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1.0
Background

1.1
This Draft Development Brief for the Former Carlisle Engineering Site, Wakefield Road (attached at Appendix 1) has been prepared by request from Property Services, as the site has been identified in the Property Review as surplus to requirements. The process by which this Development Brief has been prepared conforms with guidance set out in PPG12 Development Plans and SPG ‘Dealing with Planning Matters’.

1.2
There has been developer interest in the site for housing over the last couple of years and it was considered necessary for a Development Brief to be prepared, prior to any formal discussion taking place over the future development of the site.

2.2
Development Brief: Former Carlisle Engineering Site, Wakefield Road

2.1
Development Briefs are prepared as a guide to developers indicating how the City Council interprets the policies of the Adopted Local Plan for a particular site. In order for the briefs to be adopted as Supplementary Planning Guidance (SPG) the local community and other interested parties are consulted during the preparation stage, in order to get feedback on the potential use of land and the content of the document.

2.2
In respect of the Local Plan the site is allocated as a primary employment area, which means that proposals for B1 (Business), B2 (General Industry) and B8 (Storage or Distribution) uses will, in principle, be considered acceptable. The brief, however, also considers the suitability of residential development due to the lack of interest in the site for employment-related development and the proximity of the site to the existing residential area of Lowry Hill, its services and existing transport network. PPG3 Housing, published in March 2000, also requires local planning authorities to consider employment land allocations when looking for further housing sites.

2.3
Once adopted the guidance will act as a tool for Planning Officers and the Development Control Committee in the consideration of planning applications on the site.
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3.0
Adoption as Supplementary Planning Guidance 

3.1
There are a number of issues to be satisfied before the Council can adopt the Development Brief for the Former Carlisle Engineering Site, Wakefield Road as SPG. These are that the brief conforms with national planning policy, the Local Plan, any other material considerations (e.g. more recent guidance) and that appropriate and sufficient consultation has been undertaken. 

4.0
Consultation

4.1
The Draft Development Brief has been written based upon a site area of 2.4 ha. This area includes a large proportion designated in the Local Plan as a primary employment land, with the remainder being allotments. However, the site area was amended on 13 March 2003 due to the concerns raised by the allotment holders, local residents and the Council’s Parks and Countryside Officers over the inclusion of the part of the allotments within the Development Brief. In order to ensure a consistent approach to the allotments the area of the site was amended to 1.86 ha and excludes all the allotment land to the east of the site. 

4.2
The brief went out to public consultation on 9 January 2004 until 20 February 2004.  Copies of the document were sent out to 46 local residents who were considered most likely to be affected by development on the site, the allotment holders, as well as existing leaseholders of the site and other parties with an interest in the potential development of the site.  

4.3
Reference has also been made to the Draft Development Brief in the Lowry Hill Residents Association newsletter and it has been requested that a short presentation be held at the Lowry Hill Residents Association AGM on 1 March 2004. This will provide the opportunity to discuss the Development Brief with the residents of Lowry Hill and respond to the concerns raised. Members will be provided with a verbal update of the residents meeting at this Committee meeting.
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4.4
At the time of writing this report eight neighbour consultation responses have been received none of the respondents are opposed to the principle of development on the Former Carlisle Engineering Site, there is however a general feeling that housing is the more favourable option. The issues that are highlighted therefore focus around the potential of residential development: – access, housing density, traffic and affordable housing provision.  A brief summary of the main comments are as follows:

4.5
Access and Traffic Generation

If residential development is to be considered the Development Brief proposes the creation of a new access to the site from Lowry Hill Road. The general concerns highlighted by the majority of respondents relate to the potential increase in traffic levels on Lowry Hill Road during and after construction. It could be an option to utilise the existing access onto Wakefield Road for works traffic whilst development is taking place to avoid the disruption caused by large vehicles moving through Lowry Hill estate. Details of this will be included in the final brief.

The safety aspect of including an additional access onto Lowry Hill Road was also raised as posing a hazard to both pedestrian and vehicular traffic. A response from highways in regards to the contents of the brief has not yet been received. This brief is, however, only considering the principles of development on the site; detailed highways issues will be investigated further at the planning application stage for a development proposal including consideration of the location for any new access.

4.6
Housing density 

Concerns have been raised over the housing density figure stated for the site. The figure of 100 houses relates to a site area of 2.4 ha not 1.86 ha as amended. Based upon a similar housing density figure of 42 dwellings per hectare, this would equate to approximately 78 dwellings on the site. The density level set at 40 plus dwellings per hectare is based upon Government Guidance in PPG3 which recommends that residential development should be set at a level of between 30-50 dwellings per hectare net.
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4.7
Affordable Housing
Two residents have expressed fears over the inclusion of an affordable housing element in any proposed new housing development. This is based upon the experiences of other people living on estates where affordable housing provision has been made and as a result has had a detrimental effect on their lives. The brief states that affordable housing provision will have to be made on the site if residential development were to be developed in line with the thresholds in Circular 6/98 and Policy H8 of the Carlisle District Local Plan. 

4.8
The Draft Development Brief site area was amended at the start of consultation to ensure that a consistent approach is undertaken to allotments. The brief will refer to the existing Local Plan Policy L19 to clarify the approach. Appendix 2 shows the site area of the allotments. Property Services have raised concerns in order that the allotments be referred to in the brief and that the site’s area should also reflect this land owned by the Council.

4.9
The statutory consultees were contacted prior to drafting the Development Brief to establish their views over the potential development of the former Carlisle Engineering Site for both residential and commercial development. The feedback received has been incorporated into the draft brief and they have been consulted for any additional response.

4.10
The owners of the telecoms mast located adjacent to the site have responded to the consultation objecting to any development within 25 m of the mast, as it would limit the potential for mast sharing. Currently the housing exclusion zone meets the guidelines set by the MOA (Mobile Operators Association).  However, should they wish to increase the number of sharers on the mast any development within the 25m zone would prohibit any potential for expansion. Mast sharing is encouraged as it limits the demand for new masts to be erected, Policy 52 of the Carlisle District Local Plan states that spare capacity on existing masts should be exploited before additional masts are constructed. 
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5.0
Summary

5.1
In summary, due to the time available between the end of the consultation period and writing this report and in light of the Lowry Hill Residents Association meeting on 1 March 2004, a revised copy of the brief has not yet been produced. Amendments will be made to the Development Brief reflecting the views received after 1 March 2004.  

5.2
The consultation process has been very constructive with residents expressing their concerns in regards to the Development Brief. Their co-operation in this matter should help to produce a final document that reflects the views of the Council and those living within the locality. 

5.3
Member’s views are invited on this Development Brief. Appendix 3 includes photographs of the site to assist in Members deliberations. 

6.0
Recommendations

6.1
Member’s views are invited on the Draft Development Brief prior to its consideration by Executive for the adoption as Supplementary Planning Guidance. 

Alan Eales

Head of Planning Services

Contact Officer:
Helen Lewis
Ext:
 7192


Appendix 1

Draft Development Brief


Appendix 2

Site Area of the Allotments


Appendix 3

Photographs of the Site
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