Chapter 6

Local Environment

POLICY LE1

Urban Fringe Landscape


Within Urban Fringe areas, permission will not be given for development which adversely affects the open character of the areas. Development of open space recreational uses such as golf courses and playing fields which retain the essential open nature will be acceptable. In addition, small scale development within or adjacent to established farmsteads and other groups of buildings, together with buildings associated with and required for the use of the area for open recreational areas will be acceptable providing that:

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

2. 
there is no unacceptable adverse effect on the amenity of neighbouring property; and

3. 
there is no unacceptable adverse effect on the character and appearance of the surrounding area; and

4. 
where appropriate satisfactory access and car parking can be achieved.

Certain areas of countryside, by reason of their location on the fringe of the principal settlements of the plan area are under pressure for development. An Urban Fringe Landscape Study for Carlisle and Landscape Assessment studies for Brampton, Longtown and Dalston have been carried out.  These studies form the basis for this policy.

These are the most important areas of countryside in and surrounding these settlements and in Carlisle include the valleys of the River Eden, Caldew and Petteril, which bring rural character into the centre of Carlisle.  Several ‘green wedges’ and areas on the periphery of the urban area which have particularly attractive landscapes or prevent the coalescence of outlying villages such as Blackwell, Carleton, Cummersdale and Rickerby with the urban area. In Dalston and Longtown these areas include the riverside areas and in Brampton the particularly prominent knolls which are a feature of the area’s geological history. The importance of areas defined under this Policy lies in their significance to the setting of the settlement concerned.

The purpose of the Policy is to retain the essential open character of these areas by restricting development to recreational uses which require areas of open land and buildings associated with and clearly needed for the development, e.g. changing rooms and clubhouses. It is not the purpose of the Policy to prevent small scale development associated with existing farm groups and other groups of buildings, together with development to meet local infrastructure needs such as sewage treatment, water, gas supply and telecommunications. Such development and development associated with the open recreational use of the land will be acceptable provided the above criteria are met.

Some of these areas of countryside, particularly in the river valleys and areas preventing the coalescence of villages with Carlisle, together with particularly attractive areas of countryside, may never be suitable for development.

There are certain areas on the fringes of these settlements where the intrinsic landscape quality has been damaged by insensitive development or dereliction. In other areas, the landscape quality is intrinsically lower and may have been degraded further by removal of natural features such as trees and hedgerows. Other areas are open areas of land in the vicinity of unsightly or large scale built development and provide scope for landscaping to either integrate such developments with the landscape, or provide effective screening.  The nature of the landscape in these areas indicates the need for landscape improvement projects. Such improvement work could include additional tree planting and where appropriate reinstatement of hedgerows, together with the creation of new wildlife habitats. 
POLICY LE2

Regionally Important Geological/Geomorphological Sites

Development which would have a detrimental effect on Regionally Important Geological/Geomorphological Sites will not be permitted unless:

1. 
the harm caused to the value of those interests is clearly outweighed by the need for the development; and

2. 
where practical, any environmental feature lost is replaced with an equivalent feature.

In addition to SSSIs, there are a number of other important geological and geomorphological sites in the plan area. Designations of Regionally Important Geological/Geomorphological Sites (RIGGS), aim to maintain and enhance specific features of rock and landform and the dynamic natural processes which create them. They are worthy of protection for their educational, research, historical or aesthetic importance and have the backing of English Nature.

The importance of sites such as these has become significantly greater in recent years as opportunities to study the earth’s history through its rocks, fossils, minerals and landforms are rapidly disappearing because of changes in land use and the pressure of development.

In view of their importance, development or land use changes which would adversely affect these sites will not be permitted. Sensitive development may however be possible, providing that it preserves the value of the site. At some sites there may be benefits of further exposing the features which make them important. The City Council therefore supports the enhancement, access and interpretation of sites where appropriate.

The plan area includes a number of RIGGS as indicated on the Proposals Map, although more are likely to come forward within the plan period. Sites can range from those influenced by man such as rock exposures in old quarries to the natural forces driving river erosion. The Cumbria RIGGS Group hold information on these sites.




POLICY LE3

Wildlife Sites

Development which would adversely affect the nature conservation interests of wildlife sites and other sites of nature conservation significance will not be permitted unless :

1. 
the harm caused to the value of those interests is clearly outweighed by the need for the development; and

2. 
where practical, any environmental feature lost is replaced with an equivalent feature.

In addition to SSSIs, there are a large number of other important nature conservation sites in the plan area, which do not meet the criteria used by English Nature to assess potential SSSIs.  These sites have been designated by the Cumbria Wildlife Trust as wildlife sites. They are examples of important habitats with uncommon species of plants and animals. As with SSSIs, the sites vary considerably in size and character from large woodlands, areas of wetland, moorland and heath and small areas of roadside verge. Within the built up area of Carlisle such sites include the Caldew Valley, Cummersdale Holmes, Tarraby Lane and Engine Lonning areas, Kingmoor Sidings and Kingmoor Nature Reserve, which is the oldest reserve in the district, being designated in 1914. It consists of approximately 40 hectares of protected woodland and fields. The City Council manages the reserve and will continue to seek to enhance the habitats and nature trails of this valued recreational and educational asset, through the drawing up of a detailed management plan for the area.

The Cumbria Wildlife Trust provides updated information on Wildlife Sites on a variety of matters including location, flora and fauna, etc. The Cumbria Wildlife Trust, in conjunction with the City Council, will seek to undertake further surveys of the area in order to designate additional sites under this Policy.

The importance of sites such as these has become significantly greater in recent years, as changing agricultural practices and the disappearance of traditional management in the countryside have resulted in the loss or alteration of many sites. Many species of plants and butterflies which were common fifty years ago are now found only rarely.

In view of their importance, it is considered that development or land use changes which would adversely affect the nature conservation importance of these sites should not be permitted unless there is an overriding need. Such changes could include moorland afforestation or lack of sensitive management of important woodlands, as well as development requiring planning permission. Where derelict land reclamation schemes are proposed, undisturbed areas which are significant from a nature conservation point of view should be respected. Where development is permitted which would result in the loss of an environmental feature such as woodland, there will be a requirement to replace this feature in an appropriate location.


Article 10 of the Habitats Directive and the associated regulations state that Local Plans should include Policies encouraging the management of features of the landscape which are of major importance for wild flora and fauna. These features are those which, because of their linear and continuous nature or their function as stepping stones, are essential for migration, dispersal and genetic exchange. Such features could include rivers with their banks, hedgerows, ponds and small woods. Many of these within the plan area are designated as Wildlife Sites. The City Council will consider the use of planning conditions and agreements when granting planning permission which may affect these features and will encourage landowners and developers to enter into management agreements where appropriate.

POLICY LE4

Local Nature Reserves

The City Council will seek to protect existing and establish additional Local Nature Reserves on areas of land which have ecological or geological value.

Local Nature Reserves (LNRs) can be established by the City Council on land in which the Council has an interest either through ownership, lease or agreement (Section 21, National Parks and Access to the Countryside Act 1949). They are habitats of local significance which make a useful contribution both to nature conservation and to the opportunities for the public to observe, learn about and enjoy wildlife. LNRs are predominantly ecological, but can also be established on geological sites. Linear sites such as abandoned canals and railway lines make good LNRs as they form links between wildlife habitats isolated by urban development, as well as being places where people like to walk. In declaring a LNR the City Council will make a commitment to conserve or enhance the features on which the special interest of the site depends.

Kingmoor Sidings LNR occupies the site of the old Carlisle railway marshalling yards and extends to approximately nine hectares. This site was abandoned and has been gradually colonised by a broad range of plants and wildlife. The site is owned by the City Council and was designated as a Local Nature Reserve in 1988. The Council is currently preparing a management plan for this important wildlife protection and interpretation area, the overall aim of which is to maintain the present semi-natural nature of the site. There is a footpath link through to the adjacent Kingmoor Nature Reserve.

POLICY LE5

Ancient Woodlands


Development which is detrimental to the character or nature conservation value of ancient woodlands will not be permitted unless:

1. 
the harm caused to the value of those interests is clearly outweighed by the need for the development; and

2. 
where practical, any environmental feature lost is replaced with an equivalent feature.

Ancient, semi natural woodlands are those which have been in existence from at least 1600 AD and have since then only been cleared for underwood or timber production. Ancient woodlands consist of mature trees which have not obviously been planted and have had over 400 years in which to develop stable plant and animal communities. A survey by English Nature in March 1994 established the extent of such woodlands in Cumbria.

Ancient woodlands have their own communities of plants and animals which have developed over centuries in relatively undisturbed conditions. As a result, they contain many uncommon or rare species and comprise an asset of great importance to nature conservation. Many ancient woodlands are either Sites of Special Scientific Interest or Wildlife Sites. It is essential that remaining ancient woodlands are protected and sympathetically managed.

Proposals which would be detrimental to the character of ancient woodlands will be discouraged. Such proposals would include clearfelling and a change of land use, or substantial clear felling and replanting with alien species. Sensitive management involving selective felling will be encouraged.

In considering development and other proposals affecting ancient woodlands the Council will seek to retain tree cover as far as possible. This can be achieved through consultation procedures with the Forestry Authority on tree planting and felling. Alternatively, conditions may be imposed on planning consents to retain such features.

POLICY LE6

River Corridors


The City Council, in conjunction with the Environment Agency, will seek to promote the concept of river corridors as important areas of open space. It will promote, where appropriate, initiatives to conserve the quality and value of rivers, particularly for nature conservation purposes and will identify appropriate locations for public access and water related sport and recreation.

The City Council recognises that river corridors are of great importance for water resources, water quality, nature conservation, fisheries and recreation and that they often make a significant contribution to the character of the landscape. In many instances river corridors are an important source of open space in their own right, but frequently also form links or “green chains” between areas of open space. These links can be crucial for the survival or enhancement of wildlife. The Council is committed to the protection and wherever possible enhancement of river and wetland environments. Consequently the Council will support initiatives and proposals which will result in the conservation or enhancement of the natural elements of the river environment, results in landscape improvements or which promote appropriate public access and water-based recreation in river corridors. Conversely, planning consent will not be granted for developments which are likely to have a detrimental impact on nature conservation, public access, the quality of the landscape or recreational facilities found within river corridors. The Council will also protect access for operational or maintenance purposes.

The Three Rivers Strategy is a strategy developed by the City Council to exploit the potential of the three rivers in Carlisle for their tourism, leisure, ecological and environmental opportunities. Surveys have been undertaken which identify anticipated development sites and ideas for infill or opportunity sites, together with environmental enhancement, landscape framework and management ideas. In addition, the City Council will, where appropriate, encourage the creation of new native woodlands along river valleys.  The Three Rivers Strategy will be updated early in the plan period and the findings of that review will be taken into account in the implementation of this policy.




POLICY LE7

Buffer Zone on Hadrian’s Wall World Heritage Site

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

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

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

Within the outer visual envelope, beyond the Hadrian’s Wall Military Zone World Heritage Site, proposals for major development which would have an

adverse effect on the character of the World Heritage Site will not be permitted unless the need for the development outweighs the environmental costs.

The criteria for inscription for World Heritage Sites refers to the selection of outstanding historic and natural landscapes. ICOMOS, which examines submissions for World Heritage Sites, considers that it is the landscape all around that is the setting and the amount required to be included in the buffer zone will depend on the lie of the land. If the site is surrounded by hills the buffer zone should be extended to include the tops of the hills.

ICOMOS also considers that there has been too little protection given to these sites against new development, which might have a detrimental effect on their setting. This protection should not exclude change or development, but only that such change or development must be appropriate and sympathetic to the site. 

The buffer zone of Hadrian’s Wall Military Zone has been identified following the preparation of a Management Plan by English Heritage, local authorities along the length of the Wall and other interested parties. The Management Plan identifies three distinct areas: the archaeological core of the Wall and Vallum (the World Heritage Site), the surrounding buffer zone and the outer visual envelope. This Policy is intended to protect the buffer zone from inappropriate and unsympathetic development which would adversely affect the World Heritage Site. Development within the buffer zone that would have an unacceptable adverse affect on the character and/or the setting of the World Heritage Site will not be permitted. Development that is within or adjacent to existing settlements, farmsteads or other groups of buildings will be permitted provided that the proposal reflects the scale and character of the existing development and does not adversely affect the character and/or setting of the World Heritage Site.

The Hadrian’s Wall Management Plan was updated in 2002, the boundary of the buffer zone on the District Plan Proposals Map is co-terminous with that shown in the Management Plan. Should the boundary shown in the Management Plan subsequently change, it is the City Council’s intention to rely on the boundary shown in the Management Plan, rather than that shown on the District Plan Proposals Map. The Proposals Map will be altered at the first appropriate opportunity.

As the site is surrounded by hills, the North Pennines, Bewcastle Fells, the Lake District and the Scottish Hills north of the Border, it was not considered appropriate to include such an extensive area within a Policy that includes minor forms of development.

This Policy applies to a very large part of the Plan area and it is intended to prevent major development proposals which would have a significant adverse impact on the World Heritage Site. Generally it will include areas from where the site can be viewed, or which can be viewed from any of the multiplicity of structures which form the Military Zone. As there are significant changes in topography within this large area there may be areas which will not be visible from the Zone and each case will, therefore, have to be considered individually if it is thought that the development may be unsympathetic or inappropriate.

POLICY LE8

Archaeology on Other Sites

On land for which there is no archaeological information, but where there are reasonable grounds for believing remains to be present, the City Council will ensure that the archaeological aspects of development proposals are examined and evaluated before planning applications are determined. Planning permission will not be granted without adequate assessment of the archaeological implications.

Where there is no archaeological information for a piece of ground, this does not mean that the ground is archaeologically sterile. Where there are reasonable grounds for assuming that a site has archaeological potential, but where the precise extent of deposits is not known, the City Council will require the developer to arrange for a professional archaeological field evaluation to be carried out prior to determining the planning application.

The City Council will require the developer to commission their own archaeological assessment of the site prior to the determination of the planning application. This could take the form of either a desk top study and/or a field evaluation, although for rural sites a field evaluation will nearly always be necessary to provide a sufficient basis for assessing the archaeological potential of the site.

POLICY LE9
Other Known Sites and Monuments of Archaeological Significance

Elsewhere in the plan area, on other known sites and monuments of archaeological significance, permission for development will be granted, provided the applicant can demonstrate that the site will be either satisfactorily preserved or appropriate arrangements for excavation and recording have been made. These cases will be judged against the following:

1. 
the importance of the archaeological features;

2.
the effects of the proposal on the archaeological features;

3. 
the need to retain and where possible enhance the features which have a particular archaeological and/or landscape significance;

4. 
the applicant’s arrangements for in situ preservation of the features.
On the other known sites of archaeological significance, the City Council will ensure that the archaeological aspects of development proposals are examined and evaluated before planning applications are determined.

Wherever possible, in situ preservation is the preferred option. It may be possible, for example, to adjust the siting of the proposed development so that the foundations do not damage the archaeological remains. There will be occasions where the quality of the remains and the need for the development do not justify the in situ preservation of the remains. In these circumstances and where the applicant is able to demonstrate that satisfactory arrangements have been made to excavate and record, permission will be given.

Planning permission will be refused where proposals for development fail to take account of both the archaeological importance of the site and the resources required to undertake the investigation of the remains.

Investigation of archaeological remains will be undertaken by excavation, post excavation analysis and publication. On sites where damage to the archaeological remains is minimal, or on those sites which can be regarded as expendable, investigations may be confined to a watching brief.

POLICY LE10

Archaeological Field Evaluation Prior to Determination

On all scheduled and other nationally important monuments, sites of archaeological significance and other sites of high archaeological potential, the City Council will ensure that the archaeological aspects of development

proposals are examined and evaluated before planning applications are determined. Planning permission will not be granted without adequate assessment of the archaeological implications.

The City Council considers that early discussions with developers can help to reconcile the needs of archaeology and development and reduce potential conflict. These discussions will highlight any potentially sensitive sites and in these circumstances the City Council will recommend that developers commission their own archaeological assessment by a qualified archaeologist.

A field evaluation is normally a rapid and inexpensive operation which may involve small scale trial trenching and ground survey. Evaluations of this kind serve two purposes. Firstly, they help to define the character and extent of the archaeological deposits in the development area and thus indicate the weight which ought to be attached to their preservation. On this basis, an informed decision on the planning application can be made. Secondly, information from the field evaluation can be used to identify ways in which archaeological deposits can be physically preserved and/or recorded, which is possible in the majority of cases.

POLICY LE11

Enhancement of Major Archaeological Sites

The City Council will encourage proposals which enhance major archaeological sites.

The plan area includes a number of archaeological sites of major significance. The most important of these is Hadrian’s Wall and its associated features, such as forts and milecastles. Hadrian’s Wall is possibly the best known archaeological feature in the county and a significant proportion of it is located in the plan area, including some well preserved sections of the Wall itself and the fort at Birdoswald.

The City Council will encourage proposals for the enhancement of major archaeological sites, especially Hadrian’s Wall. Such enhancement works could include repairs to protect archaeological remains from damage and interpretation of features. A notable example of such interpretation work has been carried out by Cumbria County Council at Birdoswald Fort.

POLICY LE12

Key Townscape Frontage Buildings

Within the City Centre, Botchergate, Brampton, Longtown and Dalston Conservation Areas there will be a strong presumption in favour of the retention and improvement of key townscape frontage buildings.

Within both the City Centre and Botchergate Conservation Areas, there has been and will continue to be pressure for redevelopment.  Although it is recognised that new shopping schemes can bring economic advantage to the City, this must not be at the expense of buildings that create so much of the City’s character.

Brampton, Longtown and Dalston Conservation Areas also include the town centres of these three settlements. All four conservation areas, therefore, include a large number of buildings which contribute to the character of the conservation areas by reasons of their inclusion within a group. The loss or unsympathetic alteration of an individual building could therefore have an adverse impact on the character of the area as a whole. Therefore, within these conservation areas, buildings that make a contribution to the character of the area have been identified on the Proposals Map as Key Townscape Frontage Buildings. In addition there are Key Townscape Frontage Buildings in Dalston Conservation Area which are also subject of this policy.

Unlisted buildings within this designation are subject to Policy CP14 as they are within a conservation area, because of their importance to the townscape, there is a strong presumption for their retention.

POLICY LE13

Frontage Improvement Areas

Within the City Centre, Botchergate, Brampton and Longtown Conservation Areas, the City Council will encourage the redevelopment or improvement of buildings identified as frontage improvement areas.

Although all these conservation areas contain many attractive buildings which contribute to the townscape of the area, there are also a number of buildings that seriously detract from their quality.

In the City centre many of these buildings are located on the western sides of English Street and Scotch Street and along West Walls. In Brampton, there are certain buildings grouped around the Moot Hall which fall into this category. In Longtown, there are a number of individual buildings along the principal streets.

In some instances, the most appropriate solution will be the demolition and redevelopment of the building, (if the opportunity arises) but there may be instances where alterations to the frontage can achieve a similar objective. Remodelling and refurbishment of shopfronts should be carried out in accordance with Policy EC9.

POLICY LE14

Cathedral Precinct

The Cathedral Precinct (shown on the City Centre Proposals Map) is an area of special townscape character and atmosphere that should be protected and enhanced. Proposals for the full and beneficial use of all the land and buildings within the precinct will be encouraged, provided that the use is appropriate to both the buildings and their setting and the function of the Cathedral. Any new development should be well related in scale and design to the listed buildings and their setting and for a use that relates to the function of the Cathedral. Proposals for large scale development, or that are likely to increase traffic or car parking in the precinct will not be appropriate.

The Cathedral and associated buildings and open spaces within the precinct form an area of special townscape character. The precinct contains the greatest concentration of Grade 1 listed buildings within the City, which together create an attractive and quiet area close to the commercial area of the City Centre. Although the Cathedral is primarily a place of worship and ministry and is the focal point of the Diocese, the buildings and open spaces contribute substantially to the character of the City Centre and are an important attraction for visitors and tourists to the area.

This special character needs to be protected. However, it is recognised that certain changes may take place. This Policy seeks to accommodate any changes. Large scale building, the introduction of more car parking and increased vehicular traffic would be inappropriate and will be resisted. Small scale development related to the primary function of the Cathedral and which respects the character and setting of the listed buildings may be appropriate. There may also be opportunities to improve facilities for worshippers, visitors and tourists and to make better use of existing buildings.  These should be encouraged.

In order to identify these opportunities, the City Council will support and assist the Dean and Chapter in the preparation of a development strategy for the Cathedral Precinct. Such a strategy is likely to include matters outside the scope of planning control, but this Policy establishes the land use context for such a strategy.

POLICY LE15

Change of Use of Listed Buildings

The change of use of a listed building will be permitted provided it would not have a detrimental effect on the special architectural and historical interest of the building and neighbouring properties.


There are circumstances where a listed building may become redundant in its original use. Conversion to a different use may then be appropriate or desirable, as generally the best way of securing the upkeep of historic buildings is to keep them in active use. However, this will only be permitted where it can be shown that the conversion can be achieved without adverse effects on the building’s character or historic interest. Often the best use is that for which the building was originally designed and the possibilities for the continuation or reinstatement of that use, should be given due weight when considering the future of a listed building. However, not all original uses will be viable or appropriate, as the nature of uses can change over time and an original use may now be less compatible than an alternative one. For example, historic farm buildings may be better able to accommodate some business or light industrial uses rather than certain types of modern agricultural operation.

The City Council will ensure that, where permitted, such development is in keeping with the character of the listed building. Particular attention will be paid, not only to the design of such proposals, but also to the projected traffic generation and parking requirement. Development which results in significantly increased traffic movements and heavy vehicles and/or substantial car parking could adversely affect the setting of a listed building and in these circumstances will not be appropriate.

If a building is so sensitive that it cannot accommodate any alterations to keep it in viable economic use, its future may be secured by charitable or community ownership. The Secretaries of State attach particular importance to the activities of the voluntary sector in heritage matters, as buildings preserved in its care can make a contribution to community life, local education and the local economy.

POLICY LE16

Relaxation of Building Regulations

When alterations to listed buildings and other important historic buildings are carried out, the normal requirements of the building regulations can be varied in certain cases in order to ensure that internal and external features of importance are retained.

When considering proposals for the restoration of conversion of historic buildings the City Council, under the Building Regulations 1991, may vary the normal requirements if their application would be inappropriate or detrimental to the character of the building.

POLICY LE17

Buildings at Risk and Local Listings

During the plan period the Council will actively seek to reduce the number of Buildings at Risk on the national register by assisting with proposals for their re-use which are sympathetic to their historic character and setting.  

In addition the Council will prepare a local list of buildings which are important for their historic, architectural design or location.  Proposals for the demolition of locally listed buildings will be resisted in order to maintain the contribution they make to the local environment.


Buildings at Risk are buildings of special architectural or historic interest that have been neglected or difficult to maintain.  They are usually the most important listed buildings of grade 1 or 2* importance.  The Buildings at Risk Register is maintained by English Heritage and the Council is currently considering proposals at Brackenhill Tower and Warwick Bridge Cornmill.  The Council offer grants for some repairs for listed buildings, but Buildings at Risk have been neglected for many years and require more significant works to restore the buildings.

Buildings at Risk are those of national importance for heritage, but local buildings also provide an important visual key to local heritage and vernacular character of buildings.  During the plan period the Council will prepare a list of buildings which may or may not be currently Listed Buildings and seek to ensure that they are retained.  The important elements of these buildings and the reasons why they should be retained will be taken into account when considering development proposals.

POLICY LE18

Conservation Areas



The City Council will continue to review existing and designate new conservation areas.  The City Council will encourage, and permission will be granted for development within and adjoining conservation areas which preserves or enhances their character. The City Council will seek to ensure any new development or alterations to existing buildings are in sympathy with the setting, scale, density and physical characteristics of conservation areas, and protect important views into or out of such areas.  Applications for outline planning permission will not be accepted for proposals in conservation areas.

Proposals for new development and/or the alteration of buildings in conservation areas should harmonise with their surroundings:

1. 
the design, massing and height of the building should closely relate to adjacent buildings and should not adversely impinge on the townscape or landscape;

2. 
wherever practicable traditional local materials such as brick, stone and slate should be used and incongruous materials should be avoided;

3. 
individual features both on buildings and contributing to their setting, should be retained e.g. doorways, windows, shopfronts, garden walls, railings, cobbled or flagged forecourts, sandstone kerbs, trees and hedges, etc. Where features have deteriorated to the extent to which they have to be replaced, the replacement should match the original;

4. 
proposals which would generate increased traffic movements and heavy vehicles or excessive parking demands will not be permitted since these would be prejudicial to amenity;

5. 
proposals which would require substantial car parking and servicing areas which cannot be provided without an adverse effect on the site and its surroundings will not be permitted.

There are many opportunities for the enhancement of conservation areas and these should be taken wherever possible. For example, the repair and refurbishment of buildings, revitalising vacant and underused buildings, carrying out tree planting and paving works and encouraging the development of art in the environment.

In order to promote the enhancement of conservation areas, appraisals will be carried out within each area to highlight the existing problems, make suggestions regarding their solution and set priorities for the City Council. The partnership with English Heritage in Botchergate, Longtown and the Carlisle - Settle railway line and the Historic Buildings Grant are examples of ways in which enhancement schemes can be encouraged.

The City Council’s enhancement budget will be used for the implementation of enhancement schemes. To date this budget has been devoted to schemes in Carlisle, Longtown, Brampton and Cummersdale Holmes, but it will be possible to direct some of it towards other conservation areas. Schemes may be of varying types, but will concentrate on the improvement of areas of land which detract from the overall character of the area. The private sector will also be encouraged to undertake enhancement schemes.

The Council will prepare additional guidance in the form of a new Development Plan Document setting out the main principles for development within conservation areas.  This will be supported by a series of management plans, for each conservation area to enable development proposals to be considered in relation to the specific character of each area.

POLICY LE19

Historic Parks, Gardens and Battlefields

Development will not be permitted where it is likely to damage or have an unacceptable adverse effect on the character and setting of registered historic of parks and gardens and battlefields of visual or historic interest.

The Local Plan area covers several parks and gardens of visual and/or historic interest. These include the grounds of Corby Castle, which are listed in English Heritage’s Register of Parks and Gardens of Special Historic Interest. PPG 15, the National Heritage Act 1983 and English Heritage’s Statutory Register all reflect the growing recognition of the importance of parks and gardens and the need to protect them from adverse development.

English Heritage’s draft register of historic battle fields is comparable in status to the parks and gardens register and identifies a limited number of areas of historic significance where important battles are sufficiently documented to be located on the ground.

POLICY LE20

MOD Safeguarding Zone

Within the MOD Safeguarding Zone as shown on the Proposals Map, development proposals will be the subject of consultation with the MOD.  Any proposals that impact upon MOD operations will require mitigation where possible to minimise that impact, or where this is not feasible, permission will be refused.

The MOD have had a major presence in the plan period for many years.  However, in the 1990s the major RAF Maintenance Unit in Carlisle and outlying sites was sold off.  There remains a presence near Longtown and this will be safeguarded from proposals that may affect the operations of that base.  This is unlikely to affect the majority of applications and should not impact upon the ability for Longtown to regenerate under the Market Towns Initiative.

POLICY LE21

Equestrian Development

The development of stables, horse riding schools and/or riding centres in the rural area will be permitted provided that:

1.  there will be no detrimental effect upon the landscape and character of the area; and

2.  adequate access arrangements and on-site car parking can be achieved; and

3.  the scheme will not have a detrimental effect upon nearby properties or surrounding land uses; and 

4.  the scheme reuses existing buildings where possible and any associated new build, where necessary, should be located within an existing group of buildings; and 

5.  the surrounding roads and bridleways are adequate for the increased use by horseriders, with the roads being suitable for both riders and motorists; and

6.  the issue of lighting is addressed to ensure that there is no impact on surrounding uses; and,

7.  the intensity of use it appropriate for the character of the area. 
Horse riding and keeping are popular leisure activities attracting a wide range of people, as well as being an intrinsic part of rural life. Carlisle District has seen an increase in the number of proposals for equestrian development; this trend is likely to continue due to changes in the rural economy providing scope for diversification in rural businesses. 

Horse keeping can be an appropriate use in the countryside provided that care is taken over the siting and location of buildings and that access to roads and bridleways is adequate. As with all developments care must be taken to ensure the design of any new building is appropriate, preference will be given to proposals that seek to reuse existing buildings. Proposals likely to give rise to significant damage within sensitive areas, such as important habitats or landscapes, will not be acceptable.

Conditions may be imposed upon applicants to ensure that jumps and other equipment are removed and stored out of site to help reduce the visual impact, of the operation, on the landscape. High standards of maintenance and management are required to ensure that the activities do not adversely effect the countryside and that the horses are well housed and cared for.

Applicants may be requested to assess the effects of their proposal, especially for larger developments, taking into account the likely impacts on vegetation, the rights of way network and erosion in line with guidance in annex F PPG7 Countryside and the Rural Economy This may be particularly important for large-scale schemes such as arenas, trekking centres or stud farms.

There is a highways safety issue associated with increasing levels of horseriders on the roads, therefore schemes which would give rise to excessive numbers of horses on the surrounding roads will not be favourably considered.




POLICY LE22 
Agricultural Buildings

Proposals for new farm buildings and extensions to existing agricultural buildings and other farm structures will be permitted, providing that:

1. 
the building or structure is sited where practical to integrate with existing farm buildings and/or take advantage of the contours of the land and any existing natural screening; and

2. 
the scale and form of the proposed building or structure relates to the existing group of farm buildings; and

3. 
within AONBs and conservation areas, the design and materials used reflect the overall character of the area; and

4. 
the proposal would not have an unacceptable adverse effect on any adjacent properties.

All new farm buildings and structures now fall within the scope of the Planning system.  Development not requiring full planning permission requires an “Agricultural Determination” from the City Council. The purpose of this arrangement is to enable the Council to comment on the siting and design of particular proposals, whilst not obliging farmers to submit formal applications for planning permission.

The siting of a new agricultural building can have a considerable impact on the surrounding landscape. New buildings should therefore, where possible, integrate with both the surrounding landscape and farmstead as a whole. It may be possible to do this by using natural contours in the land or existing natural screening such as woodland, trees or mature hedgerows. The aim is not to hide a new building from sight, but to soften its outline and integrate it with the surrounding landscape. Any new planting should therefore reflect the vegetation type already existing in the locality.

New buildings should normally form part of a group rather than stand on their own and should relate to existing buildings in scale and colour.  However, there may be occasions when a large building of modern design is required on a farm largely comprising traditional buildings. To avoid visual conflict, such buildings should be designed to minimise their impact by such measures as breaks in roof slope or differing roof heights and by linking the building into the landscape by planting groups of trees to soften its outline. In exceptional circumstances such buildings may be better sited away from the group.

In sensitive areas such as within the setting of a listed building, in a conservation area or AONB, it will normally be appropriate to use traditional or sympathetic materials and the colours chosen should be compatible with the setting or surrounding countryside. An Agricultural Development Design Guide has been prepared for the North Pennines AONB. It has been subject to wide consultation with the farming community and Parish Councils and has been adopted by the City Council as Supplementary Planning Guidance.
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