Site investigations should follow the guidance in BS10175.

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

Reason: To ensure that risks from land contamination to the future users of
the land and neighbouring land are minimised, together with those
to controlled waters, property and ecological systems, and to
ensure that the development can be carried out safely without
unacceptable risks to workers, neighbours and other offsite
receptors in accordance with Policy CM5 of the Carlisle District
Local Plan 2015-2030.

The development arising from this planning permission shall be at all times
operated in accordance with a site specific Noise and Vibration Management
Plan, which shall first have been submitted to, and approved in writing by the
local planning authority.

Reason: To ensure that the development does not have an adverse
impact on the residential amenity of nearby occupants of
private dwellings due to operational noise occurring within the
site, and to accord with Policies CM 5 and SP 6 of the Carlisle
District Local Plan 2015-2030.

Notwithstanding any information already submitted with the planning
application, a comprehensive landscaping scheme shall be implemented in
strict accordance with a detailed proposal that has first been submitted to
and approved in writing by the local planning authority. The scheme shall
include details of the following where relevant (this list is not exhaustive):

e new areas of trees, hedgerows and shrubs to be planted including
planting densities

e new groups and individual specimen trees and shrubs to be planted
e specification/age/heights of trees and shrubs to be planted
e existing trees and shrubs to be retained or removed

e any tree surgery/management works proposed in relation to retained
trees and shrubs

e any remodelling of ground to facilitate the planting
¢ timing of the landscaping in terms of the phasing of the development
e protection, maintenance and aftercare measures

Reason: To ensure that a satisfactory landscaping scheme is implemented,
in the interests of public and environmental amenity, in
accordance with Policy SP 6 and Gl 6 of the Carlisle District Local
Plan 2015-2030.



Prior to their use as part of the development hereby approved, full details of
all materials to be used on the exterior of the buildings, including roofs, walls
and cladding, shall be submitted to and approved in writing by the local
planning authority. The development shall then be undertaken in strict
accordance with the approved details.

Reason: To ensure the development is acceptable visually and
harmonises with existing development, in accordance with
Policies SP 6 and EC 11 of the Carlisle District Local Plan
2015-2030.

No lighting shall be installed as part of the development unless otherwise in
accordance with a scheme of lighting that has first been submitted to, and
approved in writing by the local planning authority. The scheme shall include
details relating to the following (this list is not exhaustive):

(1) floodlighting including support column specifications;

(i) ground level lighting for parking/manoeuvring areas;

(iii) lighting installed on any building, tree, gate, fence or other
structure for the purposes of illumination of the site or security;

(iv) any lighting associated with the fuel pumps and/or the
surrounding area that relate to fuelling activities;

(v) any lighting to be installed in relation to, or as part of any
signage components;

(v) the level of luminance and the projected extent of light
emanating from each element of the lighting scheme (light
mapping)

Reason: The application does not currently include information relating

to proposed site lighting, which will be necessary as part of the
development in relation to the proposed operational hours and
activities identified in the approved documents. The detailed
information required by this condition will enable the local
planning authority to further assess the acceptability of the
lighting required, to ensure it is compatible with the locality in
terms of (a) its overall appearance and potential visual impacts
and (b) its relationship with existing properties nearby, and that
it is in accord with the objectives of Policies SP 6, EC 11 and
CM 5 of the Carlisle District Local Plan 2015-2030.

The development shall be operated at all times in strict accordance with a
mitigation strategy relating to minimisation of the effects of vehicle lights
during hours of darkness, that has first been submitted to and approved in
writing by the local planning authority. The strategy should include mitigation
relating both to vehicle lights on commercial vehicles stationed within the site
and to vehicles entering and departing the site.

Reason: To minimise the potential impacts on the residential amenity of
occupiers in the locality, to ensure that the development



10.

11.

12.

accords with Policies SP 6, CM 5 and EC 11 of the Carlisle
District Local Plan 2015-2030.

Prior to its installation as part of the development hereby approved, drawn
details, an ongoing maintenance scheme and a specification of the acoustic
fence shown in the approved drawings and required to mitigate noise
emanating from the site shall be submitted to, and approved in writing by the
local planning authority. The fence shall be installed in strict accordance with
the details approved in response to the condition prior to the lorry park
becoming operational, and shall be retained and maintained thereafter in
accordance with the approved scheme.

Reason: Inadequate detail has been provided in relation to this item,
which is essential in terms of it noise reducing properties in
respect of potential noise emanating from the site, and to
ensure that the development is in accord with Policies SP 6,
CM 5 and EC 11 of the Carlisle District Local Plan 2015-2030.

The development shall operate in strict accordance with a schedule of
opening/operating hours relating to both the lorry park area and the
maintenance/sales/preparation area, that has first been submitted to, and
approved in writing by the local planning authority.

Reason: To prevent disturbance to nearby occupants in accordance with
Policies CM 5 and SP 6 of the Carlisle District Local Plan
2015-2030.

Other than those trees and hedgerows identified for removal on the
approved plan, no tree or hedgerow existing on the site shall be felled,
lopped, uprooted, layered or otherwise structurally altered without the prior
written consent in writing of the local planning authority. A scheme of
protection, based on the advice provided within the adopted Carlisle City
Council Supplementary Planning Document ‘Trees and Development’
relating to the retained trees and hedgerows shall be implemented in
accordance with details that have first been submitted to and approved in
writing by the local planning authority. The said scheme shall provide details
of how protection will be afforded to the retained items prior to, during and
after construction.

Reason: To ensure that the existing tree and hedgerow resource is
preserved appropriately, in the interests of public and
environmental amenity, in accordance with Policies SP 6 and Gl 6
of the Carlisle District Local Plan 2015-2030.

Prior to the commencement of development, an air quality assessment shall
be submitted to and approved in writing by the local planning authority,
identifying consequential impacts of the development in respect of local air
quality, and identifying mitigation measures to minimise air pollution. The
development shall thereafter be operated at all times in strict accordance
with the mitigation measures agreed in response to this condition.
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15.

16.

Reason: To ensure that the development operates in such a way that
impacts on the air quality afforded to nearby properties is
minimised, to enable the application to accord with Policies CM
5 and SP 6 of the Carlisle District Local Plan 2015-2030.

The new vehicle workshop associated with the maintenance of commercial
vehicles shall be utilised only for the purposes of the repair and maitenance
of commercial vehicles, and shall not be utilised for any other purpose in
Class B2 of the Schedule to the Town and County Planning (Use Classes)
Order 1987, or in any provision equivalent to that Class in any Statutory
Instrument revoking and re-enacting that Order.

Reason: To ensure that the development remains compatible with
surrounding uses, and to accord with Policy CM 5 and EC 11 of
the Carlisle District Local Plan 2015-2030.

The whole of the access area bounded by the carriageway edge, entrance
gates and the splays shall be constructed and drained in strict accordance
with a specification (including timing/phasing) that has first been approved by
the local planning authority.

Reason: In the interests of highway safety and to accord with the
National Planning Policy Framework (2019) especially
Paragraph 108.

The carriageway of the access onto the U1059 shall be designed,
constructed, drained and lit to a standard suitable for adoption by the County
Council and in this respect further details, including longitudinal/cross
sections, shall be submitted to and approved in writing by the local planning
authority before any work commences on site. All works approved in
response to this condition shall be undertaken in strict accordance with the
approved documentation before the development becomes operational.

Reason: To ensure that the matters specified are designed to the
satisfaction of the Local Planning Authority and to accord with
Policies SP 6 and IP 1 of the Carlisle District Local Plan
2015-2030.

Development shall not commence until a Construction Traffic Management
Plan (CTMP) has been submitted to and approved in writing by the local
planning authority. The CTMP shall include details of:

(i) pre-construction road condition established by a detailed
survey for accommodation works within the highways boundary
conducted with a Highway Authority representative; with all
post repairs carried out to the satisfaction of the Highway
Authority at the applicants expense;

(i) details of proposed crossings of the highway verge;

(iii) retained areas for vehicle parking, manoeuvring, loading
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18.

and unloading for their specific purpose during the
development;

(iv) cleaning of site entrances and the adjacent public highway;
(v) details of proposed wheel washing facilities;

(vi) the sheeting of all HGVs taking spoil to/from the site to
prevent spillage or deposit of any materials on the highway;
(vii) construction vehicle routing;

(viii) the management of junctions to and crossings of the public
highway and other public rights of way/footway;

(ix) surface water management details during the construction
phase.

Development of the site, in the context of this permission, shall be
undertaken in accordance with the CTMP at all times.

Reason: To ensure the undertaking of the development does not
adversely impact upon the fabric or operation of the local
highway network, in the interests of highway and pedestrian
safety and to accord with Paragraph 108 of the National
Planning Policy Framework 2019.

No development shall commence until the visibility splays shown in drawing
ref. SCP/190638/F03 forming part of the submitted Transport Assessment
Addendum (SCP, 4 December 2020) have been provided. Notwithstanding
any provision of the Town and Country Planning (General Permitted
Development) (England) Order 2015 (as amended) (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 at any point in the future.

Reason: In the interests of highway safety, to ensure compliance with
Policy SP 6 and IP 2 of the Carlisle District Local Plan
2015-2030.

A scheme of signage shall be implemented on land within the control of the
developer and on the highway network in accordance with details that have
first been submitted to, and approved in writing by the local planning
authority. The scheme shall including the following (this list is not
exhaustive):

(i) directional signage proposed on any public highways
intended to direct vehicles to the site;
(i) any signage required for security purposes;

(iii) signage advising of local weight limits in effect further
to partial reconstruction of the U1059 public highway;

(iv) details of any illumination proposed in relation to said
signage;

(v) details of timing of implementation, maintenance and
repair of said signage.
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21.

Reason: To ensure that signage for the development is included at the
development stage, in order that it does not accrue on an ad
hoc basis, and in order that it would align with highway safety
objectives to accord with Policies SP 6 and IP 2 of the Carlisle
District Local Plan 2015-2030.

A Biodiversity and Habitat Protection and Enhancement Strategy, informed
by a detailed, supplementary, updated Ecology Report relating to the site,
shall be submitted to and approved in writing by the local planning authority,
which shall include details of all measures proposed to protect, improve and
augment the site, to support and promote a net gain in biodiversity.

Reason: In the context of the proposed development, taking into
consideration the relatively recent clearance of a substantial
amount of vegetation within the site in preparation for
development, the site offers opportunities to secure a net gain
for biodiversity, in line with Paragraph 175 of the National
Planning Policy Framework 2019 and Policy Gl 3 of the Carlisle
District Local Plan 2015-2030.

Surface water shall be treated, channelled and attenuated in accordance
with the Drainage Strategy (Reford Engineers Ltd, December 2020, Revision
A) forming part of this planning permission, and identified in Condition 2 as
an approved document.

Reason: To protect the water environment, and to accord with Policy CC
5 of the Carlisle District Local Plan 2015-2030.

The development shall not be brought into operational use until details of the
proposed sewage treatment plant including its precise location have been
submitted to and approved in writing by the local planning authority, and the
plant has been installed and made operational.

Reason: The application does not contain adequate detail relating to the
sewage treatment plant, therefore this information is required to
ensure that the development will accord with Policy IP 6 of the
Carlisle District Local Plan 2015-2030.
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