Chapter 5

Housing

POLICY H1

Location of New Housing Development


New housing development will be located in sustainable locations in accordance with PPG3: Housing, Regional Planning Guidance and the Joint Structure Plan.  During the plan period 80% of new development will be located within the urban area of Carlisle, including allocated sites on the edge of the City referred to in Proposal H15.  The remaining 20% will be permitted in the rural area of the district with the focus on the two Key Service Centres of Brampton and Longtown. 

In the remainder of the rural area small-scale development will be located in accordance with Policy CD1 and other policies of this plan to ensure that:

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

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

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

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

5. 
appropriate access and parking can be achieved; and

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

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

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

Burgh-by-Sands
Castle Carrock

Cummersdale
Cumwhinton

Dalston


Gilsland

Great Corby

Great Orton


Hallbankgate

Hayton

Heads Nook


Houghton

Irthington

Lanercost


Low Crosby

Raughtonhead
Rockcliffe


Scotby

Smithfield

Thurstonfield


Warwick Bridge (Including

Wetheral

Wreay



Little Corby & Corby Hill)

In the following settlements small-scale infilling (development between an otherwise continuous frontage) will be allowed where this does not conflict with the criteria above:

Blackwell

Cardewlees


Cargo

Carleton

Cotehill


Cumwhitton

Durdar

Faugh



Harker

Hethersgill

How Mill


Laversdale

Low Row

Monkhill


Moorhouse

Talkin


Todhills


Walton

Warwick-on-Eden

The development of housing within settlements in the rural area presents particular problems. This policy refers to the 42 settlements, outside Carlisle, Brampton and Longtown, within the district. The settlements subject to this Proposal vary considerably in terms of size and character and therefore what constitutes large and small scale will vary considerably from settlement to settlement. In all cases, however, developments of 10% or more of existing dwellings within the settlement will be considered significant.

Development proposals in any of these villages will be assessed on the basis of the stated criteria as well as criteria in PPG3 (para 69-71) for significant proposals. Therefore, the scale, form and character of development which will be appropriate will vary considerably depending on the village in which it is to be located. In the smallest villages, one or two dwellings may well be all that is acceptable.

The impact of a proposal on the landscape will be a significant factor in determining whether it is acceptable. In most cases it will be more acceptable to locate new housing within the settlement rather than outside the boundary. Sites may also be permitted on the edge of villages providing they: 

a. relate well to and are contained by the existing landscape features of the area; 

b. relate well to the form, scale and character of the rest of the village; and 

c. the scheme does not adversely affect the amenity of adjacent dwellings. 

Proposals which will extend a settlement in such a way as to act as a precedent for the release of other land for development beyond the village limits will not be acceptable.

A further important factor in determining the acceptability of a development scheme will be the scale of development in relationship to the size of the existing village. Proposals that clearly imbalance, in terms of scale, the relationship between existing and new development will not be permitted.

Many villages have open areas such as village greens, orchards or mature gardens which make a significant contribution to the character of the settlement. These open areas are often an integral part of the village, providing important views within the settlement, or out into the open countryside. The development of such areas will not normally be permitted.

Other open areas within settlements will, however, be regarded as infill sites suitable for development, provided they satisfy the criteria in this policy. Infill sites are generally defined as gaps in an otherwise built up frontage or area of development.  What is considered an acceptable infill site for development will obviously vary depending on its location within and the size of the village. In the smaller villages it is unlikely that development would be allowed except in narrow gaps capable of supporting no more than one or two houses.

The City Council has produced Supplementary Planning Guidance Countryside Design Summary based on the Countryside Commission’s Technical Report Design in the Countryside. This provides more detailed guidance for developers on these issues.

Regional Planning Guidance requires Local Plans to establish detailed settlement boundaries.  These are not shown in the existing adopted Local Plan and boundaries are now shown on the inset maps for each of the main settlements within the district.


POLICY H2
Primary Residential Areas

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

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

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

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

4. 
satisfactory access and appropriate parking arrangements can be achieved.

Proposals for uses other than residential will not be permitted in Primary Residential Areas other than where they do not adversely affect residential amenity. Development that would create unacceptable noise, smell, safety and health impacts or excessive traffic generation will not be acceptable. Such schemes falling within the scope of this policy will be considered against the above criteria as well as other policies of the plan appropriate for the proposed use.

Outside the Primary Residential Areas and sites allocated under Proposal H15, applications for residential development, including redevelopment and the change of use of vacant and underused buildings, will be permitted provided that:

1. satisfactory housing conditions can be achieved; and

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

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

4. satisfactory access can be provided; and

5. appropriate parking arrangements can be made.

Existing housing areas within Carlisle, Brampton and Longtown, for which Inset Plans have been prepared, have been defined as Primary Residential Areas. Whilst these areas are predominantly residential, they contain a number of other uses normally acceptable in housing areas, such as churches, small local shops, doctor’s and dentist’s surgeries, public houses, small areas of open space, allotments and the occasional small business use.

Major areas of future residential development, either with planning permission or land allocated under Proposal H15 are also included.

Within these existing housing areas there will be opportunities for small scale housing development, including the development of individual plots and conversion of non-residential property. Such residential development will be acceptable, subject to the criteria stated.

Applications for other than non-residential development may be acceptable providing they are commercial and industrial activities of an appropriate scale  which would not adversely affect residential amenity. Development that would create unacceptable noise, smell, safety and health impacts or excessive traffic generation will not be acceptable. Such applications will be considered against the criteria of this policy together with other policies of the plan that are appropriate for the use.

Outside the Primary Residential Areas and allocated housing sites in Carlisle, Brampton and Longtown further opportunities for housing development may arise, either through new development, redevelopment, the conversion and change of use of existing property or as part of a mixed-use scheme. These can make a useful contribution to particular housing needs and make full use of existing resources.

The criteria seek to ensure that development: will provide a satisfactory residential environment:

a. is complementary to and will not adversely affect the amenity of the area; and 

b. appropriate parking and access arrangements can be achieved.

POLICY H3
Residential Density

On new residential development the City Council will seek to achieve an average density of between 30 and 50 dwellings per hectare in accordance with PPG3.  The level of density will be required to reflect the opportunity to provide the best use of land.  Developments close to the City Centre will be expected to be a higher density achieving over 50 dwellings per hectare.

PPG3 Housing sets residential densities for new development and encourages densities of between 30 and 50 dwellings per hectare.  This is a net density and further information is provided in the PPG.  Some sites may have development constraints which limit density such as existing trees or access difficulties.  Developments within the City should achieve the minimum level of density.  

The Council will monitor the level of density permitted and if the average level is not above 30 dwellings per hectare it will consider reviewing the policy to set a minimum density for all developments.

POLICY H4
Residential Development on Previously Developed Land


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

Targets for brownfield residential development have been set nationally for several years and this has been reflected in RPG and Joint Structure Plan targets.  Housing development in Carlisle District is achieving an annual construction rate of just below 50% on previously developed land, and in order to increase the level of construction, fewer greenfield permissions should be granted.  The opportunity to increase brownfield development can only be achieved in the City due to limited opportunities in sustainable locations in the rural area.  

To increase the level of completions on brownfield sites requires phasing of permissions to ensure a consistent rate of development is achieved.  Draft Structure Plan Policy H14 also sets annual permission rates.  In order to balance the provision of housing by reducing the development rate and achieving brownfield targets housing sites in the urban area of over 20 dwellings will be phased.  In the rural area phasing may be required on sites over 10 dwellings.

Where development on a greenfield site already has permission additional dwellings may be given permission to increase density where this is consistent with other policies.  Where permission lapses it will be subject to this policy.

POLICY H5

Affordable Housing


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

There is a need to ensure an appropriate mix of different types of houses to meet the needs of different types of households and acknowledge that the community’s need for affordable housing is a material planning consideration.

The terms affordable housing or affordable homes apply to both low cost market and subsidised housing (irrespective of tenure, ownership whether exclusive or shared or financial arrangements) that will be available to people who cannot afford to occupy houses generally available on the open market. In the case of low cost market housing the price of the dwelling is discounted below the market rate for the equivalent house type. In recent agreements with developers the rate of discount has varied between 10% and 20% depending on the location and market price of housing in that area.  Recently house prices have increased by up to 20% in parts of the district and the proportion required to discount for affordable units may have to be increased to reflect local housing market conditions.

Occupancy of affordable housing provision will be restricted to the following groups:

a. 
local residents;

b. 
people employed locally, including those moving to the area to take up an employment opportunity; or

c. 
people with local connections.

Within the urban area of Carlisle, locally is taken to be the ward and in the rural area, the parish in which the site is situated. If housing remains unallocated, the area should be widened to include neighbouring wards and parishes in the urban and rural areas respectively.  Recent information indicates that there is a continuing trend to right-to-buy requests for former Council Housing stock.  This will diminish the socially rented stock of housing available in the area and is not being replaced at a similar rate despite the increase in open market house prices.

Where such provision is made the City Council will require that it will be enjoyed by successive as well as the initial occupiers. The most common ways of ensuring this future occupancy are through the involvement of a housing association or trust providing housing for rent or shared ownership, or through an option agreement with the Cumbria Rural Housing Trust and could involve a partnership with a private developer. In addition there may be circumstances where the developer may wish to give a financial or other contribution towards the provision of affordable housing on another site. This will be acceptable provided that the site meets the size threshold and is suitable in other respects for the development. Planning conditions and Section 106 Agreements will be used where they relate to present and future occupancy by eligible people.


In Carlisle, the need for affordable housing has recently been reappraised and has provided updated information. The urban area of Carlisle has a relatively good supply of improved terraced housing, which provides a reasonable supply of low cost market housing. However, recent surveys have confirmed that Carlisle is a low-income area and there is therefore still a need for affordable market, shared ownership and rented accommodation.

Windfall sites will provide the majority of housing provision in the rural area. 

This means that there are few opportunities to provide affordable housing.  As a result the threshold for operation of this policy has been reduced to ensure that contributions are made toward affordable housing to enable new units to be developed to tackle housing need.  

Government advice in Circular 06/98 (Planning and Affordable Housing) and PPG3 (Housing) establish that there is a clear need to provide better housing choice, opportunity and mix to create inclusive, sustainable communities with housing developments aiming to meet the needs of the whole community including those requiring affordable and special needs housing.

In the urban area targets will be established for all allocated sites of between 10 and 20% to ensure a continued supply throughout the city.  Larger sites over 40 units will also be required to make a contribution towards the provision of affordable or social housing.

In the rural area the thresholds for social and affordable housing are:

a. 25% of development costs on large sites (over 0.8Ha or 25 dwellings); or

b. 15% on medium sites (over 0.3Ha or 10 dwellings); or

c. 5% on small sites (over 0.1Ha or 3 units).

The terms affordable housing or affordable homes apply to both low cost and market subsidised housing (irrespective of tenure, ownership whether exclusive or shared or financial arrangements) that will be available to people who cannot afford to occupy houses generally available on the open market. In the case of low cost market housing the price of the dwelling is discounted below the market rate for the equivalent house type. 

In considering affordable housing development the Council will have regard to its Housing Strategy in order to achieve the correct mix and number of units for each site. The council’s housing services will be involved in negotiations on the type of housing to be provided to ensure local need is being addressed.

In certain circumstances developers may enter into an agreement with the Council to give a financial contribution towards the provision of affordable housing on another site in lieu of making on site provision. This will be acceptable where it is neither practical nor viable to provide the housing on site and the alternative site meets the size threshold and is suitable in other respects for the development. 

A ‘housing needs’ survey is currently being undertaken to establish where there are shortages in affordable housing provision across the Carlisle District. In addition an SPD on affordable housing will be produced to complement and support this policy.




POLICY H6
Rural Exception Sites

Proposals for residential development may be permitted in locations where such development would not usually be permitted, provided the following conditions are met:

1.
the proposal is for low-cost affordable housing to meet an identified need; and

2.
the proposal is supported by a detailed agreement which will satisfy the requirement that once built the residential units are retained for the benefit of successive as well as initial occupiers; and

3.
the proposal is well related to the settlement were the need has been identified and does not involve a significant impact on the local landscape.

PPG3 advises that in appropriate circumstances local planning authorities should consider the release of land within or adjoining existing villages for housing which would not normally be allocated or given planning permission in order to provide affordable housing for local needs in perpetuity. The use of vacant rural buildings, within settlements, for affordable housing may also be considered acceptable where they can meet the criteria set out above.  This is provided that need can be demonstrated, that local need cannot be accommodated in any other way and that long term arrangements can be made to reserve the housing for local people. 

Since planning conditions cannot normally be used to impose restrictions on tenure or occupancy, the City Council must be satisfied that adequate arrangements have been made to ensure that houses built on such sites remain available for low-cost housing and do not find their way onto the open market. Before the City Council is prepared to consider an application under this policy, specific evidence will have to be provided, in the form of an up-to-date local survey, to demonstrate the particular need for low cost housing in the area. Such surveys can be carried out by Parish Councils and must indicate the particular sector(s) of the market where need is apparent. 

Examples of such need are as follows:

a. 
existing residents needing separate accommodation in the area (e.g. couples living in single person lodgings, people needing to leave tied accommodation, overcrowded households);

b. 
people whose work provides important services and who need to live closer to the local community;

c. 
people who are not resident locally but have long-standing links with the local community and wish to return (e.g. elderly persons requiring family support);

d. 
people with a job offer who cannot take up the offer because of lack of affordable housing.

In each case, the particular site put forward will be carefully examined. Although proposals of this nature will be viewed more flexibly and sites considered which would otherwise not receive planning permission, sites must be well related to the existing settlement and must avoid undue landscape impact, as well as complying with other policies of the plan.


Crucial to any scheme of this nature will be a secure agreement to ensure that the houses built remain available for low-cost housing to meet the local need identified at the outset. The City Council will only approve schemes of this nature if they are accompanied by a legal agreement which will achieve this objective. The most straightforward arrangement for schemes for low-cost housing is considered to be those developed by Housing Associations, with a suitable lettings policy. Schemes from private developers, accompanied by agreements under Section 106 of the Town and Country Planning Act 1990, will also be considered provided there are guarantees that the site will continue to be available for low-cost housing to meet the identified need. This can be achieved through a Local Housing Trust. In each case, the intention will be to ensure that sites permitted under this policy can be developed for lowcost housing because of the lower land values which will apply.

POLICY H7
Agricultural and Forestry Need

Within the remainder of the plan area, outside areas covered by Policy H1 and Proposal H15, permission will not be given for dwellings, except where applications are supported by a proven agricultural or forestry need.

The protection of areas of open countryside is one of the fundamental principles of planning policy, as set out in National and Structure Plan guidelines. This policy seeks to apply this principle, but at the same time to allow for essential development to take place. It is well established that in certain cases, agricultural and forestry workers will need to live on the land where they work. In such cases, in assessing whether a need exists, the Council will refer to the advice contained in Annex E to PPG7.  It should be noted that in situations where areas of land are sold separately from a holding and farmsteading there is no guarantee that permission will be given for a new dwelling.

Where an agricultural or forestry need is established, the City Council will be particularly concerned to ensure that the siting of the new dwelling is well related both to existing development and local landscape features. The fact that the principle of a new dwelling has been established does not mean that development in sensitive locations should be approved.

Applications for the removal of occupancy conditions will be considered on the realistic assessment of the continuing need for the dwelling.  This assessment will be based on the continuing need for a dwelling for someone solely, mainly or last working in agriculture in the area as a whole rather than just on the particular holding.




POLICY H8

Conversion of Existing Premises


Proposals for the conversion of non-residential property to provide residential accommodation in locations where planning permission for new build residential development would not be granted will not be approved unless:

1. 
the building is listed as of architectural or historic interest and alternative use is not viable; and

2. 
the building can be converted without extensions or major alterations which would destroy its character; and

3. 
the details of the proposed conversion respect the building’s character; and

4. 
adequate access and appropriate car parking can be achieved. 

Where appropriate, in order to retain the character and fabric of historic farm buildings, development rights originally permitted by Class A of Part One of Schedule Two to the Town and Country Planning General Development Order (1995 as amended) may be withdrawn by a condition attached to a planning consent.

The conversion of very remote rural buildings will not be permitted.

Policy H7 states clearly that outside established communities, permission will not be given for new dwellings in the countryside, unless supported by an agricultural or forestry need. This approach is in line with national guidelines and Structure Plan policies. Nevertheless, there are some non-residential buildings which remain attractive features in the countryside. In considering alternative uses the City Council will pay due regard to Government advice in paragraphs D4 and D5 of Annex D to PPG7 (The Countryside and the Rural Economy) where the emphasis is placed on the conversion to commercial, industrial or recreational uses. In many instances the conversion and re-use of historic farm buildings for these uses causes less damage to the fabric of the building than conversions to residential use. In certain circumstances, however, the City Council will be prepared to allow such buildings to be converted to residential use.

The criteria set out in the policy will enable the City Council to distinguish between proposals where appropriate buildings can be converted and inappropriate proposals which would simply result in the creation of an additional isolated dwelling in the countryside. In cases, where it is uncertain whether major repairs or rebuilding is required to make the building habitable, it will be necessary for applications to be accompanied by a structural engineer’s report on the building to demonstrate that it is in a sound state and that major repairs are not necessary.

Applications for conversions will be carefully examined, to ensure that the historic fabric and features of the building are retained and that the details of the conversion (particularly new door and window openings) are in keeping with its character. In the case of listed buildings, proposals which would result in the destruction of, or unacceptable alteration to the building’s character will not be permitted. In appropriate cases, the City Council will impose conditions on approvals which will restrict further extensions and/or the erection of garages.


Where development is permitted which may have an effect on species protected by the Wildlife and Countryside Act 1981 (including bats and barn owls), the City Council will by planning conditions and/or agreements seek to facilitate survival of the species concerned, minimise any disturbance and where required, provide an alternative habitat.

The City Council is intending to prepare supplementary guidance which will give further advice on the detailed design of barn conversions for both residential and employment use. This will include the need to identify whether the buildings are the habitats of bats or owls and other species protected under the Wildlife and Countryside Act 1981. The City Council has already produced Supplementary Planning Guidance on nest boxes for barn owls.

POLICY H9
Backland Development

Proposals for housing development in large back gardens or behind existing housing developments will be acceptable providing that:

1. 
the scale, design and siting of the proposal is appropriate for the site and is in keeping with the character and quality of the local environment; and

2. 
there is no loss of amenity to surrounding properties; and

3. 
existing landscape features are retained and additional planting is included as an integral part of the scheme; and

4. 
appropriate access and car parking can be achieved.

In Carlisle, Brampton and Longtown and other settlements in the district there may be opportunities for residential development in larger back gardens or backland areas. These could involve the development of one or more houses in large back gardens or the development of small estates on land to the rear of existing houses.

The appearance of proposed development and its relationship to its surroundings are material considerations to be taken into account when determining planning applications. The development of backland areas will require careful planning and may be acceptable provided it is in keeping with the character of adjacent development and environment.  Sensitive design and good landscaping are particularly important if new buildings are to be fitted successfully into small vacant sites. Adequate means of access, which is convenient and safe for both drivers and pedestrians and car parking will be required. To prevent loss of amenity to existing residential development adequate space between the new and existing dwellings must be provided.

“Tandem” development, consisting of one house immediately behind another and sharing the same access is generally unsatisfactory because of the difficulties of access to the house at the back and the disturbance and lack of privacy suffered by the front house.




POLICY H10
Replacement Dwellings in the Rural Area

The replacement of recently occupied permanent dwellings within the rural area, with existing use rights, will be permitted provided that:

1. 
The new dwelling is located on or close to the site of the original dwelling; and

2.  The scale of the dwelling is no greater than 15% of the original dwelling; and 

3.  The design of the replacement dwelling is appropriate to its location and complements the character and architectural detail of other dwellings in the    locality; and

4.  The proposal does not adversely affect the amenity of the area or adjoining property; and

5.  Appropriate access and parking arrangements can be provided

This policy is not intended to allow small houses to be replaced by much larger properties.

The Council recognises that there may be situations where the cost of renovation of substandard or derelict properties is prohibitive. Where there is an existing use right, proposals for replacement dwellings will be considered against the above criteria. The new dwelling should reflect the scale and character of the existing dwelling and relate well to other dwellings in the area and the surrounding landscape. As such, the new dwelling must not be substantially larger than the dwelling to be replaced and should be located on or close to the footprint of the original dwelling.  This policy is intended to maintain the stock of existing dwellings in the rural area rather than add to the loss of smaller more affordable properties.

POLICY H11

Extensions to Existing Residential Premises

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

It is becoming increasingly common practice for homeowners to extend their dwellings rather than undertake a move to a larger property. It is accepted that such extensions meet locally generated demand and make wise use of existing property and are generally acceptable.

However, in some instances, extensions to dwellings can destroy their character, have a detrimental effect on the townscape and landscape of the area and adversely affect the amenity of neighbouring dwellings. In these circumstances the City Council will attempt to negotiate an acceptable solution but if this proves to be impossible, unacceptable extensions will be refused. The City Council will be producing Supplementary Planning Guidance and will require developers to have regard to this Guidance when it is available in accordance with advice in paragraph 3.18 of PPG 12.




POLICY H12

Subdivision of Houses and Houses in Multiple Occupation

Proposals for the subdivision of houses into smaller units, or for change of use to a house in multiple occupation will be acceptable provided that:

1. 
there is no loss of amenity to surrounding residential properties; and

2. appropriate access and car parking provision can be achieved; and

3. the proposal does not result in the creation of substandard units; and

4. adequate internal and external space is provided.

The traditional family housing areas in Carlisle provide an important source of family accommodation. This resource needs to be protected from inappropriate conversion, which would have an adverse effect on the amenities of the surrounding residential area.

In certain circumstances, however, the subdivision of houses into self-contained accommodation may be acceptable. Such subdivision can provide an important source of small housing units for the increasing number of smaller households and may provide the opportunity to improve unfit or substandard housing.

Applications for the subdivision of family houses into self contained accommodation will therefore be considered against the above criteria to ensure that the property is suitable for conversion:

a. acceptable living conditions can be achieved; 

b. appropriate parking provision can be made; and 

c. that the internal layout of accommodation, provision of amenities, outside drying and bin spaces are adequate to prevent loss of amenity for neighbours or the surrounding residential area.

A house in multiple occupation, (HMO) as defined in the 1985 Housing Act is one that is occupied by persons who do not form a single household. Circular 12/93 Houses in Multiple Occupation states that planning policies should take full account of the need for HMO type accommodation so that unnecessarily restrictive planning constraints are not imposed.

Although this policy does not define specific areas where such conversions would be acceptable, there are certain parts of the plan area, particularly in the eastern fringe of the City Centre where large two and three storey Victorian terraced houses predominate, which are perhaps too large for modern family accommodation. The subdivision of such larger houses into self-contained accommodation, if carried out correctly, can provide a viable alternative to family occupation and help prevent decay of older property.


Although there are seventy HMOs registered under the Approved Scheme of Registration of HMOs (a mandatory Scheme Registered with the DoE in 1987, under the Housing Act 1985), there are approximately 350 that are unregistered. HMOs tend to be concentrated in the area around Warwick Road to Botchergate, including Chatsworth Square. The City Council recognises that the need for HMOs will continue to increase in the future as a result of the rising student population in Carlisle. The City Council has introduced an Accreditation Scheme for “shared houses” which lists smaller privately rented properties that have been inspected and which meet the required standard. This policy is therefore necessary to ensure that proper environmental standards are achieved and local amenity is not adversely affected.

There are a number of unauthorised houses converted to bed sitting rooms and enforcement actions will be taken where appropriate. Where residential amenity and/or the character of the area are being adversely affected by these unauthorised uses, permission will not be given.

H13

Special Needs Housing

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

1. 
they are consistent with other policies of the plan; and

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

3. 
the site is appropriate for that need.

Within today’s society, there are several groups of people with specific housing needs. The number of elderly will continue to increase during the plan period and a proportion of these elderly people will require specialised accommodation. Likewise, there is a growing awareness that mentally and physically disabled people require special or modified living accommodation. The needs of these particular groups, detailed in the Community Care Plan, a joint document prepared by the Health Authority, Cumbria Social Services and the City Council, require consideration and the provision of special facilities for them should be encouraged. Provision of accommodation for these groups will usually be within Primary Residential Areas, or other settlements and be close to shops and other facilities.

The first criterion of the policy refers to the need for consistency with other policies of the plan. This encompasses a wide range of policies including the need to be consistent with other housing policies of the plan as well as any environmental protection policies which may be relevant. Development which is contrary to these will not be permitted.

A better option than continually adapting houses to different needs is the construction of lifetime homes.  These are new dwellings built to a standard that can cater for residents throughout their lifetime.  Currently there is no direct requirement to provide a proportion of lifetime homes through the planning system, but during the plan period the increase in need for this type of dwelling may indicate a need to include such dwellings in larger developments.




POLICY H14

Gypsies

Where there is an identified need the City Council will consider the provision of Gypsy Caravan Sites. Proposals for Gypsy sites will be acceptable providing that:

1. 
the proposal is not within an Area of Outstanding Natural Beauty or County Landscape; and

2. 
there would be no adverse impact on the local landscape; and

3. 
appropriate access and parking can be achieved; and

4. 
the proposed site is reasonably accessible to community services; and

5. 
the proposal would not adversely affect the amenities of adjacent occupiers by way of noise, vehicular or other activities on site.

The Criminal Justice and Public Order Act 1994 repealed certain provisions of the Caravan Sites Act 1968 and removed the statutory obligation for local authorities to provide sites for gypsies resorting to or residing in their area.

It is expected that this will lead to more applications for private sites. In determining these planning applications the Council will have regard to constraints in the plan and sites will be restricted in areas of environmental value. The City Council will continue to monitor the number of gypsy caravans in the district biannually, so as to assess the need for additional sites. In considering applications for additional sites the views of the gypsy population and Central Government guidelines will be taken into account.

PROPOSAL H15

Site Specific Allocations 


SEE SEPARATE HOUSING ALLOCATIONS POLICY

5 - 1

