Committee Minutes



Control of Development and Advertisements
The Development Control Committee received and considered the following applications: 

	Item no: 01
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	09/0017
	Mr M Doherty
	Beaumont

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	13/01/2009
	
	Burgh

	
	
	

	Location:
	
	Grid Reference:

	Land At Field No 4490, Monkhill, Cumbria
	
	334442 558905

	
	
	

	Proposal:
	Change Of Use Of Agricultural Land To Holiday Accommodation Comprising Of 2no. Self-Catering Cabins, 3no. Camping Cabins, Services Cabin, 10no. Tent Pitches, Access Road, Alterations To Existing Vehicular Access And Placement Of 1no. Dwelling For Occupation By Site Manager (Revised Proposal)


Members resolved that they wished to refuse permission for the proposal but this was in the absence of all the available information and therefore, in fairness to all parties, it has been decided to re-present the application at the next meeting of the Committee.

	Item no: 02
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	09/0018
	Mr John Fisher
	Irthington

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	14/01/2009
	H & H Bowe Ltd
	Stanwix Rural

	
	
	

	Location:
	
	Grid Reference:

	Field No. 1724, The Glebe, Hethersgill, Carlisle, Cumbria, CA6 6EZ
	
	348300 565243

	
	
	

	Proposal:
	Earth Banked Slurry Lagoon For The Storage Of Farm Slurry (Part Retrospective)


Members resolved to defer consideration of the proposal in order to allow the receipt of detailed comments from the Environment Agency on the suitability of the proposed lagoon as constructed; Members to undertake a site visit; and to await a further report on the application at the next meeting of the Committee.

	Item no: 03
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	08/1059
	 Montgomery Homes (1970) Limited
	Wetheral

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	17/10/2008
	HOLT Planning Consultancy
	Great Corby & Geltsdale

	
	
	

	Location:
	
	Grid Reference:

	Land At Former George P.H, Warwick Bridge, Carlisle, CA4 8RL
	
	347661 556851

	
	
	

	Proposal:
	Mixed Development Comprising Retail Development With 24 Apartments (Revised Scheme)


Members resolved to give authority to the Head of Planning and Housing Services to issue approval for the proposal subject to the satisfactory conclusion of a Section 106 Agreement covering the provision of four affordable apartments and payment of £5,000 towards the provision of play equipment; and the imposition of relevant conditions.

	Item no: 04
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	08/1087
	 Mr Colin Noble
	Brampton

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	24/10/2008
	Taylor & Hardy
	Brampton

	
	
	

	Location:
	
	Grid Reference:

	2 Crossways, Tarn Road, Brampton, CA8 1TU
	
	353487 560639

	
	
	

	Proposal:
	Erection Of A Dwelling And Formation Of Related Curtilage


Grant Permission 

	1.
	The development shall be begun not later than the expiration of 3 years beginning with the date of the grant of this permission.

Reason:
In accordance with the provisions of Section 91 of the Town and Country Planning Act 1990 (as amended by Section 51 of the Planning and Compulsory Purchase Act 2004).



	2.
	Samples or full details of all materials to be used on the exterior shall be submitted to and approved in writing by the Local Planning Authority before any work is commenced.

Reason:
To ensure the works harmonise as closely as possible with the existing building and to ensure compliance with Policy CP5 of the Carlisle District Local Plan 2001-2016.



	3.
	No development shall take place until full details of hard and soft landscape works, including a phased programme of works, have been submitted to and approved in writing by the Local Planning Authority and these works shall be carried out as approved prior to the occupation of any part of the development or in accordance with the programme agreed by the Local Planning Authority.  Any trees or other plants which die or are removed within the first five years following the implementation of the landscaping scheme shall be replaced during the next planting season. 

Reason:
To ensure that a satisfactory landscaping scheme is prepared and to ensure compliance with Policy CP5 of the Carlisle District Local Plan 2001-2016.



	4.
	No development shall commence until details of any walls, gates, fences and other means of permanent enclosure and/or boundary treatment to be erected have been submitted to and approved, in writing, by the Local Planning Authority. 

Reason:
To ensure the suitable boundary treatment is used, in accordance with Policy CP5 of the Carlisle District Local Plan 2001-2016.



	5.
	No development approved by this permission shall be commenced until a scheme for the provision of surface water drainage works has been approved in writing by the Local Planning Authority.  Such a scheme shall be constructed and completed in accordance with the approved plans. 

Reason:
To ensure a satisfactory means of surface water disposal in accordance with Policy CP12 of the Carlisle District Local Plan 2001-2016.



	6.
	Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 1995 (or any Order revoking and re-enacting that Order) there shall be no enlargement or external alterations to the dwelling to be erected in accordance with this permission, within the meaning of Schedule 2 Part (1) of these Orders, without the written approval of the Local Planning Authority.

Reason:
To ensure that the character and attractive appearance of the buildings is not harmed by inappropriate alterations and/or extensions and that any additions which may subsequently be proposed satisfy the objectives of Policies H11, CP5 and LE19 of the Carlisle District Local Plan.



	7.
	Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 1995, (or any Order revoking and re-enacting that Order), no additional windows shall be inserted in the west or north elevations without the prior consent of the Local Planning Authority.

Reason:
In order to protect the privacy and amenities of residents in close proximity to the site and to ensure compliance with Policy CP5 of the Carlisle District Local Plan.



	8.
	No development shall commence until barriers for the protection of trees to be retained have been erected in accordance with a scheme which has been submitted to and approved in writing by the Local Planning Authority.  The fences shall be retained until the completion of the development and no vehicles, plant or materials shall be driven or placed within the areas enclosed by such fences.

Reason: 
To protect the trees which are to be retained on the site in the interest of the visual amenities of the area and in accordance with Policy CP5 of the Carlisle District Local Plan 2001-2016.



Summary of Reasons for the Decision

This application is seeking planning permission for the erection of a dwelling and the change of use of former agricultural land to domestic garden on land adjacent to 2 Crossways, Brampton.  The site is located on Tarn Road, opposite the entrance to Brampton War Memorial Hospital. 

The site currently forms part of the garden to 2 Crossways, which is located directly to the north of the application site.  However, it is understood that part of the site was formerly agricultural land and permission has not been granted for its change of use to garden area (the current application is seeking to regularise this use).  Open fields are located to the west, with some mature trees, including some that are protected by Tree Preservation Orders, being located to the south.  Tarn Road adjoins the site to the east, with large detached properties being located on the opposite side of Tarn Road, at a higher level than the application site.  

The site, which has a frontage to Tarn Road of approximately 38m, slopes downhill steeply away from the road to a flat area of grass.  The front part of the site is level with Tarn Road, with the lower part being approximately 3m lower.  Brampton Beck, which is designated as a 'main river', runs through the lower part of the application site, which is separated from open fields by a post and wire fence.  A post and wire fence also separates the application site from the mature trees to the south.  A low timber fence marks the boundary with Tarn Road.  
The site is located within the Brampton Conservation Area and part of the site (the area where the dwelling would be located) is identified in the Carlisle District Local Plan 2001-2016 (on the Brampton Inset Map) as falling within a primary residential area.  The proposed garden area would lie in an area of white land (open countryside).  The site is not within the County Landscape designation but is adjacent to it.  

In December 2007, planning permission was refused for the erection of a 3-bed dwelling with garage on this site.  The reasons for refusal related to the scale and height of the proposed dwelling and the detrimental impact that the proposal would have on the living conditions of the occupiers of Tarnway, which is located to the west (rear) of the application site.  The principle of the development was not itself an issue but scale, design and height were not acceptable. 

The current proposal is seeking approval for an alternative design, based on a split level 3 bed dwelling.  The design is taking advantage of the significant change in levels between the Tarn Road frontage, which is level with the road, and the rear part of the site, which is approximately 3m lower.  The Tarn Road frontage would be single-storey and the dwelling would be cut into the bank, with the rear elevation being two-storey.  The upper ground floor would contain a lounge/ dining room, a kitchen, a study, a shower room and a hall.  The hall and shower room would be at street level and a short staircase would lead from there to the remainder of the upper ground floor.  The lower ground floor would contain 3 bedrooms and a bathroom.

The elevation facing Tarn Road (east elevation) would be single-storey and would measure 9.3m in width.  A 6m wide gable would project further forward than the remainder of the dwelling.  The dwelling would measure 2.7m to the eaves and 5.2m to the ridge on this elevation.

The north elevation, facing 2 Crossway, is also essentially single-storey.  The ground falls away steeply to the west, and the rear wall, which is curved, becomes two-storey.  The west elevation would measure 7.8m to the ridge, with the eaves height varying from 4.4m to 5.4m.  The south elevation, which would face the garden of the new dwelling would also be two-storey, and would be largely glazed.

The dwelling would be constructed of smooth render, with a dark grey slate roof.  The south elevation would be constructed of a timber frame with glazing.

The relevant planning policies against which the application is required to be assessed are Policies DP1, DP10, CP5, CP6, CP12, H1, H2, T1 and LE19 of the Carlisle District Local Plan 2001-2016.

1.   Whether The Proposal Is Acceptable in Principle

The part of the application site which would accommodate the dwelling is located within the settlement boundary of Brampton and is designated as a Primary Residential Area.  The proposal is, therefore, acceptable in principle.  The garden area would be located on white land (open countryside) which is also acceptable in terms of planning policy.

2.   Whether The Proposal Is Appropriate To The Area

The front elevation of the dwelling, facing Tarn Road, would have a ridge height of 5.2m, and a width of 9.3m.  This is very similar to the adjacent property (2 Crossway), which measures 5.3m to the ridge and is 9m wide on the Tarn Road elevation.  Members should note that the dwelling that was previously refused planning permission on this site had a ridge height of 6.2m, which was considered to be out of character with the area.

The front elevation of the dwelling would be constructed of smooth render walls, under a slate roof, with the windows and doors being painted or stained timber.  The south elevation, which would also be visible from Tarn Road, would be largely timber and glass.  The materials proposed are appropriate to the site and the Conservation Area.  In light of the above, the scale and design of the dwelling are regarded as acceptable.

The creation of the garden area encroaching into an area of open countryside is acceptable in policy terms.  However, a condition is recommended to withdraw Permitted Development Rights for the dwelling and within the garden.  The area of land immediately to the south of the application site is designated as an Area of County Landscape and this area contains a group of trees, some of which are protected by Tree Preservation Orders.  This adjoining land is, therefore, protected from development. 

3.   The Impact Of The Proposal On The Living Conditions Of The Occupiers Of Neighbouring Properties

The proposed dwelling would be located to the south of 2 Crossways on part of the existing garden area and would be separated from it by a parking and turning area.  The proposed dwelling would be single-storey when viewed from the host dwelling and would have a ridge height of 5.2m.  The north elevation of the new dwelling would face a side elevation of the host dwelling and would be between 8m and 11m away.  Whilst it is acknowledged that each dwelling would have a kitchen window in these facing elevations, these would not directly face each other and would be secondary windows to the rooms they serve, as the host dwelling also has a kitchen window in the front elevation, whilst the proposed dwelling would have windows in the south and west elevations.  In light of the above, the proposal would not have an adverse impact on the living conditions of the occupiers of 2 Crossways through loss of light, loss of privacy or over dominance. 

Tarnway is located to the west of the proposed dwelling and this property has a blank gable wall facing 2 Crossways and a rear conservatory which lies to the rear of the application site and which could potentially be overlooked by the proposed dwelling.  However, the west elevation of the new dwelling, which faces Tarnway, has been designed to ensure that there is no overlooking and loss of privacy to the occupiers of Tarnway.  Furthermore, the garden area of the new dwelling would be located at the lower ground level to ensure that there is no overlooking of Tarnway from the garden of the new dwelling.  In light of the above, the proposal would not have an adverse impact on the occupiers of Tarnway through loss of privacy or over-dominance.  Members should note that the previously refused scheme proposed an elevated garden to the rear of the dwelling, which would have looked towards the rear conservatory of Tarnway.  It was considered that, due to the existence of the raised area, the living conditions of the residents of Tarnway would have been detrimentally affected by reason of loss of privacy and over dominance.    

The dwellings to the east of the application site, on the opposite side of Tarn Road, are over 45m away from the proposed dwelling and are at a higher level than the application site.  The new dwelling would not, therefore, have an adverse impact on the occupiers of these dwellings.  

4.   Implications Of The Proposal On The Brampton Beck

Brampton Beck, which is a main river, runs through the site.  The Environment Agency originally objected to the development as proposed, pending a Land Drainage Consent application being made.  The Agency has now received and validated a Land Drainage Consent application for permanent works and had discussions with the applicant, agent and their consulting engineers.  The Agency's concerns have been addressed and the Land Drainage Consent has been issued.  As a result the Agency has removed its objection to the proposed development.
5.   Impact on Trees

The Tree Officer is satisfied that the proposal would not adversely affect the protected trees to the south of the site.  A condition has been recommended to ensure that a tree protection scheme is put in place prior to the commencement of development.

6.   Conclusion
In overall terms, the scale and design of the proposed dwelling are considered to be acceptable.  The proposal would not have an adverse impact on the living conditions of the occupiers of any neighbouring dwellings through loss of light, loss of privacy or over-dominance.  In addition, the proposal would have an adverse impact on any trees or on Brampton Beck.  In all aspects, the proposal is compliant with the relevant policies contained within the adopted Local Plan.  Approval is, therefore, recommended.

Relevant Development Plan Policies

	Carlisle District Local Plan 2001 - 2016 

Spatial Strategy & Development Principles - Policy DP1 - Sustainable Development Locations

All proposals for development will be assessed against their ability to promote sustainable development.  Proposals will be considered favourably in the following locations, provided they are in scale with their location and consistent with other Policies of this Local Plan.

Urban Area

City of Carlisle

Key Service Centres

Brampton

Longtown

Local Service Centres

Burgh by Sands

Heads Nook

Castle Carrock

Houghton

Cummersdale

Irthington

Cumwhinton

Raughton Head

Dalston

Rockcliffe

Gilsland 

Scotby

Great Corby

Smithfield

Great Orton

Thurstonfield

Hallbankgate

Warwick Bridge

Hayton

Wetheral

Proposals for development within these locations will be assessed on the basis of the need for development to be in the location specified.

Within the Urban Area proposals for retail, office and leisure developments will be subject to a sequential approach which requires that locations re considered as follows: firstly within the City Centres; secondly edge-of-centre locations; and thirdly the remainder of the urban area.

Proposals for residential development will be considered against the need to give priority to the reuse of previously developed land, with particular emphasis on vacant and derelict sites and buildings.

Settlement Boundaries have been established on the Proposals Map to recognise the extent of built development or where planning permission already exists to judge proposals for development and are not indicative of land ownership.

Outside these locations development will be assessed against the needs to be in the location specified.



	Carlisle District Local Plan 2001 - 2016

Spatial Strategy And Development Principles - Policy DP10 - Landscapes Of County Importance

Within Landscapes of County Importance, permission will only be given for development provided that:

1
there is no detrimental impact on the distinctive landscape character and features of the area; and

2
the proposal preserves or enhances the special features and character of the particular landscape within which it is to be sited.
Development required to meet local infrastructure needs which can not be located elsewhere will be permitted provided it is sited to minimise environmental impact and meet high standards of design.



	Carlisle District Local Plan 2001 - 2016

Core Development Policies - Policy CP5 - Design 

All new development proposals will be assessed against the following design principles.  Proposals should:

1
Respond to the local context and the form of surrounding buildings in relation to height, scale and massing, and by making use of appropriate materials and detailing;

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

3
Reinforce local architectural features, where appropriate, promoting and respecting local distinctiveness;

4
Ensure all components of the proposal, such as buildings, car parking, access routes, open space and landscaping, are well related to one another to ensure a well integrated, successful and attractive development;

5
Ensure there is no adverse effect on the residential amenity of existing areas, or adjacent land uses, or result in unacceptable standards for future users and occupiers of the development;

6
Ensure the retention and enhancement of existing trees, shrubs, hedges and other wildlife habitats where possible. Where environmental features are lost as a result of the proposal, appropriate mitigation measures should be put in place and on-site replacement of those features will be sought;

7
Include landscaping schemes (both hard and soft) to assist the integration of new development into existing areas and ensure that development on the edge of settlements is fully integrated into its surroundings;

8
Ensure that the necessary services and infrastructure can be incorporated without causing unacceptable harm to retained features;

9
Ensure that the layout and design incorporates adequate space for waste and recycling bin storage and collection.



	Carlisle District Local Plan 2001 - 2016

Core Development Policies - Policy CP6 - Residential Amenity
The amenity of residential areas will be protected from inappropriate development where that development:

1
is for a use inappropriate for residential areas; and/or

2
is of an unacceptable scale; and/or

3
leads to an unacceptable increase in traffic or noise; and/or

4
is visually intrusive.



	Carlisle District Local Plan 2001 - 2016

Core Development Policies - Policy CP12 - Foul And Surface Water Sewerage And Sewage Treatment

Development will not be permitted where inadequate foul and surface water sewerage infrastructure and sewage treatment capacity exists, or where such provision can not be made within the time constraint of the planning permission.



	Carlisle District Local Plan 2001 - 2016

Housing - Policy H1 - Location Of New Housing Development

New housing development will be located in sustainable locations in accordance with PPS3: Housing, Regional Planning Guidance and the Joint Structure Plan.  During the Plan period 80% of new development will be located within the urban area of Carlisle, including allocated sites on the edge of the City referred to in Proposal H16.  The remaining 20% will be permitted in the rural area of the District with the focus on the two Key Service Centres of Brampton and Longtown. 

In the remainder of the rural area small-scale development will be located in accordance with Policy DP1 and other policies of this Plan to ensure that:

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

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

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

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

5
appropriate access and parking can be achieved; and

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

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

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

Burgh-by-Sands
Castle Carrock

Cummersdale

Cumwhinton

Dalston


Gilsland

Great Corby

Great Orton


Hallbankgate

Hayton

Heads Nook


Houghton

Irthington

Raughton Head

Rockcliffe



Scotby

Smithfield


Thurstonfield


Warwick Bridge (including Little Corby & Corby Hill)
Wetheral





In the following settlements small-scale infilling (development between an otherwise continuous frontage) will be allowed where this does not conflict with the criteria above and is evidenced by local need to be in that location.  S106 agreements may be used to ensure local occupancy to provide for the identified need.
Blackwell

Cardewlees


Cargo

Carleton

Cotehill


Cumwhitton

Durdar

Faugh



Harker

Hethersgill

How Mill


Lanercost

Laversdale

Low Row


Monkhill 

Moorhouse

Talkin



Todhills 

Walton 

Warwick-on-Eden

Wreay



	Carlisle District Local Plan 2001 - 2016

Housing - Policy H2 - Primary Residential Areas

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

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

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

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

4
satisfactory access and appropriate parking arrangements can be achieved.

Proposals for non-residential uses will be permitted in Primary Residential Areas provided that they do not adversely affect residential amenity. Development that would create unacceptable noise, smell, safety and health impacts or excessive traffic generation will not be acceptable. The traffic impact of new development upon existing residents through inconvenience and detrimental effect will be taken into account. Such schemes falling within the scope of this policy will be considered against the above criteria as well as other policies of the Plan appropriate for the proposed use.

Outside the Primary Residential Areas and sites allocated under Proposal H16 for Carlisle, Brampton and Longtown, applications for residential development, including redevelopment and the change of use of vacant and underused buildings, will be only be permitted provided that:

1
satisfactory housing conditions can be achieved; and

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

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

4
satisfactory access can be provided; and

5
appropriate parking arrangements can be made.



	Carlisle District Local Plan 2001 - 2016

Transport - Policy T1- Parking Guidelines For Development

The level of car parking provision for development will be determined on the basis of the following factors:

1
the Parking Guidelines for Cumbria as updated by additional requirements in PPG 13;

2
the availability of public car parking in the vicinity;

3
the impact of parking provision on the environment of the surrounding area;

4
the likely impact on the surrounding road network; and

5
accessibility by and availability of, other forms of transport.



	Carlisle District Local Plan 2001 - 2016

Local Environment - Policy LE19 - Conservation Areas

The City Council will continue to review existing and designate new conservation areas. Development proposals within and adjoining conservation areas will be granted planning permission provided they preserve or enhance their character and appearance.  Any new development or alterations to existing buildings should harmonise with their surroundings and be in sympathy with the setting, scale, density and physical characteristics of conservation areas, and protect important views into or out of such areas. Applications for outline planning permission will not be accepted for proposals in conservation areas.

Proposals for new development and/or alterations to buildings in conservation areas will be judged against the following criteria:

1
the development should preserve or enhance all features which contribute positively to the area's character or appearance, in particular the design, massing and height of the building should closely relate to adjacent buildings and should not have an unacceptable impact on the townscape or landscape;

2
the development should not have an unacceptable impact on the historic street patterns and morphology, roofscape, skyline and setting of the conservation area, important open spaces or significant views into, out of and within the area;

3
development proposals should not result in the amalgamation or redrawing of boundaries between traditional buildings and plots, or demolition and redevelopment behind retained facades;

4
wherever practicable traditional local materials such as brick, stone and slate should be used and incongruous materials should be avoided;

5
individual features both on buildings and contributing to their setting, should be retained e.g. doorways, windows, shopfronts, garden walls, railings, cobbled or flagged forecourts, sandstone kerbs, trees and hedges, etc. Where features have deteriorated to the extent to which they have to be replaced, the replacement should match the original;

6
proposals which would generate a significant increase in traffic movements and heavy vehicles or excessive parking demands will not be permitted since these would be prejudicial to amenity;

7
proposals which would require substantial car parking and servicing areas which can not be provided without an adverse effect on the site and its surroundings will not be permitted.




	Item no: 05
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	08/1204
	Mr Stewart
	Rockcliffe

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	04/12/2008 15:40:15
	Black Box Architects Limited
	Longtown & Rockcliffe

	
	
	

	Location:
	
	Grid Reference:

	Ghyll Bank House, Low Harker, CA6 4DG
	
	338425 560849

	
	
	

	Proposal:
	Permanent Private Residential Caravan Park Of 12 Pitches With Individual Amenity Blocks And Ancillary Car Parking.


Grant Permission 

	1.
	The development shall be begun not later than the expiration of 3 years beginning with the date of the grant of this permission.

Reason:
In accordance with the provisions of Section 91 of the Town and Country Planning Act 1990 (as amended by Section 51 of the Planning and Compulsory Purchase Act 2004).



	2.
	This permission does not authorise use of the land as a caravan site by any persons other than Gypsies and Travellers, as defined in paragraph 15 of ODPM Circular 01/2006.

Reason:
The local planning authority wish to control the precise use of the site in order to ensure that the accommodation needs of Gypsies and Travellers are met within the District.



	3.
	There shall be no more than 12 pitches on the site and on each of the pitches hereby approved no more than two caravans (as defined in the Caravan Sites and Control of Development Act 1960 and the Caravan Sites Act 1968) shall be stationed at any time, unless otherwise agreed in writing by the local planning authority.

Reason:
In order to safeguard the character of the area in accordance with Policy H14 of the Carlisle District Local Plan 2001-2016.



	4.
	No commercial activities shall take place on the land, including the storage of materials.

Reason:
In order to safeguard the character of the area in accordance with Policy H14 of the Carlisle District Local Plan 2001-2016.



	5.
	No more than one commercial vehicle per plot shall be kept on the land for use by the occupiers of the caravans hereby permitted, and they shall not exceed 3.5 tonnes in weight.

Reason:
In order to safeguard the character of the area in accordance with Policy H14 of the Carlisle District Local Plan 2001-2016.



	6.
	The erection of any amenity block hereby approved shall not take place until samples of the materials to be used in the construction of the external surfaces of the building(s) have been submitted to and approved in writing by the local planning authority.  Development shall be carried out in accordance with the approved details.

Reason:
In order to safeguard the character of the area in accordance with Policy H14 of the Carlisle District Local Plan 2001-2016.



	7.
	No external lighting shall be installed or erected within the site until details have been submitted to and approved in writing by the local planning authority.  Development shall be carried out in accordance with the approved details.

Reason:
To minimise light pollution and safeguard the character of the area in accordance with Policy H14 of the Carlisle District Local Plan 2001-2016.



	8.
	No development hereby permitted shall be commenced until:

a) details have been submitted to and approved in writing by the Local Planning Authority of the means of ventilating the existing septic tank; and

b) the proposed foul and surface water drainage scheme subject of the permission granted under 08/0976 to serve Ghyll Bank Caravan Park has been fully installed. 

Reason:
To prevent pollution of the water environment and thus comply with Policies CP10, CP11 and CP12 of the Carlisle District Local Plan 2001-2016.




Summary of Reasons for the Decision


Ghyll Bank House is to the immediate south of Ghyll Bank Caravan Park at Ghyll Bank, Low Harker. The site currently comprises a detached house with an ancillary annexe (referred to as Ghyll Bank Cottage) and an office, a portacabin, a brick and corrugated sheeted building, and a storage area for caravans.  The site is located to the east of the A74 with access achieved via an unclassified lane to the west of Ghyllwood, opposite the Harker electricity sub-station and buildings occupied by FPL and Haulage Express Ltd.  There is a mature hedge approximately 2.5 metres high along part of the frontage with the access lane.  The northern boundary adjoins Ghyll Bank Caravan Park; the western boundary adjoining the caravan storage compound (i.e. "Carlisle Caravan Storage”) based from Ghyll Bank House.  The brick and corrugated sheeted building was formerly used as a builder's yard by Lled Construction.


This application seeks full permission for a twelve pitch residential caravan park to provide accommodation for Gypsies and Travellers on part of the site currently used for the commercial storage of caravans and mobile homes.  The submitted layout plan shows each proposed pitch to be served by an amenity block with sufficient space to accommodate two vehicles and a tourer.  Each pitch is delineated by kerb edging.  Vehicular access is via controlled entrance gates with associated provision for visitor parking.  The proposed amenity blocks have rendered walls with tiled roofs. 


The application is accompanied by a Design and Access Statement and a Sewage Treatment and Disposal System Report.  The submitted Design and Access Statement explaining, amongst other things, that: the entrance will be splayed with temporary 1.8 metre high concrete fencing panels and gate pillars until the site is fully operational which will eventually be replaced with natural stone walling/ pillars and planting; the removable bollards are for added security; and the refuse removal will be by independent wheel bins to each pitch stored alongside the amenity block.


The Sewage Treatment and Disposal System Report explains that the site contains a private treatment and disposal system that serves the adjoining travellers site.  It is proposed that the adjoining site will be served by a new sewage treatment and disposal system thus allowing the existing system to become available for the current proposal.  The existing system comprising a septic tank is a cylindrical unit measuring 4850 mm by 2750 mm with an inlet invert of 1000 mm that provides an effective capacity of 18,000 litres.  This equates to a population equivalent of 80 people which is adequate for the proposed 12 no. residential caravans (circa 60 people).  The septic tank has insufficient capacity for both sites.  The final receptor of the septic tank effluent is into or onto land within the bunded area on the western boundary of the site which measures 1800 sq. metres.  This is a significant area of ground for the long term acceptance rate of septic tank effluent.  In terms of surface water disposal, the existing caravan storage area has been provided with a deep storm water drain which has connectivity with Harker Beck to the east of the site.

Background Information 


Prior to May 2007 there was provision for at least 100 caravans for use by the Gypsy community comprising two “private” gypsy sites within the District, namely Hadrians Park and Ghyll Bank (Caravan) Park.


In the case of Hadrians Park there is planning permission for 30 permanent pitches and 30 transit pitches for one caravan each.  The relevant site licence conditions allow for a total of 70 caravans on the site.  Of these, 16 of the pitches are not restricted to occupation by Gypsies and thus there is capacity for 54 exclusively Gypsy caravans at Hadrians Park.


In relation to Ghyll Bank there is permission for 15 permanent pitches and 15 pitches that allow occupation for up to 28 days.  Although having been used by Gypsy families, there are, however, no conditions that restrict occupation of any pitch to Gypsies or Travellers.  



In the intervening period there have, however, been a series of changes in the provision for Gypsies and Travellers with regard to both Hadrians Park and Ghyll Bank.  In addition, the University of Salford published in May 2008 a final report of the Cumbria Gypsy and Traveller Accommodation Needs Assessment (GTAA).  


On the 1st May 2007 the transit site at Hadrians Park was closed and the caravans removed.  On the 20th November 2007 during a Special Neighbourhood Forum meeting held at Houghton School, the proprietor allegedly explained that he wanted the freehold of Hadrian’s Park; he would be willing to spend his own money to carry out all necessary upgrades; and, he was intending to re-open the transit site.  At the time of preparing this report, the transit site has yet to be upgraded at Hadrian’s Park although there is anecdotal evidence of a limited and restrictive re-use.


Following a visit on the 24th October 2007, it became apparent that Ghyll Bank Caravan Park was being referred to as Ghyll Bank Park and marketed on the basis of “creating a relaxed lifestyle for the over 50’s” with one park home in situ.  On the 15th May 2008, the owner's son verbally confirmed that, apart from members of the family there were no other individuals residing at the premises. 


The Report of the Panel into the North West Draft Regional Spatial Strategy (RSS) Examination in Public was concerned that the Strategy is deficient in a number of respects, including the failure to deal with gypsies and travellers.  The Panel recommended in paragraph R2.1 that a partial review of the RSS is carried out as soon as possible, with a view to publication of the revised RSS not later than 2009 and that this should include Accommodation for Gypsies and Travellers.


In May 2008 the University of Salford published a final report of the Cumbria GTAA.  The aforementioned report of the Cumbria GTAA has concluded that between 2007-2016 there is an additional need within Carlisle District for 35 residential pitches; and 5 transit pitches by 2012.


The "closure" of the transit site at Hadrians Park and the apparent change in circumstances with regard to the use of Ghyll Bank Park, has naturally raised concerns over provision within the District. 


Under application reference numbers 07/0522, 07/1083 and 08/0350 temporary planning permission has been given for private Gypsy-Traveller sites at Ghyll Bank Stables, Parkfield Stables (Newtown) and Ghyll Bank Yard.  In addition, permission has been granted for operational development (reference number 08/0976) that, if implemented, would lead to the potential reinstatement of use of Ghyll Bank Caravan Park as a Gypsy and Traveller site with 15 pitches but managed either by or on behalf of the City Council.

Assessment


At a general level, government advice is contained in Circular 8/93 “Award of Costs incurred in Planning and other Proceedings” and Circular 11/95.  Consideration also needs to be made with regard to the Human Rights Act 1998 and the Race Relations (Amendment) Act 2000.  


Specific advice is contained in Circular 01/2006 “Planning for Gypsy and Traveller Caravan Sites”.  Circular 01/2006 seeks, amongst other things, to create sustainable communities where gypsies have fair access to suitable accommodation, education, health and welfare provision.  It advises that Development Plan Documents must allocate sufficient sites for gypsies and travellers, and that sites must be demonstrably suitable, and likely to be made available.  


Circular 01/2006 also highlights that material considerations will include the existing and planned provision of, and need for, sites in the area, the accuracy of the data used to assess need, information on pitch availability on public and private sites, personal circumstances and alternative accommodation options. 


The North West of England Plan Regional Spatial Strategy to 2021 does not contain any policy on Gypsies and Travellers.  Policy H14 of the Carlisle District local Plan 2001 –2016 does provide guidance.  The aforementioned Policy requires that where there is an identified need the City Council will consider the provision of Gypsy and Traveller sites and that they will be acceptable providing that they meet five criteria.  Namely, the proposal will not compromise the objectives of the designation of an Area of Outstanding Natural Beauty or Landscape of County Significance; there would be no adverse impact on the local landscape; appropriate access and parking can be achieved; the proposed site is reasonably accessible to community services; and, the proposal would not adversely affect the amenities of adjacent occupiers by way of noise, vehicular or other activities on site.


On this basis it is considered that the main issues with regard to this application are:


1) the effect of the proposal on the character/appearance of the surrounding area;


2) any adverse impact on the upgrading of the A74;


3) the suitability of the site for such purposes adjoining the A74 and with regard to any means of drainage; 


4) the impact on the living conditions of neighbouring residents; and,


5) whether there are any other considerations sufficient to clearly outweigh any harm with specific regard to the need for and availability of sites generally and the matter of Human Rights.


When considering the impact of the proposal on the character and appearance of the area, the site is read as being within an area of scattered development associated with the countryside.  It could therefore be argued that the development would have the effect of interrupting the rural character of the area.  In mitigation, the site is neighboured by development in the form of Ghyll Bank Caravan Park and the remaining caravan/mobile home storage compound at Ghyll Bank House.  The site is also screened by the existing bund along the western boundary.


In regard to the upgrade of the A74, the Highways Agency have not raised any objections providing that any drainage system or disposal of effluent does not connect to the existing or proposed drainage system for the A74 /M6 highway improvement scheme.  


The application site is located approximately 60 metres to the north of the A74/M6 with mitigation in the form of the existing earth bund and a proposed concrete panel fence 2.4 metres high along the southern boundary with the remaining element of the caravan/mobile home compound. 


When considering the issue of drainage, the accompanying Sewage Treatment and Disposal System Report highlights that the existing septic tank has insufficient capacity for both sites.  In effect, a way forward could be the imposition of a Grampian type condition that ensures the current proposal does not take place until the proposed new drainage system to serve Ghyll Bank Caravan Park has been fully installed and is operational.  In the context of concerns raised by interested parties, and further to the deferral of the application during the previous meeting, an Environmental Services Officer of the City Council has undertaken a series of dye tests.  The preliminary results of the aforementioned tests indicate that a highway drain running along the lane is discharging; no discharge has been recorded from the septic tanks serving either Ghyll Bank House or Ghyll Bank Caravan Park.  The applicant is, however revising the proposed layout of the site in order to take account of the relationship to the existing septic tank and storm water drains that cross the site.  


When considering the living conditions of neighbouring residents, it is evident that the site will be enclosed and made secure as far as possible.  There is likely to be an increase in the movement of traffic but it is not considered to be significant enough in itself to refuse permission.  In overall terms it is considered that the infrastructure is capable of satisfactorily accommodating the potential increase in the number of residents.  In terms of any social impacts it is appreciated that difficulties of integrating a large influx of people over a short period of time is a material consideration.  However, in this case the proposal involves limited numbers on a contained site with no evidence submitted concerning social tension and no reason to believe that residents of the proposed park would cause, or make worse, any social discord.   


In regard to the question of need, it is not contested that there is a national, regional and county need for gypsy site provision.  In the case of the Carlisle area, the re-opening of the transit site at Hadrians Park and the approved operational development at Ghyll Bank Caravan Park will not address the identified need for permanent pitches.  

Other Matters

Other matters have been raised (with particular regard to the sustainability of the location and highway safety) but in the context of the authorised use for Gypsy and Traveller accommodation on the neighbouring properties and the comments of the Highway Authority, these are not considered sufficient in themselves to refuse permission.

Conclusion


On the basis of the foregoing, and with regard to on-going efforts to address and satisfactorily resolve matters associated with the identified need, it is considered that any harm is outweighed by the benefits.  

Relevant Development Plan Policies

	Carlisle District Local Plan 2001 - 2016 

Core Development Policies - Policy CP1 - Landscape Character

Proposals for development in the rural area must seek to conserve and enhance the special features and diversity of the different landscape character areas.  Development will be considered appropriate to the character of the landscape provided the proposal has regard to and conserves:

the landform and natural patterns of drainage;

· the pattern of trees and woodland;

· the habitats of species of importance for wildlife;

· the pattern and composition of field boundaries;

· the pattern of historic landscape features;

· the pattern and distribution of settlements



	Carlisle District Local Plan 2001 - 2016

Core Development Policies - Policy CP3 - Trees And Hedges On Development Sites

Proposals for new development should provide for the protection and integration of existing trees and hedges.  Where trees and hedges are present, a survey will be required showing the following:

1
the location of existing trees and hedges;

2
the species, age, height and crown spread of each tree;

3
an assessment of the condition of each tree;

4
the location and crown spread of trees on adjacent land which may be affected by the development;

5
existing and proposed changes in ground level.

In order to protect and integrate existing trees and hedges within new development, the City Council will resist proposals which cause unacceptable tree loss, and which do not allow for the successful integration of existing trees identified in the tree survey. 

Layouts will be required to provide adequate spacing between existing trees and buildings, taking into account the existing and future size of the trees, and their impact both above and below ground. 

The City Council will protect existing trees and woodlands where appropriate, by tree preservation orders, and by the use of planning conditions requiring protective fencing around trees to be retained to prevent site works within their crown spread.



	Carlisle District Local Plan 2001 - 2016

Core Development Policies - Policy CP5 - Design 

All new development proposals will be assessed against the following design principles.  Proposals should:

1
Respond to the local context and the form of surrounding buildings in relation to height, scale and massing, and by making use of appropriate materials and detailing;

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

3
Reinforce local architectural features, where appropriate, promoting and respecting local distinctiveness;

4
Ensure all components of the proposal, such as buildings, car parking, access routes, open space and landscaping, are well related to one another to ensure a well integrated, successful and attractive development;

5
Ensure there is no adverse effect on the residential amenity of existing areas, or adjacent land uses, or result in unacceptable standards for future users and occupiers of the development;

6
Ensure the retention and enhancement of existing trees, shrubs, hedges and other wildlife habitats where possible. Where environmental features are lost as a result of the proposal, appropriate mitigation measures should be put in place and on-site replacement of those features will be sought;

7
Include landscaping schemes (both hard and soft) to assist the integration of new development into existing areas and ensure that development on the edge of settlements is fully integrated into its surroundings;

8
Ensure that the necessary services and infrastructure can be incorporated without causing unacceptable harm to retained features;

9
Ensure that the layout and design incorporates adequate space for waste and recycling bin storage and collection.



	Carlisle District Local Plan 2001 - 2016

Core Development Policies - Policy CP6 - Residential Amenity
The amenity of residential areas will be protected from inappropriate development where that development:

1
is for a use inappropriate for residential areas; and/or

2
is of an unacceptable scale; and/or

3
leads to an unacceptable increase in traffic or noise; and/or

4
is visually intrusive.



	Carlisle District Local Plan 2001 - 2016

Core Development Policies - Policy CP9 - Development, Energy Conservation And Efficiency

Development proposals should take into account the need for energy conservation and efficiency in their design, layout and choice of materials. The principles should be introduced in the early stages of the design process in order to consider the orientation of buildings to maximise solar gain coupled with high levels of insulation to reduce heating costs. The efficient and effective use of land, including the reuse of existing buildings and the use of environmentally sustainable materials should also be encouraged. Landscaping schemes also may be used to shelter buildings in exposed positions to reduce heat loss.

These elements will contribute to the energy efficiency of a new development. Developers should also consider the possible incorporation of photovoltaic cells, active solar panels and other small-scale sources of renewable energy. Consideration should be given to recycled materials, waste minimisation and recycling measures within the design.

Designers will be encouraged to include systems for collecting roof water to enable its re-use.



	Carlisle District Local Plan 2001 - 2016

Core Development Policies - Policy CP10 - Sustainable Drainage Systems

Sustainable drainage systems (SUDS) should be incorporated into development proposals when the following conditions apply:

1
The development will generate an increase in surface water run-off; and

2
The rate of surface water run-off is likely to create or exacerbate flooding problems

Where SUDS are incorporated the following details shall be provided:

1
The type of SUDS; and

2
Hydraulic design details/calculations; and

3
Pollution prevention and water quality treatment measures together with details of pollutant removal capacity; and

4
Operation, maintenance and adoption details (SUDS structures will not be adopted by the statutory sewerage undertaker unless maintenance and legal agreements are in place).



	Carlisle District Local Plan 2001 - 2016

Core Development Policies - Policy CP11 - Protection Of Groundwaters And Surface Waters

Proposals for development which would cause demonstrable harm to the quality, quantity and associated ecological features of groundwater and surface waters will not be permitted.



	Carlisle District Local Plan 2001 - 2016

Core Development Policies - Policy CP12 - Foul And Surface Water Sewerage And Sewage Treatment

Development will not be permitted where inadequate foul and surface water sewerage infrastructure and sewage treatment capacity exists, or where such provision can not be made within the time constraint of the planning permission.



	Carlisle District Local Plan 2001 - 2016

Core Development Policies - Policy CP15 - Access, Mobility And Inclusion

Development proposals should make provision for easy, safe and inclusive access to, into and within buildings and facilities.  The layout and design of developments should meet the requirements of accessibility and inclusion for all potential users regardless of disability, age or gender.  The Council will have regard to the following criteria when assessing development proposals:

1
The design of entrances and exits and ease of permeation through and between developments in terms of street furniture, circulation areas and pedestrian routes;

2
The location of any development proposal in relation to its potential users;

3
Accessibility to all transport modes and provision of adequate parking for disabled people;

4
Provision of on-site facilities such as  public toilets, and appropriate signage



	Carlisle District Local Plan 2001 - 2016

Core Development Policies - Policy CP17 - Planning Out Crime

The design of all new development must contribute to creating a safe and secure environment, integrating measures for security and crime prevention and minimising the opportunity for crime.

The following points should be applied to all development proposals:

1
Security measures should be an integral part of the design

2
Developments should be laid out and buildings positioned to maximise natural surveillance with the intention of creating a sense of neighbourhood and deterring criminal and anti-social activity

3
Public and private spaces should have clearly defined boundaries.

4
Footpaths and cycleways should be designed to maximise their use and prevent opportunities for concealment, unauthorised access or provide a choice of escape routes.

5
Landscaping schemes be designed to ensure that they do not create secluded areas, opportunities for climbing or reduce natural surveillance.

6
Lighting should deter criminal and antisocial activity whilst minimising light pollution. CCTV may be considered necessary in certain circumstances.

Developers should, at the earliest stage possible, consult Architectural Liaison Officer to advise on measures to be incorporated for designing out crime.



	Carlisle District Local Plan 2001 - 2016

Housing - Policy H14 Gypsies And Travellers

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

1
the proposal will not compromise the objectives of the designation of an Area of Outstanding Natural Beauty or Landscape of County Importance; 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.
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	Appn Ref No:
	Applicant:
	Parish:

	08/1175
	Mr Neil Dixon
	Carlisle

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	25/11/2008
	
	Castle

	
	
	

	Location:
	
	Grid Reference:

	3 The Crescent, Carlisle, Cumbria, CA1 1QN
	
	340306 555680

	
	
	

	Proposal:
	Change Of Use From Mortgage Company To Hair And Nail Salon


Grant Permission 

	1.
	The proposed retail units hereby approved shall not be open for trading except between 0900 hours and 1800 hours on Mondays to Saturdays or between 1000 hours and 1600 hours on Sundays.

Reason:
To prevent disturbance to nearby residential occupiers and in accordance with Policy CP6 of the Carlisle District Local Plan 2001-2016.




Summary of Reasons for the Decision

No. 3 The Crescent is located within an historic part of the city; the building is Grade II Listed, located within the City Centre Conservation Area and is part of an area of Key Townscape Frontage. The site is identified as located within a Primary Retail Area on the Urban Area Inset Map that forms part of the Carlisle District Local Plan 2001-2016.

This is one of two related applications submitted by the applicant, the other application (which follows in the Schedule) being for the erection of a fascia sign.

The application is seeking retrospective approval for the change of use of 3 The Crescent from a Mortgage Company to a Hair and Nail Salon.

The submitted plans indicate that there will be no alterations to the building or to its layout, other than the erection of a new fascia sign, which is the subject of the following item in the Schedule.

The applicant has indicated that the proposed hours of opening will be 0900 hours until 1700 hours Monday to Friday, and 1000 hours until 1500 hours on Saturdays. The premises will employ two full time staff, and three part time staff, with a full time equivalent of 4 workers.

The application forms indicate that there is no proposed parking at the site.

The relevant planning policies against which the application is required to be assessed are Policies EC4, CP6, LE15 and LE19 of the Carlisle District Local Plan 2001-2016.

The proposal raises the following planning issues:

1. The Principle Of The Development

The change of use from a mortgage brokers to a hairdressers would not require planning permission, as a change from an A2 to an A1 use is permitted, where a ground floor display window exists. However, the inclusion of a nail salon within the proposal means that permission is required, as it is a "sui generis" use. The inclusion of this beauty use within a hairdressers is common and the principle of the use in this location is therefore acceptable.

Although there is no proposed parking associated with the application site, the Highway Authority have raised no objections due to the City Centre location. Whilst there is no on site parking, considering the previous use of the site, the Highway Authority consider this arrangement to be acceptable.

2. The Impact Of The Proposal Upon The Character Of The City Centre Conservation Area And The Grade II Listed Building

This application proposes no external or internal alterations to the premises and the Council's Conservation Officer has raised no objections to the application. As such, the appearance of the Listed Building or the City Centre Conservation Area will not be affected by the change of use of the premises. 

In overall terms, given the City Centre location and the previous use of the premises its use as a hair and nail salon is acceptable. In all aspects the proposal is considered to be compliant with the objectives of the relevant Local Plan Policies.

Relevant Development Plan Policies

	Carlisle District Local Plan 2001 - 2016

Economic & Commercial Growth - Policy EC4 - Primary Retail Area

Within the City Centre Shopping Area, proposals for the redevelopment, refurbishment or adaptation of existing shop premises will be permitted provided that:

1
proposals within the City Centre Conservation Area are complementary to enhance, or do not adversely affect the townscape of the area; and

2
traffic generated by proposals within the City Centre Conservation Area can be satisfactorily accommodated on the surrounding road network; and

3
elsewhere proposals will complement and reflect the surrounding townscape; and

4
where appropriate, opportunities for residential use and environmental improvements are linked to the scheme; and

5
satisfactory access for service vehicles can be provided, should the scale of the proposal require such provision.



	Carlisle District Local Plan 2001 - 2016

Local Environment - 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/or historic interest of the building, its setting and neighbouring buildings.



	Carlisle District Local Plan 2001 - 2016

Local Environment - Policy LE19 - Conservation Areas

The City Council will continue to review existing and designate new conservation areas. Development proposals within and adjoining conservation areas will be granted planning permission provided they preserve or enhance their character and appearance.  Any new development or alterations to existing buildings should harmonise with their surroundings and be in sympathy with the setting, scale, density and physical characteristics of conservation areas, and protect important views into or out of such areas. Applications for outline planning permission will not be accepted for proposals in conservation areas.

Proposals for new development and/or alterations to buildings in conservation areas will be judged against the following criteria:

1
the development should preserve or enhance all features which contribute positively to the area's character or appearance, in particular the design, massing and height of the building should closely relate to adjacent buildings and should not have an unacceptable impact on the townscape or landscape;

2
the development should not have an unacceptable impact on the historic street patterns and morphology, roofscape, skyline and setting of the conservation area, important open spaces or significant views into, out of and within the area;

3
development proposals should not result in the amalgamation or redrawing of boundaries between traditional buildings and plots, or demolition and redevelopment behind retained facades;

4
wherever practicable traditional local materials such as brick, stone and slate should be used and incongruous materials should be avoided;

5
individual features both on buildings and contributing to their setting, should be retained e.g. doorways, windows, shopfronts, garden walls, railings, cobbled or flagged forecourts, sandstone kerbs, trees and hedges, etc. Where features have deteriorated to the extent to which they have to be replaced, the replacement should match the original;

6
proposals which would generate a significant increase in traffic movements and heavy vehicles or excessive parking demands will not be permitted since these would be prejudicial to amenity;

7
proposals which would require substantial car parking and servicing areas which can not be provided without an adverse effect on the site and its surroundings will not be permitted.



	Carlisle District Local Plan 2001 - 2016

Core Development Policies - Policy CP6 - Residential Amenity
The amenity of residential areas will be protected from inappropriate development where that development:

1
is for a use inappropriate for residential areas; and/or

2
is of an unacceptable scale; and/or

3
leads to an unacceptable increase in traffic or noise; and/or

4
is visually intrusive.
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	Appn Ref No:
	Applicant:
	Parish:

	08/1176
	Mr Neil Dixon
	Carlisle

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	25/11/2008
	
	Castle

	
	
	

	Location:
	
	Grid Reference:

	3 The Crescent, Carlisle, Cumbria, CA1 1QN
	
	340306 555680

	
	
	

	Proposal:
	Erection of Fascia Sign


Grant Permission 

	1.
	The consent now granted is limited to a period of five years from the date hereof.

Reason:
To accord with Regulation 13(5) of the Town and Country Planning (Control of Advertisements) Regulations 1992.



	2.
	Any advertisements displayed, and any site used for the display of advertisements shall be maintained in a clean and tidy condition to the reasonable satisfaction of the Local Planning Authority.

Reason:
To accord with Schedule 1 of the Town and Country Planning (Control of Advertisements) Regulations 1992.



	3.
	Any advertisements or hoarding erected or used principally for the purpose of displaying advertisements shall be maintained in a safe condition.

Reason:
To accord with Schedule 1 of the Town and Country Planning (Control of Advertisements) Regulations 1992.



	4.
	Where an advertisement is required under these Regulations to be removed, the removal shall be carried out to the reasonable satisfaction of the Local Planning Authority.

Reason:
To accord with Schedule 1 of the Town and Country Planning (Control of Advertisements) Regulations 1992.



	5.
	No advertisement is to be displayed without the permission of the owner of the site or any other person with an interest in the site entitled to grant permission.

Reason:
To accord with Schedule 1 of the Town and Country Planning (Control of Advertisements) Regulations 1992.



	6.
	No advertisement shall be sited or displayed so as to obscure, or hinder the ready interpretation of, any road traffic sign, railway signal or aid to navigation by water or air, or so as otherwise to render hazardous the use of any highway, railway, waterway (including any coastal waters) or aerodrome (civil or military).

Reason:
To accord with Schedule 1 of the Town and Country Planning (Control of Advertisements) Regulations 1992.




Summary of Reasons for the Decision

No. 3 The Crescent is located within an historic part of the city; the building is Grade II Listed, located within the City Centre Conservation Area and is part of an area of Key Townscape Frontage. The site is identified as located within a Primary Retail Area on the Urban Area Inset Map that forms part of the Carlisle District Local Plan 2001-2016.
This is one of two related applications submitted by the applicant, the other application (which precedes this item in the Schedule) being for the change of use of the premises from a Mortgage Company to a Hair and Nail Salon.
The application is seeking retrospective approval for the erection of a fascia sign for Blush Hair and Nails, 3 The Crescent.

The submitted plans indicate that the sign measures 3.1m in width and 0.8m in depth, at a height of 3.2m above the ground level. The sign will feature the name and phone number of the premises in silver text with a black background. The maximum height of the lettering will be 300mm. 
The relevant planning policies against which the application is required to be assessed are Policies EC4, EC17, CP6, LE15 and LE19 of the Carlisle District Local Plan 2001-2016.

The proposal raises the following planning issues:

1. Whether The Signage Is Appropriate To The Building And The Setting

The premises occupies a prominent location within the City Centre Conservation Area as a Grade II Listed Building. The signage, which is non illuminated, is appropriate to the building in terms of its size, position and materials used. As such, it will not have an adverse impact upon the setting of the Conservation Area or the character or appearance of this Grade II Listed Building.
In overall terms, the scale and design of the signage is such that the character and appearance of the Conservation Area and the Grade II Listed Building will be safeguarded. In all aspects the proposals are considered to be compliant with the objectives of the relevant Local Plan policies.

Relevant Development Plan Policies

	Carlisle District Local Plan 2001 - 2016

Economic & Commercial Growth - Policy EC4 - Primary Retail Area

Within the City Centre Shopping Area, proposals for the redevelopment, refurbishment or adaptation of existing shop premises will be permitted provided that:

1
proposals within the City Centre Conservation Area are complementary to enhance, or do not adversely affect the townscape of the area; and

2
traffic generated by proposals within the City Centre Conservation Area can be satisfactorily accommodated on the surrounding road network; and

3
elsewhere proposals will complement and reflect the surrounding townscape; and

4
where appropriate, opportunities for residential use and environmental improvements are linked to the scheme; and

5
satisfactory access for service vehicles can be provided, should the scale of the proposal require such provision.



	Carlisle District Local Plan 2001 - 2016

Local Environment - Policy LE13 - Alterations To Listed Buildings

Applications for alterations or extensions to listed buildings must have regard to the scale, proportions, character and detailing of the existing building (both internally and externally) and of its windows and doorways. Any proposals which have an unacceptable impact on the listed building will not be permitted.

Applications will be assessed against the following criteria:

1.
the importance of the building, its intrinsic architectural and historic interest and rarity, and its significance to the local distinctiveness and character of the district;

2.
the particular physical features of the building 

3.
the setting of the building and its contribution to the local scene;

4.
the extent to which the proposed works would bring substantial benefits for the community.



	Carlisle District Local Plan 2001 - 2016

Local Environment - Policy LE19 - Conservation Areas

The City Council will continue to review existing and designate new conservation areas. Development proposals within and adjoining conservation areas will be granted planning permission provided they preserve or enhance their character and appearance.  Any new development or alterations to existing buildings should harmonise with their surroundings and be in sympathy with the setting, scale, density and physical characteristics of conservation areas, and protect important views into or out of such areas. Applications for outline planning permission will not be accepted for proposals in conservation areas.

Proposals for new development and/or alterations to buildings in conservation areas will be judged against the following criteria:

1
the development should preserve or enhance all features which contribute positively to the area's character or appearance, in particular the design, massing and height of the building should closely relate to adjacent buildings and should not have an unacceptable impact on the townscape or landscape;

2
the development should not have an unacceptable impact on the historic street patterns and morphology, roofscape, skyline and setting of the conservation area, important open spaces or significant views into, out of and within the area;

3
development proposals should not result in the amalgamation or redrawing of boundaries between traditional buildings and plots, or demolition and redevelopment behind retained facades;

4
wherever practicable traditional local materials such as brick, stone and slate should be used and incongruous materials should be avoided;

5
individual features both on buildings and contributing to their setting, should be retained e.g. doorways, windows, shopfronts, garden walls, railings, cobbled or flagged forecourts, sandstone kerbs, trees and hedges, etc. Where features have deteriorated to the extent to which they have to be replaced, the replacement should match the original;

6
proposals which would generate a significant increase in traffic movements and heavy vehicles or excessive parking demands will not be permitted since these would be prejudicial to amenity;

7
proposals which would require substantial car parking and servicing areas which can not be provided without an adverse effect on the site and its surroundings will not be permitted.



	Carlisle District Local Plan 2001 - 2016

Core Development Policies - Policy CP6 - Residential Amenity
The amenity of residential areas will be protected from inappropriate development where that development:

1
is for a use inappropriate for residential areas; and/or

2
is of an unacceptable scale; and/or

3
leads to an unacceptable increase in traffic or noise; and/or

4
is visually intrusive.



	Carlisle District Local Plan 2001 - 2016

Economic & Commercial Growth - Policy EC17 - Advertisements

Proposals for advertisements in Carlisle, Brampton and Longtown will be permitted providing that they are not detrimental to visual amenity and do not prejudice public safety.  All of the following criteria will be used to assess suitability:

1
size;

2
location;

3
illumination;

4
design;

5
materials;

6
means of fixture; and

7
impact upon the street scene/local environment.

The display of advertisements in conservation areas which are of an inappropriate scale, illumination or materials, lead to clutter or obstruct or detract from the character or appearance of the conservation area or the architectural features of the buildings on which they are displayed will not be permitted.

Discontinuance action will be taken to remove posters and other material considered to cause a substantial injury to the character or appearance of the conservation area.



	Item no: 08
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	09/0036
	 Carlisle Housing Association
	Carlisle

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	22/01/2009 12:03:25
	Ainsley Gommon Architects
	Morton

	
	
	

	Location:
	
	Grid Reference:

	Land at Barras Close, Barras Close, Carlisle
	
	338386 554235

	
	
	

	Proposal:
	Residential Development Of 43 New Build Dwellings For Social Rent By Carlisle Housing Association. The Housing Mix Will Provide 4no 4 Bedroom Six Person Houses, 16 No 3 Bedroom Five Person Houses, 16 No 3 Bedroom Four Person Houses, 2 No 2 Bedroom Three Person Houses And 5 No 2 Bedroom Three Person Bungalows.


Members resolved to give authority to the Head of Planning and Housing Services to issue approval for the proposal subject to (1) the applicant entering into a Section 106 agreement to make a financial contribution of £89,150 towards the provision and maintenance of amenity open space and formal sports and children`s play facilities  (2) the conditions set out in the report and (3) additional conditions with regard to (a) removal of permitted development rights for extensions to properties which are adjacent to the existing houses in Leven`s Drive and Newlaithes Avenue and (b) submission of details of proposals to incorporate obstructions   on the footpath link from the development to Leven`s Drive to deter the use of motor cycles.

	Item no: 09
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	09/0106
	 Mr P Collins
	Wetheral

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	16/02/2009
	Jock Gordon
	Wetheral

	
	
	

	Location:
	
	Grid Reference:

	Land between 16 & 17 Faustin Hill, Wetheral, Carlisle CA4 8JZ
	
	346442 554989

	
	
	

	Proposal:
	Erection of Single Detached Dwelling (Outline)


Grant Permission 

	1.
	In case of any "Reserved Matter" application for approval shall be made not later than the expiration of 1 year beginning with the date of this permission, and the development shall be begun not later than whichever is the later of the following dates:

i)
The expiration of 3 years from the date of the grant of this permission, or

ii)
The expiration of 2 years from the final approval of the reserved matters, or, in the case of approval on different dates, the final approval of the last such matter to be approved.

Reason:
In accordance with the provisions of Section 92 of the Town and Country Planning Act 1990. (as amended by The Planning and Compulsory Purchase Act 2004).



	2.
	Before any work is commenced, details of the layout, scale, appearance and landscaping of the site (hereinafter called "reserved matters") shall be submitted to and approved by the Local Planning Authority.

Reason:
The application was submitted as an outline application in accordance with the provisions of Article 3 of the Town and Country Planning (General Development Procedure) Order 1995.



	3.
	No development shall be commenced until samples or full details of materials to be used externally on the building have been submitted to and approved in writing by the Local Planning Authority.  Such details shall include the type, colour and texture of the materials.

Reason:
To ensure that materials to be used are acceptable in accordance with Policy CP5 of the Carlisle District Local Plan 2001-2016.



	4.
	Before development commences, particulars of the height and materials of any new screen walls and boundary fences to be erected shall be submitted to and approved in writing by the Local Planning Authority and the development thereafter carried out in accordance therewith.

Reason:
In the interests of privacy and visual amenity in accordance with Policy CP6 of the Carlisle District Local Plan 2001-2016.



	5.
	Details of proposed crossings of the highway verge and/or footway shall be submitted to and approved in writing by the Local Planning Authority.  The development shall not be commenced until the details have been approved and the crossings have been constructed.
Reason:
To ensure a suitable standard of crossing for pedestrian safety.


To support Local Transport Plan Policies:  LD5, LD7, LD8.




	6.
	Details of all measures to be taken by the applicant/developer to prevent surface water discharging onto or off the highway shall be submitted to and approved in writing by the Local Planning Authority prior to the development being commenced.  Any approved works shall be implemented prior to the development being completed and shall be maintained operational thereafter.
Reason:
In the interests of highway safety and environmental management.  To support Local Transport Plan Policies:  LD7, LD8



	7.
	The dwelling shall not be occupied until the vehicular access and turning requirements have been constructed in accordance with the approved plan and have been brought into use.  The vehicular access turning provisions shall be retained and capable of use at all times thereafter and shall not be removed or altered without the prior written consent of the Local Planning Authority.
Reason:
To ensure a minimum standard of access provision when the development is brought into use.


To support Local Transport Plan Policies:  LD5, LD7, LD8



	8.
	No development shall take place until full details of hard and soft landscape works have been submitted to and approved in writing by the Local Planning Authority and these works shall be carried out as approved prior to the occupation of the dwelling.  Any trees or other plants which die or are removed within the first five years following the implementation of the landscaping scheme shall be replaced during the next planting season. 

Reason:
To ensure that a satisfactory landscaping scheme is prepared and to ensure compliance with Policy CP5 of the Carlisle District Local Plan 2001-2016.



	9.
	Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 1995, (or any Order revoking and re-enacting that Order), no additional windows shall be inserted above the ground floor on the south elevation without the prior consent of the local planning authority.

Reason:
In order to protect the privacy and amenities of residents in close proximity to the site and to ensure compliance with Policy CP6 of the Carlisle District Local Plan 2001-2016.




Summary of Reasons for the Decision

The proposal is located in the gardens of 16 and 17 Faustin Hill which forms part of a small housing estate located on the eastern side of Plains Road, Wetheral.  Numbers 16 and 17 Faustin Hill are located in the centre of Faustin Hill which is made up of a combination of linked and semi-detached houses.  The properties boundaries are mainly wooden fences of varying designs ranging in height between approximately 1.5 metres and 1.8 metres with the exception of the eastern boundary which consists of a mature beech hedge approximately 2 metres in height.  

The application seeks Outline Planning Permission for the erection of a detached house, to be sited to the north-west of 17 Faustin Hill.  As previously, explained, the application is in Outline, as such, no detailed drawings have been submitted.  The Design and Access Statement, which accompanies this application, outlines that the scale parameters of the proposal are that the height will be between 6 metres and 8 metres with the width being between 8 and 10 metres and the length between 7 and 10 metres.

The design, scale and massing of the proposed dwelling would be similar to those of its immediate neighbours.  Vehicular access and parking would be provided to the south of the proposed dwelling.  

The relevant planning policies against which the application is required to be assessed are Policies DP1, H1, H9, CP3, CP5, CP6, CP12 and T1 of the Carlisle District Local Plan 2001-2016.

The proposals raise the following issues:

1.
Whether The Principle of Development Is Acceptable

The application site is located on land which currently forms the gardens of 16 and 17 Faustin Hill within the village of Wetheral.  Policies require that development proposals, and in this instance residential development, should enhance the overall quality of life within Cumbria through the promotion of sustainable development that seeks to protect the environment, ensure prudent use of resources and maintain social progress and economic growth.  In particular, H1 of the Local Plan, identifies Local Service Centres that are considered to be sustainable and appropriate for additional development, subject to consideration against the relevant policy criteria.  Wetheral is one such Local Service Centre; therefore, the principle of development is considered to be acceptable.

2.
Whether The Scale And Design Of The Dwelling Is Acceptable

The submitted block plan illustrates that the proposed dwelling would be of a similar scale and massing to those of its immediate neighbours, albeit a detached house.  The Design and Access Statement indicates that the design of the dwelling would be reflective of the existing houses in style and the use of materials and detailing.  Furthermore, the proposal would achieve adequate amenity space and off-street parking. 

Although the estate has a variety of linked and semi-detached dwellings. Advice contained with PPS3 "Housing" advocates the use of brownfield sites in sustainable locations.  Whilst this proposal seeks approval for a two storey dwelling the resultant impact on the streetscene would not e obtrusive or detrimental to the character of the area.    

In summary, the scale and massing of the proposed dwelling is comparable to the existing properties within the Faustin Hill.  Accordingly, the development would not form a discordant feature in the street scene. 

3.
The Impact Of The Proposal On The Living Conditions Of Neighbouring Residents

The proposed dwelling would be so orientated so as to achieve adequate separation distance between the primary windows of the existing residential properties and the proposed dwelling (21 metres).  As such, taking into consideration the scale and position of the proposed dwelling in relation to these properties, it is unlikely that the living conditions of the occupiers of these properties will be compromised through loss of light, loss of privacy or overdominance. 

4.
Impact Of The Proposal On Highway Safety

Several of the objectors have raised objections in regard to highway safety and existing congestion within Faustin Hill.  Members should be aware however, that the proposal seeks approval for the formation of a new vehicular access which would provide a parking and turning space for the dwelling within its curtilage.

Wetheral Parish Council has also requested that the Highway Authority consider widening the road and re-kerbing the access road around the turning circle in order to improve access for large vehicles.  The Highway Authority has been made aware of this request; however, it can not be considered as part of this planning application.  

Following normal practice consultation has been undertaken with the Highway Authority.  It is the Highway Authority's view that the layout details shown on the submitted plan are considered satisfactory from a highway perspective and there are no objections to the proposal subject to the imposition of three conditions.   

The local resident's concerns regarding the access arrangements are noted; however, since the Highway Authority do not share these concerns it is the Officers view that a refusal of the application on this basis could not be substantiated. 

In overall terms, the principle of the proposed development is acceptable. The scale, siting and massing of the proposed dwelling is acceptable in relation to the site and the surrounding properties. The living conditions of neighbouring properties would not be compromised through unreasonable overlooking or overdominance.  Adequate car parking, access and amenity space would be provided to serve the dwelling.  In all aspects the proposal is compliant with the objectives of the Local Plan policies.
Relevant Development Plan Policies

	Carlisle District Local Plan 2001 - 2016 

Spatial Strategy & Development Principles - Policy DP1 - Sustainable Development Locations

All proposals for development will be assessed against their ability to promote sustainable development.  Proposals will be considered favourably in the following locations, provided they are in scale with their location and consistent with other Policies of this Local Plan.

Urban Area

City of Carlisle

Key Service Centres

Brampton

Longtown

Local Service Centres

Burgh by Sands

Heads Nook

Castle Carrock

Houghton

Cummersdale

Irthington

Cumwhinton

Raughton Head

Dalston

Rockcliffe

Gilsland 

Scotby

Great Corby

Smithfield

Great Orton

Thurstonfield

Hallbankgate

Warwick Bridge

Hayton

Wetheral

Proposals for development within these locations will be assessed on the basis of the need for development to be in the location specified.

Within the Urban Area proposals for retail, office and leisure developments will be subject to a sequential approach which requires that locations re considered as follows: firstly within the City Centres; secondly edge-of-centre locations; and thirdly the remainder of the urban area.

Proposals for residential development will be considered against the need to give priority to the reuse of previously developed land, with particular emphasis on vacant and derelict sites and buildings.

Settlement Boundaries have been established on the Proposals Map to recognise the extent of built development or where planning permission already exists to judge proposals for development and are not indicative of land ownership.

Outside these locations development will be assessed against the needs to be in the location specified.



	Carlisle District Local Plan 2001 - 2016

Housing - Policy H1 - Location Of New Housing Development

New housing development will be located in sustainable locations in accordance with PPS3: Housing, Regional Planning Guidance and the Joint Structure Plan.  During the Plan period 80% of new development will be located within the urban area of Carlisle, including allocated sites on the edge of the City referred to in Proposal H16.  The remaining 20% will be permitted in the rural area of the District with the focus on the two Key Service Centres of Brampton and Longtown. 

In the remainder of the rural area small-scale development will be located in accordance with Policy DP1 and other policies of this Plan to ensure that:

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

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

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

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

5
appropriate access and parking can be achieved; and

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

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

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

Burgh-by-Sands
Castle Carrock

Cummersdale

Cumwhinton

Dalston


Gilsland

Great Corby

Great Orton


Hallbankgate

Hayton

Heads Nook


Houghton

Irthington

Raughton Head

Rockcliffe



Scotby

Smithfield


Thurstonfield


Warwick Bridge (including Little Corby & Corby Hill)
Wetheral





In the following settlements small-scale infilling (development between an otherwise continuous frontage) will be allowed where this does not conflict with the criteria above and is evidenced by local need to be in that location.  S106 agreements may be used to ensure local occupancy to provide for the identified need.
Blackwell

Cardewlees


Cargo

Carleton

Cotehill


Cumwhitton

Durdar

Faugh



Harker

Hethersgill

How Mill


Lanercost

Laversdale

Low Row


Monkhill 

Moorhouse

Talkin



Todhills 

Walton 

Warwick-on-Eden

Wreay



	Carlisle District Local Plan 2001 - 2016

Housing - Policy H9 - Backland Development
Proposals for housing development, where appropriate, in large back gardens or behind existing housing developments will be acceptable providing that:

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

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

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

4
appropriate access and car parking can be achieved.



	Carlisle District Local Plan 2001 - 2016

Core Development Policies - Policy CP3 - Trees And Hedges On Development Sites

Proposals for new development should provide for the protection and integration of existing trees and hedges.  Where trees and hedges are present, a survey will be required showing the following:

1
the location of existing trees and hedges;

2
the species, age, height and crown spread of each tree;

3
an assessment of the condition of each tree;

4
the location and crown spread of trees on adjacent land which may be affected by the development;

5
existing and proposed changes in ground level.

In order to protect and integrate existing trees and hedges within new development, the City Council will resist proposals which cause unacceptable tree loss, and which do not allow for the successful integration of existing trees identified in the tree survey. 

Layouts will be required to provide adequate spacing between existing trees and buildings, taking into account the existing and future size of the trees, and their impact both above and below ground. 

The City Council will protect existing trees and woodlands where appropriate, by tree preservation orders, and by the use of planning conditions requiring protective fencing around trees to be retained to prevent site works within their crown spread.



	Carlisle District Local Plan 2001 - 2016

Core Development Policies - Policy CP5 - Design 

All new development proposals will be assessed against the following design principles.  Proposals should:

1
Respond to the local context and the form of surrounding buildings in relation to height, scale and massing, and by making use of appropriate materials and detailing;

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

3
Reinforce local architectural features, where appropriate, promoting and respecting local distinctiveness;

4
Ensure all components of the proposal, such as buildings, car parking, access routes, open space and landscaping, are well related to one another to ensure a well integrated, successful and attractive development;

5
Ensure there is no adverse effect on the residential amenity of existing areas, or adjacent land uses, or result in unacceptable standards for future users and occupiers of the development;

6
Ensure the retention and enhancement of existing trees, shrubs, hedges and other wildlife habitats where possible. Where environmental features are lost as a result of the proposal, appropriate mitigation measures should be put in place and on-site replacement of those features will be sought;

7
Include landscaping schemes (both hard and soft) to assist the integration of new development into existing areas and ensure that development on the edge of settlements is fully integrated into its surroundings;

8
Ensure that the necessary services and infrastructure can be incorporated without causing unacceptable harm to retained features;

9
Ensure that the layout and design incorporates adequate space for waste and recycling bin storage and collection.



	Carlisle District Local Plan 2001 - 2016

Core Development Policies - Policy CP6 - Residential Amenity
The amenity of residential areas will be protected from inappropriate development where that development:

1
is for a use inappropriate for residential areas; and/or

2
is of an unacceptable scale; and/or

3
leads to an unacceptable increase in traffic or noise; and/or

4
is visually intrusive.



	Carlisle District Local Plan 2001 - 2016

Core Development Policies - Policy CP12 - Foul And Surface Water Sewerage And Sewage Treatment

Development will not be permitted where inadequate foul and surface water sewerage infrastructure and sewage treatment capacity exists, or where such provision can not be made within the time constraint of the planning permission.



	Carlisle District Local Plan 2001 - 2016

Transport - Policy T1- Parking Guidelines For Development

The level of car parking provision for development will be determined on the basis of the following factors:

1
the Parking Guidelines for Cumbria as updated by additional requirements in PPG 13;

2
the availability of public car parking in the vicinity;

3
the impact of parking provision on the environment of the surrounding area;

4
the likely impact on the surrounding road network; and

5
accessibility by and availability of, other forms of transport.




	Item no: 10
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	09/0130
	 Mrs L J Eplett
	Carlisle

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	23/02/2009
	Jock Gordon
	Denton Holme

	
	
	

	Location:
	
	Grid Reference:

	3 Dowbeck Road, Carlisle, Cumbria, CA2 7BX
	
	339153 555378

	
	
	

	Proposal:
	Erection Of Timber Decking & Handrails To Front & Side Of Dwelling (Revised/Retrospective Application)


Members resolved to defer consideration of the proposal in order to assess the proposed landscaping scheme (which is required by condition) and to await a further report on the application at a future meeting of the Committee.

	Item no: 11
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	09/0046
	 Mr Liam  Moscrop
	Kingmoor

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	26/01/2009
	
	Stanwix Rural

	
	
	

	Location:
	
	Grid Reference:

	Land adjacent to the T junctions north of Edenside, Cargo, Carlisle
	
	336941 559820

	
	
	

	Proposal:
	Erection Of Detached House, Garage, Stables, Indoor Riding Arena And Multi-Purpose Barn (Reserved Matters)


Members resolved to give authority to the Head of Planning and Housing Services to issue approval for the proposal subject to the receipt of satisfactory elevation drawings of the office, tack room and feed store. 

	Item no: 12
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	09/0139
	Mr Carruthers
	Wetheral

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	26/02/2009 08:00:26
	Co-ordinate (Cumbria) Limited
	Wetheral

	
	
	

	Location:
	
	Grid Reference:

	Old School House, Cotehill, Carlisle, CA4 0EA
	
	346882 550185

	
	
	

	Proposal:
	Two Storey Rear Extension To Provide Sun Room On Ground Floor With Bedroom Above & Installation Of New Window To Side Elevation At Ground Floor


Grant Permission 

	1.
	The development shall be begun not later than the expiration of 3 years beginning with the date of the grant of this permission.

Reason:
In accordance with the provisions of Section 91 of the Town and Country Planning Act 1990 ( as amended by Section 51 of the Planning and Compulsory Purchase Act 2004).



	2.
	The materials and finishes to be used in the construction of the proposed development shall be in accordance with the details contained in the submitted application, unless otherwise agreed in writing by the Local Planning Authority.

Reason:
To ensure a satisfactory external appearance for the completed development in accordance with Policy H11 of the Carlisle District Local Plan 2001-2016.




Summary of Reasons for the Decision

The application seeks Full Planning permission approval for an extension to Old School House, Cotehill, Carlisle.  The property occupies a plot within the village, to the rear and attached to Wellspring Christian School and comprises a two storey dwelling that is finished in painted facing render under a slate roof.  The property is located within the village envelope with residential properties to the south and west of the application site.  To the north of the site is the grounds to the village hall.  

The site is bounded to the north by a concrete post and timber fence that measures approximately 1.6 metres in height.  The western boundary comprises of outbuildings belonging to the applicant's property, a timber fence and a brick wall.

It is proposed to extend the dwelling on the north elevation through the construction of a two storey extension.  The footprint and ridge of the structure would be in line with the existing property and would provide a sunroom on the ground floor with a bedroom above.  The extension would be constructed from materials to match those of the existing property. 

The extension would be sited on the north elevation of the building.  The scale and footprint of the proposal would be proportionate and appropriate to the existing property.  The extension would occupy land adjacent to the existing gable of the dwelling and would not therefore detract from the character or appearance of the area.  Furthermore, the extension would be constructed from materials to match the existing building.

The boundary between the application site and the neighbouring properties is of reasonable height and also comprises of some single storey outbuildings.  The main aspect from the proposed windows in the extension will be to the north and east, overlooking the grounds of the village hall and the former school.  

Given the orientation of the dwelling and the proposed extension is relation to the adjacent properties, it is not considered that the occupiers would suffer from an unreasonable loss of daylight or sunlight.  Due to the siting, scale and design of the extension, the development will not adversely affect the living conditions of the occupiers of the neighbouring properties by virtue of unreasonable loss of light, loss of privacy or over-dominance. 

In overall terms, the proposal does not adversely affect the living conditions of adjacent properties by poor design, unreasonable overlooking or unreasonable loss of daylight or sunlight.  The scale and design of the extension to the property is acceptable and in all aspects the proposal is considered to be compliant with the objectives of the relevant Local Plan policy.

Relevant Development Plan Policies

	Carlisle District Local Plan 2001 - 2016

Housing - Policy H11 - Extensions To Existing Residential Premises

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




	Item no: 13
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	09/0074
	 A & S Developments
	Stanwix Rural

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	03/02/2009 08:00:13
	Tsada Building Design Services
	Stanwix Rural

	
	
	

	Location:
	
	Grid Reference:

	Land To The Rear Of 42 The Green, Houghton, Carlisle, CA3 0LA
	
	340926 559183

	
	
	

	Proposal:
	Variation Of Conditions 3 (Landscaping) And 8 (External Stonework) Of Application 08/1091


Grant Permission 

	1.
	The materials to be used shall be in accordance with those details submitted to the Local Planning Authority and discharged under condition 3 of application 06/1115 unless otherwise agreed, in writing, by the Local Planning Authority.  

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



	2.
	The hard surface materials to be used shall be in accordance with those details submitted to the Local Planning Authority and discharged under condition 4 of application 06/1115 unless otherwise agreed, in writing, by the Local Planning Authority.  

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



	3.
	The development hereby approved shall be landscaped in accordance with the details contained on Drawing No. 11/3/2007/IM, received 17th March 2009, prior to the occupation of any part of the development or in accordance with the programme agreed by the Local Planning Authority. Any trees or other plants, which die or are removed within the first five years following the implementation of the landscaping scheme, shall be replaced during the next planting season. 
 
Reason:       To ensure that an acceptable landscaping scheme is prepared and to ensure compliance with Policy CP5 of the Carlisle District Local Plan 2001-2016.


	4.
	The dwellings shall not be occupied until visibility splays providing clear visibility of 2.4 metres by 25 metres metres measured down the centre of the access road and the nearside channel line of the major road have been provided at the junction of the access road with the county highway.  Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 1995 (or any Order revoking and re-enacting that Order) relating to permitted development, no structure, vehicle or object of any kind shall be erected, parked or placed and no trees, bushes or other plants shall be planted or be permitted to grown within the visibility splay which obstruct the visibility splays.  The visibility splays shall be constructed before general development of the site commences so that construction traffic is safeguarded.

Reason:
In the interests of highway safety and to support Local Transport Plan Policies LD7 and LD8. 



	5.
	Prior to the access being brought into use a 2.4 metre x 2.4 metre pedestrian visibility sight splay as measured from the highway boundary, shall be provided on both sides of the vehicular access. There shall be no obstruction above a height of 600mm as measured from the finished surface of the access within the area of the visibility sight splays thereafter. 

Reason:
To provide adequate inter-visibility between the pedestrians and users of the access and the existing public highway in accordance with Local Transport Policies LD7 and LD8. 



	6.
	The dwellings shall not be occupied until the parking, loading, unloading and manoeuvring facilities have been constructed in accordance with Drawing No. 11/3/2007/IJ, received 24th November 2008. The parking, loading, unloading and manoeuvring areas shall be kept available for those purposes at all times and shall not be used for any other purpose.

Reason:
The carrying out of this development without the provision of these facilities during the construction works is likely to lead to inconvenience and danger to road users and to support Local Transport Policies S3, LD7, P10 and LD5. 



	7.
	Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 1995, (or any Order revoking and re-enacting that Order), no additional skylights or dormer windows shall be inserted in any of the roof slopes of the dwellings hereby approved without the permission of the Local Planning Authority.

Reason:
In order to protect the privacy of residents in close proximity to the site and to ensure compliance with Policy CP6 of the Carlisle District Local Plan 2001-2016.



	8.
	Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 1995, (or any Order revoking and re-enacting that Order), the boundary wall between Plot A and the rear of Spring Grove (No.162 Houghton Road) shall be retained in accordance with the approved details, as illustrated on Drawing No. 11/3/2007/IM received 17th March, unless otherwise agreed, in writing, by the Local Planning Authority

 
Reason:       To safeguard the privacy of the occupants of neighbouring properties in accordance with Policies CP6 of the Carlisle District Local Plan 2001-2016.



Summary of Reasons for the Decision

 
This application seeks to vary conditions 3 and 8 of application 08/1091, which relates to the erection of three detached bungalows on land to the rear of No.42 The Green, Houghton. The site is close to the centre of Houghton, and about 25 metres north of the village green. The application site is situated within part of the former garden of No.42, which is a substantial two storey property of traditional construction. Two of the three properties have been built (Plots A and C); however, work is yet to start on the third dwelling. 
 
The surroundings to the application site are wholly residential with the exception of Houghton School located beyond the southern boundary. To the east of the site lie two dormer bungalows that occupy the head of the cul de sac of Beech Grove. To the south lies a bungalow, No. 61 Tribune Drive. To the west lies another bungalow, Spring Grove, and the ‘host’ dwelling, No. 42 The Green. To the north of the application site are a recently constructed two storey dwelling and a bungalow that share the same access road as the three bungalows. Excluding No. 42 The Green, the surrounding properties, which are of modern construction, are predominantly single storey/one and a half storey in height. 
 
In 2006 “Outline” planning permission was granted by the Development Control Committee for the erection of a bungalow and two dormer bungalows. Following the approval of a “Reserved Matters” application the bungalow has been built; however, due to concerns over the current housing market the applicants sought approval to erect three bungalows on the land that had planning permission to be occupied by the two dormer bungalows. This application was approved at the July meeting of the Development Control Committee (Application 08/0422). 
 
Following the above approval work commenced on site and two of the three bungalows were built; however, the dwellings were not built in accordance with the approved plans and, therefore, a revised/retrospective application was submitted. This was approved by the Development Control Committee in December last year (Application 08/1091). In considering the application Officers had raised concerns that the dwelling erected on Plot A overlooked the rear of an adjacent property, known as Spring Grove. In order to mitigate the impact upon the occupiers of Spring Grove the applicant agreed to raise the height of the existing stone wall between these properties. A condition was imposed that required the wall to be increased by 0.45 metres in height prior to the occupation of the dwelling on Plot A (Condition 8). The condition also required that the wall was finished using randomly laid natural stone as shown on the approved drawing. 

The applicant’s had also provided details of the landscaping scheme that they proposed to implement, which was acceptable to the Council. Condition 3 of application 08/1091 required the landscaping works to be carried out in accordance with the submitted detail prior to the occupation of any of the dwellings or in accordance with the programme agreed by the Local Planning Authority. 

Since the approval of the above application the wall has been raised, although the work has not been carried out in accordance with the approved plan. Three trees which were also identified to be retained as part of the landscaping scheme have also been removed. 
 
It is proposed vary the wording of Condition 3 (the proposed landscaping scheme) and Condition 8 (the alterations to the stone wall between Plot A and Spring Grove) to reflect the works that have been carried out on site. 

The alterations to the approved landscaping scheme involve the removal of four semi mature trees to the rear of Spring Grove, which comprise two Silver Birches, a Rowan and a Larch tree. The applicant has said that these trees were removed as they were positioned above the sewer that crosses the site. The applicant does not propose to incorporate any replacement planting for the same reason; however, the remainder of the landscaping scheme would be implemented in accordance with the previously agreed details, which involves planting four Cherry trees along the rear boundary of the three bungalows.

In respect of the alterations to the boundary wall it had been agreed that it would be raised in height by 0.45 metres in randomly laid natural stone in order to match the appearance of the wall below. The applicant has raised the height of the wall by 0.45 metres; however, as opposed to building the wall up in stone, a series of stone pillars have been erected, between which is vertically boarded timber fencing. The pillars that face inward toward the development site complement the appearance of the wall as the stone work is randomly laid. The stone work on the side of the wall, which faces towards the garden of Spring Grove, has also been built using natural stone but instead of being randomly laid it is coursed. The applicant has explained that the neighbour’s side of the wall was built in this fashion, as it enabled the wall to be built from the development site without builders having to enter the garden of Spring Grove, which would avoid any plants being damaged and minimise disturbance.

  
The relevant planning policies against which the application is required to be assessed are Policies CP5, CP6, CP10, H1 and T1 of the Carlisle District Local Plan 2001-2016.
 
The proposals raise the following planning issues:
 
1.   Whether The Variation To The Landscaping Scheme Is Acceptable.
When “Outline” permission was sought in 2006 the City Council's Landscape Architect commented that although the garden of No. 42 was well stocked with trees and shrubs, a number of which are interesting or unusual for this area, the trees were not worthy of statutory protection by means of a Tree Preservation Order. The Landscape Architect stated that the trees that were present were relatively small with very limited public visibility, and, as such, there would not be a significant loss of public amenity if these trees were removed. In respect of this current proposal, which proposing to vary the approved landscaping scheme through the removal of four trees to the rear of Spring Grove, the Council's Landscape Architect has made no observations. 
 
The removal of these trees is unfortunate; however, the trees were not worthy of statutory protection in their own right and their loss does not result in any significant harm to the visual amenity of the wider area. The overall development, which comprises a cul de sac of five properties, is attractively laid out and the additional planting which is still proposed will serve to enhance it further still. The variation to the landscaping scheme is acceptable and the wording of Condition 3 has been amended to reflect the revised drawing that accompanies this current application. 

  
2.   Whether The Alterations To The Boundary Wall Are Acceptable.
The wall has been raised by 0.45 metres and, therefore, it serves its intended purpose in that it safeguards the privacy of the occupiers of Spring Grove. The specific issue to consider is whether the appearance of the wall is acceptable. 

The use of stone pillars and timber fencing is not inappropriate and is acceptable in terms of its general design. The stone pillars that face the development site are finished using randomly laid stone and blend in sympathetically with the original wall below. 

The key issue to consider is whether the use of coursed stone to the opposite side of the wall, which forms the rear boundary of Spring Grove, is appropriate. The stone that has been used is new and, therefore, there is a greater distinction between the old and new stone than would be apparent once the new stone has weathered. Notwithstanding the latter point, there is clearly a distinction between the new wall and the old wall in terms of the way that the stone is laid and the size of the individual blocks. In terms of assessing the visual harm that this causes it should be noted that the coursed stone work can only be seen from the rear gardens of Spring Grove, and to a lesser extent, the neighbouring property, No.160 Houghton Road. 

It is unfortunate that the developer did not apply the same quality of finish that they utilised on the side of the wall that faces the development site; however, once the stone weathers the contrast between the old and the new sections of the wall will become less apparent. On balance, it is the Officers view that the appearance of the wall is not sufficiently poor to warrant refusal of this application. Similarly, it would not be expedient to enforce the removal of the coursed stone and its replacement with randomly laid stone. 

The frustration of the local residents and Ward Councillor regarding the retrospective nature of the application is shared by Officers; however, this is insufficient reason, in its own right, to warrant refusal of an application. It would only be justifiable to refuse the application if the appearance of the wall was of such poor design that it caused significant harm to the living conditions of neighbouring residents or the visual amenity of the wider area. For the reasons detailed in this report this is not the case and it is recommended that the variation to the wording of Condition 8 be agreed. 

 
3.   Other Matters
 
Although it is not pertinent to the decision the applicant’s solicitor, Cartmell Shepherd, has stated that the stone boundary wall between the development site and Spring Grove is in the ownership of the applicant. This information has been supplied in response to a query raised by a local resident.

Another local resident has voiced concern regarding an unauthorised shed that has been erected in the rear garden of Plot A. Commonly such structures do not require planning permission; however, properties only benefit from “permitted development rights” once they have been occupied. The applicant has been advised of this and is aware that the shed should either be removed or an application submitted for its retention. This is being dealt with as a separate matter and this issue should not prejudice the determination of this application.

 
In overall terms, the details that have been supplied to vary Conditions 3 and 8 are acceptable. Neither the alterations to the landscaping scheme or the boundary wall detract from the character of the area or the living conditions of neighbouring residents. In all aspects the proposals are compliant with the objectives of the relevant Local Plan policies.
Relevant Development Plan Policies

	Carlisle District Local Plan 2001 - 2016

Core Development Policies - Policy CP5 - Design 

All new development proposals will be assessed against the following design principles.  Proposals should:

1
Respond to the local context and the form of surrounding buildings in relation to height, scale and massing, and by making use of appropriate materials and detailing;

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

3
Reinforce local architectural features, where appropriate, promoting and respecting local distinctiveness;

4
Ensure all components of the proposal, such as buildings, car parking, access routes, open space and landscaping, are well related to one another to ensure a well integrated, successful and attractive development;

5
Ensure there is no adverse effect on the residential amenity of existing areas, or adjacent land uses, or result in unacceptable standards for future users and occupiers of the development;

6
Ensure the retention and enhancement of existing trees, shrubs, hedges and other wildlife habitats where possible. Where environmental features are lost as a result of the proposal, appropriate mitigation measures should be put in place and on-site replacement of those features will be sought;

7
Include landscaping schemes (both hard and soft) to assist the integration of new development into existing areas and ensure that development on the edge of settlements is fully integrated into its surroundings;

8
Ensure that the necessary services and infrastructure can be incorporated without causing unacceptable harm to retained features;

9
Ensure that the layout and design incorporates adequate space for waste and recycling bin storage and collection.



	Carlisle District Local Plan 2001 - 2016

Core Development Policies - Policy CP6 - Residential Amenity
The amenity of residential areas will be protected from inappropriate development where that development:

1
is for a use inappropriate for residential areas; and/or

2
is of an unacceptable scale; and/or

3
leads to an unacceptable increase in traffic or noise; and/or

4
is visually intrusive.



	Carlisle District Local Plan 2001 - 2016

Core Development Policies - Policy CP10 - Sustainable Drainage Systems

Sustainable drainage systems (SUDS) should be incorporated into development proposals when the following conditions apply:

1
The development will generate an increase in surface water run-off; and

2
The rate of surface water run-off is likely to create or exacerbate flooding problems

Where SUDS are incorporated the following details shall be provided:

1
The type of SUDS; and

2
Hydraulic design details/calculations; and

3
Pollution prevention and water quality treatment measures together with details of pollutant removal capacity; and

4
Operation, maintenance and adoption details (SUDS structures will not be adopted by the statutory sewerage undertaker unless maintenance and legal agreements are in place).



	Carlisle District Local Plan 2001 - 2016

Housing - Policy H1 - Location Of New Housing Development

New housing development will be located in sustainable locations in accordance with PPS3: Housing, Regional Planning Guidance and the Joint Structure Plan.  During the Plan period 80% of new development will be located within the urban area of Carlisle, including allocated sites on the edge of the City referred to in Proposal H16.  The remaining 20% will be permitted in the rural area of the District with the focus on the two Key Service Centres of Brampton and Longtown. 

In the remainder of the rural area small-scale development will be located in accordance with Policy DP1 and other policies of this Plan to ensure that:

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

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

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

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

5
appropriate access and parking can be achieved; and

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

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

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

Burgh-by-Sands
Castle Carrock

Cummersdale

Cumwhinton

Dalston


Gilsland

Great Corby

Great Orton


Hallbankgate

Hayton

Heads Nook


Houghton

Irthington

Raughton Head

Rockcliffe



Scotby

Smithfield


Thurstonfield


Warwick Bridge (including Little Corby & Corby Hill)
Wetheral





In the following settlements small-scale infilling (development between an otherwise continuous frontage) will be allowed where this does not conflict with the criteria above and is evidenced by local need to be in that location.  S106 agreements may be used to ensure local occupancy to provide for the identified need.
Blackwell

Cardewlees


Cargo

Carleton

Cotehill


Cumwhitton

Durdar

Faugh



Harker

Hethersgill

How Mill


Lanercost

Laversdale

Low Row


Monkhill 

Moorhouse

Talkin



Todhills 

Walton 

Warwick-on-Eden

Wreay



	Carlisle District Local Plan 2001 - 2016

Transport - Policy T1- Parking Guidelines For Development

The level of car parking provision for development will be determined on the basis of the following factors:

1
the Parking Guidelines for Cumbria as updated by additional requirements in PPG 13;

2
the availability of public car parking in the vicinity;

3
the impact of parking provision on the environment of the surrounding area;

4
the likely impact on the surrounding road network; and

5
accessibility by and availability of, other forms of transport.




	Item no: 14
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	09/9009
	 Cumbria County Council
	Carlisle

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	13/02/2009
	Cumbria County Council
	Harraby

	
	
	

	Location:
	
	Grid Reference:

	Richard Rose Academy, Edgehill Road, Carlisle CA1 3SL
	
	342799 554345

	
	
	

	Proposal:
	Extension of Existing Temporary Modular Classroom Buildings to Provide Additional Teaching Space and Ancillary Accommodation including Associated Relocation of Cycle Storage


	Decision:
	City Council Observation -  Raise No Objection
	Date:
	05/03/2009


	Decision of:
	Cumbria County Council


	Decision Type:
	Grant Permission
	Date:
	16/03/2009


	Item no: 15
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	08/9032
	 Cumbria County Council
	Carlisle

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	16/12/2008
	Mrs Maggie Mason
	St Aidans

	
	
	

	Location:
	
	Grid Reference:

	Richard Rose Central Academy, Lismore Place, Carlisle, CA1 1LY
	
	340896 556020

	
	
	

	Proposal:
	Erection Of New 11,500sqm, 3 Storey Academy Building For 1,500 Students With New Vehicular And Pedestrian Access And Service Area With Associated Landscaping


	Decision:
	City Council Observation -  Raise Objection(s)
	Date:
	02/02/2009


	Decision of:
	Cumbria County Council


	Decision Type:
	Grant Permission
	Date:
	19/02/2009


	Item no: 16
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	08/9035
	 United Utilities
	Carlisle

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	19/12/2008
	Cumbria County Council
	Castle

	
	
	

	Location:
	
	Grid Reference:

	Land Off Catholic Lane, Catholic Lane, Carlisle, Cumbria
	
	340684 556255

	
	
	

	Proposal:
	Proposed New Outfall


	Decision:
	City Council Observation -  Observations
	Date:
	31/12/2008


	Decision of:
	Cumbria County Council


	Decision Type:
	Grant Permission
	Date:
	16/03/2009


	Item no: 17
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	08/0557
	Mr Peter Cuthbert
	Carlisle

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	28/05/2008
	MWE Architects
	Denton Holme

	
	
	

	Location:
	
	Grid Reference:

	Atlas Works, Nelson Street, Carlisle, Cumbria, CA2 5NB
	
	339637 555154

	
	
	

	Proposal:
	Conversion Of Part Of Former Mill Building To Create 12no. Apartments And 1no. Commercial Unit With Undercroft Parking (revised application)


	Decision:
	Refuse  Permission
	Date:
	22/08/2008


	Decision of:
	Planning Inspectorate


	Decision Type:
	Appeal Allowed with Conditions
	Date:
	18/03/2009


	Item no: 18
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	08/0606
	 Story Homes
	Carlisle

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	12/06/2008 17:30:04
	
	Castle

	
	
	

	Location:
	
	Grid Reference:

	Our Lady and St Joseph's Church, Warwick Square, CA1 1NG
	
	340623 555851

	
	
	

	Proposal:
	Erection Of A Directional Sales Board For The Adjoining Hanson Place Development


	Decision:
	Refuse  Permission
	Date:
	08/08/2008


	Decision of:
	Planning Inspectorate


	Decision Type:
	Appeal Dismissed
	Date:
	11/03/2009


	Item no: 19
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	09/9006
	 Brampton Skip Hire Ltd
	Brampton

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	28/01/2009
	Cumbria County Council
	Brampton

	
	
	

	Location:
	
	Grid Reference:

	Warren House Farm, Brampton, Cumbria, CA8 2HY
	
	354036 561373

	
	
	

	Proposal:
	Renewal Of Temporary Planning Permission  For Continued Use Of Waste Transfer Station/Recycling Facility For A Further 12 Months Until A New Site In Carlisle Is Completed


	Decision:
	City Council Observation -  Observations
	Date:
	02/03/2009


	Decision of:
	Cumbria County Council


	Decision Type:
	Grant Permission
	Date:
	19/03/2009


	Item no: 20
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	08/9028
	 OnSide North West in conjuction with Cumbria County Council
	Carlisle

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	30/10/2008
	Cumbria County Council
	St Aidans

	
	
	

	Location:
	
	Grid Reference:

	Richard Rose Academy, Parking Area To East Of Sports Hall, Victoria Place, Carlisle, CA1 1LY
	
	340931 556069

	
	
	

	Proposal:
	New Building To Accommodate Leisure, Education And Sporting Facilities For Children And Young People


	Decision:
	City Council Observation -  Observations
	Date:
	


	Decision of:
	Cumbria County Council


	Decision Type:
	Grant Permission
	Date:
	18/02/2009


	Item no: 21
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	09/9002
	 North West Recycling Ltd
	Rockcliffe

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	15/01/2009
	Cumbria County Council
	Longtown & Rockcliffe

	
	
	

	Location:
	
	Grid Reference:

	Unit A, Rockcliffe Estate, Kingmoor Park, Carlisle, CA6 4RW
	
	336412 560783

	
	
	

	Proposal:
	Change Of Use From An Industrial Building (for B8 Use) To The Development And Operation Of Materials Recycling Facility To Enable The Sorting And Recycling Of Waste Materials


	Decision:
	City Council Observation -  Observations
	Date:
	03/02/2009


	Decision of:
	Cumbria County Council


	Decision Type:
	Grant Permission
	Date:
	19/03/2009


	Item no: 22
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	09/9003
	 Cumbria County Council
	Carlisle

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	15/01/2009
	Cumbria County Council
	Castle

	
	
	

	Location:
	
	Grid Reference:

	Trinity School, Strand Road, Carlisle, CA1 1JB
	
	340556 556254

	
	
	

	Proposal:
	Proposed Redevelopment At Trinity School To Include Partial Demolition, New 2 Storey Extensions And Associated Access, Parking And Landscaping


	Decision:
	City Council Observation -  Observations
	Date:
	12/02/2009


	Decision of:
	Cumbria County Council


	Decision Type:
	Grant Permission
	Date:
	19/03/2009


	Item no: 23
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	08/0841
	Mrs Jane Turnbull
	St Cuthberts Without

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	15/08/2008
	
	Dalston

	
	
	

	Location:
	
	Grid Reference:

	Wreay Syke Cottage, Wreay, Carlisle, Cumbria, CA4 0RL
	
	343550 549170

	
	
	

	Proposal:
	Erection Of Dwelling For Local Occupancy (Outline) (Re-Submission)


Members will recall at Committee meeting held on 14th November 2008 that authority was given to the Head of Planning and Housing Services to issue approval subject to the applicant entering into a Section 106 agreement to ensure that the property remains as affordable accommodation for local needs in perpetuity.  The Section 106 agreement has been completed and approval was issued on 24th March 2009.

Granted Subject to Legal Agreement 

	1.
	In case of any "Reserved Matter" application for approval shall be made not later than the expiration of 1 year beginning with the date of this permission, and the development shall be begun not later than whichever is the later of the following dates:

i)
The expiration of 3 years from the date of the grant of this permission, or

ii)
The expiration of 2 years from the final approval of the reserved matters, or, in the case of approval on different dates, the final approval of the last such matter to be approved.

Reason:
In accordance with the provisions of Section 92 of the Town and Country Planning Act 1990. (as amended by The Planning and Compulsory Purchase Act 2004).



	2.
	Before any work is commenced, details of the layout, scale, appearance, access and landscaping of the site (hereinafter called "reserved matters") shall be submitted to and approved by the local planning authority.

Reason:
The application was submitted as an outline application in accordance with the provisions of Article 3 of the Town and Country Planning (General Development Procedure) Order 1995.



	3.
	The dwelling shall be in the form of a single or one and a half storey construction only. 

Reason: 
In the interests of preserving the character of the area and to accord with  Policies CP1, CP5 and H1 of the Carlisle District Local Plan (2001 - 2016) ( adopted 9/9/2008).



	4.
	No development approved by this permission shall be commenced until a scheme for the conveyance of foul drainage to  private treatment plant has been submitted to and approved in writing by the Local Planning Authority.  No part of the development shall be brought into use until such treatment plant has been constructed and completed in accordance with the approved plans.

Reason:
To prevent pollution of the water environment in accordance with the objectives of Policy CP12 of the Carlisle District Local Plan (2001 - 2016) ( adopted 9/9/2008)



	5.
	No development shall commence until visibility splays providing clear visibility of 2.4 metres by 160  metres to both sides of the access, measured down the centre of the exit road and the nearside channel line of the trunk road have been provided at the junction of the access road with the county highway.  Notwithstanding the provision of the Town and Country Planning (General Permitted Development) Order 1995 (or any Order revoking and re-enacting that Order) relating to permitted development, no structure, vehicle or object of any kind shall be erected, parked or placed and no trees, bushes or other plants shall be planted or be permitted to grow within the visibility splay which obstruct the visibility splays. The visibility splays shall be constructed before general development of the site commences so that construction traffic is safeguarded.

Reason:
In the interests of highway safety and to support Local Transport Plan Policies LD7 and LD8.



	6.
	No development shall commence until detailed drawings showing the development and means of access thereto have been submitted to the local planning authority for approval.  Any such approved means of access shall be completed in accordance with the approved details before the development is occupied.

Details showing the provision within the site for the parking, turning and loading and unloading of vehicles and for vehicles to enter and leave the site in a forward direction, shall be submitted to the local planning authority for approval.  The development shall not be brought into use until any such details have been approved and the parking, loading, unloading and manoeuvring areas facilities constructed. The approved parking, loading and unloading and manoeuvring facilities shall be kept available for those purposes at all times and shall not be used for any other purpose.

Reason:
To ensure that all vehicles can be properly and safely accommodated clear of the highway and to support Local Transport policies LD7 and LD8



	7.
	Details showing the provision within the site for the parking, turning and loading and unloading of vehicles and for vehicles to enter and leave the site in a forward direction, shall be submitted to the local planning authority for approval.  The development shall not be brought into use until any such details have been approved and the parking, loading, unloading and manoeuvring areas shall be kept available for those purposes at all times and shall not be used for any other purpose.

Reason:
To ensure that all vehicles can be properly and safely accommodated clear of the highway in accord with Policy T7 and H2 of the Carlisle District Local Plan.




Summary of Reasons for the Decision

This is an application for outline planning permission with all matters reserved for a new dwelling for local occupancy on land to the north of Wreay Syke Cottage on the east side of the unclassified road linking Wreay with Carlisle.

The site measures approximately 2500 square metres  and the indicative position of the house is shown in a demarcated area extending to 770 square metres adjacent to the northern boundary, set back 10 metres from the road measures and served by the existing field access.  The following scale parameters for the house are shown:

1. height 7-9 metres

2. width 10-12 metres

3. length 11-13 metres.

The house footprint size could range between 121 square metres and 156 square metres with a maximum height of 9 metres.

In consideration of this application Policies DP1, CP1, CP4, CP5, CP12, H1 and H5 of the  Carlisle District Local Plan (2001 - 2016) ( adopted 9/9/2008)  are relevant.

Wreay is identified in the Revised Redeposit Draft (2001-2016) (as amended by the Inspector in April 2008)  as a settlement where small scale infilling (development between an otherwise continuous frontage) will be allowed where there is evidence of a local need. The key issues in relation to this application are whether (1) there is evidence of a local need to be in this location and (2) the site meets the Local Plan criteria.

(1) With regard to local need, Local Plans Section have produced a draft Supplementary Planning Document (SPD) on Planning Obligations which includes the proposed criteria against which evidence supporting local needs housing will be assessed. The draft recommendations have been approved by Council for public consultation and it is therefore considered appropriate to use the draft proposals to assess this application.

The proposed criteria are as follows:

· existing residents who need separate accommodation in the locality;

· people who need to live in proximity to the key local services they provide;

· people who have long standing  links with the local community such as the elderly, who need to be close to relatives;

· people who have accepted a job offer in the locality.

The applicant has stated in her letter of support that her need is based on longstanding links to the area, and the requirement for separate accommodation for her and her family who are currently living with her sister and her family which is no longer considered to be an acceptable arrangement. The draft SPD states that 'long standing links' relates to people who currently live in the area but are no longer adequately housed as well as people who have lived in the Parish for most of their life (e.g. over half of their lifetime or for a continuous period of 10 or more years). From the supporting information submitted it would appear that the applicant would meet both these definitions of long standing links to the area. Based on this information the applicant would appear to meet the criteria for demonstrating local need.

(2) With regard to the need for the dwelling to be satisfied on this particular site and the extent to which it relates to the objectives of the Local Plan and the issues raised by the Parish Council:

1.  the applicant has no longer any ownership interest in the site for which there is an extant planning permission within the curtilage of the adjacent Wreay Syke Cottage  (06/808)

2. there is no village boundary for rural settlements ( other than for Local service Centres) 

3. the applicant has advised that foul drainage will be disposed of by a septic tank/ private treatment plant within the grounds of the property. Surface water will be disposed of via a soakaway. A condition can be attached to ensure that details are submitted of the method of treatment and disposal.

4.  as the application site is not strictly infill as defined in the adopted Local Plan, it is considered that the application should be assessed against the criteria for the location of new housing development as set out in Policy H1 and the sustainability objectives of the Local Plan

Considering the proposal against these criteria and the sustainability objectives:

(1) the site of house includes land currently occupied by a nissen hut ( 80 square metres) and open storage of building equipment ( including scaffolding).The remainder of the site (approximately 1700 square metres) is part of a field. Although the site lacks any significant natural screening ( there are mainly fences on the northern and western boundaries and no enclosure on the east) it is considered that there is sufficient land within the applicant`s ownership to achieve a landscaping scheme which would integrate a house of appropriate scale and design into the landscape

(2)  the applicant has indicated a range of possible house dimensions ( including  a ridge height of up to 9m). Given the location on the edge of the village and the character of the nearest houses it is considered that the house should not exceed one and a half storeys. This requirement is covered by a condition.

(3) although outwith the main concentration of development within Wreay, the proposed development lies immediately north of Wreay Syke Cottage and opposite is a single storey cottage ( Wreaysike Fold). Approximately 60 metres to the north, on the opposite side of the road, is another cottage ( Candlemas)

(4) the application is supported by the occupier of the only immediately adjacent property (Wreaysike) and the indicative siting of the proposed house is approximately 22 metres from that property. The nearest property to the south is 60 metres distant. It is not therefore considered that the proposed development will adversely affect the amenity of neighbouring property

(5) subject to a condition being attached with regard to sightlines, and the provision within the site for the parking, turning and loading/unloading of vehicles, County Highways have no objection to the proposal

(6) the best quality agricultural land is defined as Grades 1. 2 and 3a. The land at Wreay is Grade classified generally as Grade 3 but is not subdivided . It is considered that the loss of approximately 0.17 ha of this grade of land, from a field which does not form part of an agricultural holding, is not a significant issue.

As the applicant is currently resident in a property adjoining the site, it is not considered that there will any significant change to the amount of travel by car. 

In conclusion therefore:

1. there is evidence of a general local housing need in the rural area of Carlisle (and in this specific case, local need in Wreay) and the applicant is prepared to enter into a Section 106 Agreement to ensure that the house will remain available in perpetuity as 'affordable housing' to  satisfy local need, 

2.  while the proposed development is not on an ' infill site' and is outwith the main concentration of buildings in Wreay, the development will result in the removal of a non-conforming use and a non-traditional building and there are existing dwellings  immediately to the south, and on the opposite side of the road 

3. it is considered that, with appropriate conditions with regard to the form of development and landscaping, the proposal would not result in such significant harm to the character of the landscape or existing settlement as to warrant refusal of the application.

On balance therefore it is considered that the reasons for refusal of the previous application have been addressed and the principle of residential development of the site is acceptable.  Approval is subject to the applicant entering into a Section 106 Agreement and to appropriate conditions.

Relevant Development Plan Policies

	Carlisle District Local Plan 2001 - 2016 

Core Development Policies - Policy CP1 - Landscape Character

Proposals for development in the rural area must seek to conserve and enhance the special features and diversity of the different landscape character areas.  Development will be considered appropriate to the character of the landscape provided the proposal has regard to and conserves:

the landform and natural patterns of drainage;

· the pattern of trees and woodland;

· the habitats of species of importance for wildlife;

· the pattern and composition of field boundaries;

· the pattern of historic landscape features;

· the pattern and distribution of settlements



	Carlisle District Local Plan 2001 - 2016

Housing - Policy H1 - Location Of New Housing Development

New housing development will be located in sustainable locations in accordance with PPS3: Housing, Regional Planning Guidance and the Joint Structure Plan.  During the Plan period 80% of new development will be located within the urban area of Carlisle, including allocated sites on the edge of the City referred to in Proposal H16.  The remaining 20% will be permitted in the rural area of the District with the focus on the two Key Service Centres of Brampton and Longtown. 

In the remainder of the rural area small-scale development will be located in accordance with Policy DP1 and other policies of this Plan to ensure that:

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

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

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

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

5
appropriate access and parking can be achieved; and

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

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

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

Burgh-by-Sands
Castle Carrock

Cummersdale

Cumwhinton

Dalston


Gilsland

Great Corby

Great Orton


Hallbankgate

Hayton

Heads Nook


Houghton

Irthington

Raughton Head

Rockcliffe



Scotby

Smithfield


Thurstonfield


Warwick Bridge (including Little Corby & Corby Hill)
Wetheral





In the following settlements small-scale infilling (development between an otherwise continuous frontage) will be allowed where this does not conflict with the criteria above and is evidenced by local need to be in that location.  S106 agreements may be used to ensure local occupancy to provide for the identified need.
Blackwell

Cardewlees


Cargo

Carleton

Cotehill


Cumwhitton

Durdar

Faugh



Harker

Hethersgill

How Mill


Lanercost

Laversdale

Low Row


Monkhill 

Moorhouse

Talkin



Todhills 

Walton 

Warwick-on-Eden

Wreay



	Carlisle District Local Plan 2001 - 2016 

Core Development Policies - Policy CP1 - Landscape Character

Proposals for development in the rural area must seek to conserve and enhance the special features and diversity of the different landscape character areas.  Development will be considered appropriate to the character of the landscape provided the proposal has regard to and conserves:

the landform and natural patterns of drainage;

· the pattern of trees and woodland;

· the habitats of species of importance for wildlife;

· the pattern and composition of field boundaries;

· the pattern of historic landscape features;

· the pattern and distribution of settlements



	Carlisle District Local Plan 2001 - 2016

Core Development Policies - Policy CP4 - Agricultural Land

Permission will not be given for development where it would lead to the loss of the best and most versatile agricultural land, unless:

1
there is an overriding need for the development; and

2
there is insufficient land of a lower grade available; or

3
available lower grade land has a statutory landscape, wildlife, historic or archaeological designation.



	Carlisle District Local Plan 2001 - 2016

Core Development Policies - Policy CP5 - Design 

All new development proposals will be assessed against the following design principles.  Proposals should:

1
Respond to the local context and the form of surrounding buildings in relation to height, scale and massing, and by making use of appropriate materials and detailing;

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

3
Reinforce local architectural features, where appropriate, promoting and respecting local distinctiveness;

4
Ensure all components of the proposal, such as buildings, car parking, access routes, open space and landscaping, are well related to one another to ensure a well integrated, successful and attractive development;

5
Ensure there is no adverse effect on the residential amenity of existing areas, or adjacent land uses, or result in unacceptable standards for future users and occupiers of the development;

6
Ensure the retention and enhancement of existing trees, shrubs, hedges and other wildlife habitats where possible. Where environmental features are lost as a result of the proposal, appropriate mitigation measures should be put in place and on-site replacement of those features will be sought;

7
Include landscaping schemes (both hard and soft) to assist the integration of new development into existing areas and ensure that development on the edge of settlements is fully integrated into its surroundings;

8
Ensure that the necessary services and infrastructure can be incorporated without causing unacceptable harm to retained features;

9
Ensure that the layout and design incorporates adequate space for waste and recycling bin storage and collection.



	Carlisle District Local Plan 2001 - 2016

Core Development Policies - Policy CP12 - Foul And Surface Water Sewerage And Sewage Treatment

Development will not be permitted where inadequate foul and surface water sewerage infrastructure and sewage treatment capacity exists, or where such provision can not be made within the time constraint of the planning permission.



	Carlisle District Local Plan 2001 - 2016

Housing - Policy H5 - Affordable Housing

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

All allocated housing sites and windfall sites of 10 or more dwellings in the urban area will be expected to make a contribution of 30% of units on-site towards affordable housing.  Only in exceptional circumstances will the Council consider off-site contributions or a financial contribution in lieu of on-site provision. 

In the rural area the contribution to affordable housing will be:

1
25% of housing on large sites (over 0.8ha or 25 dwellings)

2
20% of housing on medium sites (over 0.3ha or 10 dwellings)

3
10% of housing on small sites (over 0.1ha or 3 units)

The proportion of affordable housing sought will only be varied if this can be justified on a robust, evidence based, assessment of the economic viability of the site.  Where intermediate affordable housing is to be provided at a discounted market value a discount of 25-30% will be sought and the discounted sale will be required to be in perpetuity.



	Item no: 24
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	08/1052
	 Stobart Air Ltd
	Irthington

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	14/10/2008
	Scott Wilson Ltd
	Stanwix Rural

	
	
	

	Location:
	
	Grid Reference:

	Carlisle Lake District Airport, Carlisle, Cumbria, CA6 4NW
	
	348000 561000

	
	
	

	Proposal:
	Erection Of A Freight Storage And Distribution Facility Including Chilled Cross Dock Facility (Use Class B8) With Associated Offices (Use Class B1), Gatehouse/Office/ Canteen/Staff Welfare Facilities, Landscaping, New Vehicular Access, Car And Lorry Parking And Other Infrastructure Works.


Members will recall at Committee meeting held on 19th December 2008 that authority was given to the Head of Planning and Housing Services to issue approval subject to the completion of a Section 106 Agreement which is intended to cover the following matters:

A specification and programme for the implementation of the upgrade to the main runway (07-25) to achieve a PCN value that will facilitate restoration of commercial passenger services and has a life of about 20 years;

· The programme for the provision of passenger terminal facilities commensurate with a small regional airport, allowing for all essential requirements for check-in, arrival/ departure, baggage handling, security, and general administration and the requirement that the Terminal will remain open for not less than 10 years provided it is commercially viable to do so;

· Provision for the replacement of the habitat lost to the development (11.85 hectares of grassland);

· Provision of measures to address potential noise disturbance caused by the projected increase in HGV movements to properties 100m on either side of the route from the site entrance to J44 at Kingstown;

· Provision of public transport services to the site during core business hours, coupled with a shuttle/transfer service that the applicants will also provide; and 

· Provision of a Noise Management Plan.

The Section 106 Agreement has been completed and signed and the approval issued on 12th March 2009.

Granted Subject to Legal Agreement 

	1.
	Time Limits
The development shall be begun not later than the expiration of 3 years beginning with the date of the grant of this permission.

Reason:
In accordance with the provisions of Section 91 of the Town and Country Planning Act 1990 ( as amended by Section 51 of the Planning and Compulsory Purchase Act 2004).



	2.
	Highways
No construction operations on the new access from the A689 shall begin until full details (including a safety audit) of the proposed roundabout junction and associated internal junction and access routes have been submitted to, and approved in writing by, the Local Planning Authority.  The proposed access junction with the A689, and any associated internal junction and access routes, shall be completed in accordance with the approved details prior to the occupation of the proposed development.

Reason:
To ensure that the highway network can accommodate the traffic associated with the development and to support Local Transport Plan Policies LD5, LD7 and LD8. 



	3.
	No construction of the carriageways, footways and footpaths to be provided within the site shall begin until full details of their specification, and a programme for their implementation, have been submitted to, and approved in writing by, the Local Planning Authority.  The construction of the carriageways, footways, and footpaths within the site shall be completed in accordance with the approved details.

Reason:
To ensure a minimum standard of construction in the interests of highway safety and to support Local Transport Plan Policies LD5, LD7 and LD8.



	4.
	The development shall not be occupied until car and cycle parking facilities for use by staff and visitors of the development have been completed and are available for use in accordance with details previously submitted to, and approved in writing by, the Local Planning Authority.  All such parking facilities shall be kept available for such use at all times and shall not be used for any other purpose, unless otherwise approved in writing by the Local Planning Authority.

Reason:
To ensure that vehicles can be properly and safely accommodated clear of the highway and to support Local Transport Plan Policies LD7 and LD8.



	5.
	Archaeology
No works to construct the proposed fencing which will run in a north-westerly to south-easterly direction along the north-eastern boundary of the proposed development shall commence until implementation of an archaeological watching brief has been secured in relation to the land on which the fencing will be constructed.  The fencing shall subsequently be constructed in accordance with a written scheme of investigation which has been previously approved in writing by the Local Planning Authority.  

Reason:
To (1) afford reasonable opportunity for an examination to be made to determine the existence of any remains of archaeological interest within the site and for the preservation, examination or recording of such remains; and (2) avoid the risk of damage to unrecorded archaeological features or remains.



	6.
	Landscaping
Unless otherwise approved in writing by the Local Planning Authority, notwithstanding the details shown on drawings numbered D121812/LA/001 and D121812/LA/002, the development shall not begin until a detailed landscaping and screening scheme for the immediate perimeter area adjacent to the proposed new freight and distribution facility and its associated car, coach and lorry parking and servicing areas, loading/unloading and fuelling yards has been submitted to, and approved in writing by, the Local Planning Authority.  The scheme shall specify the proposed planting heights and densities of all species and for substantial screen planting and/or earth moulding to be undertaken adjacent to the north eastern gable of the proposed freight and distribution facility.  That part of the approved landscaping scheme shall be carried out in accordance with the approved details, prior to the occupation of the freight and distribution facility.

Reason:
To ensure that an appropriate and effective landscaping scheme is prepared and to ensure compliance with Policy CP5 of the Carlisle District Local Plan 2001-2016 Revised Redeposit Draft. 



	7.
	The landscaping scheme, with the exception of the landscaping works associated with the immediate perimeter of the freight distribution facility and its associated offices, shall otherwise be carried out in accordance with the approved details during the first available planting season following the completion of each stage of construction operations and shall be maintained thereafter. Any trees or plants which within a period of 5 years from the completion of the development die, are removed or become seriously damaged or diseased shall be replaced in the next planting season with others of similar size and species, unless the Local Planning Authority gives written consent to any variation.

Reason:
To ensure an appropriate and effective landscaping scheme is implemented and that it fulfils the objectives of Policy CP5 of the Carlisle District Local Plan 2001-2016.



	8.
	Construction
The development shall not begin until a plan, which shall reserve adequate land within the site for the parking of vehicles engaged in construction operations associated with the development and shall show the intended means of vehicular access to the development, has been submitted to and approved in writing by the Local Planning Authority.  The land so identified shall be used, or kept available, for these purposes at all times until completion of the construction works associated with the development unless otherwise approved in writing by the Local Planning Authority.  The proposed means of access shall be retained for the duration of the construction works unless it is replaced following the formation and the bringing into use of a main site access from the proposed new roundabout junction with the A689.

Reason:
To protect the environment and prevent statutory nuisance.



	9.
	The development shall not begin until a construction site management plan has been submitted to, and approved in writing by, the Local Planning Authority.  The plan shall include:-

(a)
the proposed date and sequence of works/construction phases; 

(b)
details of proposed normal working hours and intended start up and close down times;

(c)
an outline of any work which may require construction outside of normal working hours (per (b) above) together with any control that will be applied to mitigate against nuisance and complaints;

(d)
details of measures to control noise emissions;

(e)
the location of any proposed compounds and access points, routes for construction vehicles, equipment and plant during construction;

(f)
details of equipment and plant to be used (including type, make and expected number);

(g)
the identification of any sensitive receptors (such as trees, watercourses, local residents and commercial businesses) which are likely to be affected by the works;

(h)
the proposed method of delivery/removal of materials and plant;

(i)
procedures (for all persons engaged in construction of the development) for dealing with major incidents, unexpected occurrences or finds during construction particularly related to air quality (such as dust), ground quality (contamination issues), noise and vibration, light nuisance and water resources;

(j)
procedures for handling external communication, liaison and complaints;

(k)
measures to minimise siltation of the River Eden SAC during construction;

(l)
measures to prevent chemical pollution of the River Eden SAC during construction;

(m)
details of proposed wheel cleaning facilities for construction vehicles, and measures to remove any material that is deposited within the site by such vehicles;

(n)
measures to be undertaken to prevent contamination of the River Eden SAC through surface water drainage during construction and operation;

(o)
measures to be undertaken to prevent contamination of the River Eden SAC in the event of a pollution event/spillage during construction;

(p)
measures to be undertaken to minimise risk of toxic pollutants arising from contaminated ground being transferred to the River Eden SAC via surface and/or ground water during construction and operational phases; and

(q)
measures to minimise disturbance of the River Eden SAC and SSI by way of noise, vibration and lighting during construction and operation.

The development shall not be constructed other than in accordance with the approved construction site management plan unless otherwise approved in writing by the Local Planning Authority.  

Reason:
To protect the environment and prevent statutory nuisance. 



	10.
	Any vehicle travelling to and from the development, during its construction, which are carrying material which has the potential to give rise to dust shall be covered in such a manner so as to minimise the emission of dust during transit. 

Reason:
To protect the environment and prevent dust nuisance.



	11.
	Any material which is stored on site, during construction of the development, and has the potential to give rise to dust shall be stored away from the site boundary, and any moulds of materials shall be profiled in order to minimise dust.

Reason:
To protect the environment and prevent statutory nuisance. 



	12.
	Detailed Design
No works of construction of any building hereby permitted shall begin until detailed plans, elevations and sections of that building (and any associated circulation area), together with a schedule and sample of finishes to be used on its external elevations, have been submitted to and approved in writing by the Local Planning Authority.  The submitted details shall include any proposals intended to be employed to secure articulation of the principal facades, the intended site and finished floor levels to identify its physical relationship with the existing ground levels, any measures to be incorporated to secure high levels of energy conservation, and the intended use of appropriate materials and colour to assimilate the form and scale of the building within its rural setting.  The development shall not be carried out otherwise than in accordance with the approved details.

Reason:
To accord with the advice contained within Planning Policy Statement 12, and comply with Policy CP5 of the Carlisle District Local Plan 2001-2016. 



	13.
	Prior to occupation of any building hereby permitted detailed plans and particulars of the proposed surface treatment, drainage, marking out and lighting of all access routes to, from and within the car and HGV parking areas serving that building shall have been submitted to, and approved in writing by, the Local Planning Authority.  No building hereby permitted shall be occupied until the access routes serving that building have been constructed in accordance with the approved details. 

Reason:
To ensure an appropriate and acceptable quality of development.



	14.
	Works to erect the proposed fencing to the site perimeter and between “airside” and “landside” shall not commence until details of the visual appearance of the fencing have been submitted to, and approved in writing by, the Local Planning Authority.  The fencing shall be erected in accordance with the approved details prior to occupation of any building hereby permitted unless otherwise approved in writing by the Local Planning Authority. 

Reason:
To ensure the appearance of the fencing is visually acceptable in this rural location.



	15.
	Unless otherwise approved in writing by the Local Planning Authority, no works of construction of any building hereby permitted shall begin until detailed plans of all proposed external plant and machinery (including the proposed Chiller Units, electrical substations, LPG store and sprinkler tank) to service and/or associated with that building have been submitted to, and approved in writing by, the Local Planning Authority.  The submitted particulars shall include details of noise control measures.  No building shall be constructed otherwise than in accordance with the approved details. 

Reason:
To ensure the details are acceptable and will, in operational use, result in no adverse impact in terms of noise or nuisance. 



	16.
	Noise
The development shall not be occupied until a service/haulage yard management plan has been submitted to, and approved in writing by, the Local Planning Authority. The plan shall include measures to:

a)
minimise the use of audible reversing alarms on site between the hours of 2300 and 0700 on any day; and

b)
minimise the need to undertake loading and unloading of HGVs outside the service/haulage buildings;

All haulage activities, including the unloading and loading of vehicles, shall be undertaken in accordance with the approved service/haulage yard management plan, unless otherwise approved in writing by the Local Planning Authority.

Reason:
To protect the living conditions of residents and businesses living and/or operating in the immediate locality of the Airport and to prevent statutory nuisance. 



	17.
	Prior to commencing works to construct any building hereby permitted, a scheme which specifies the provisions to be made for the control of noise emanating from the site shall be submitted to, and approved by, the Local Planning Authority.  The agreed scheme shall be implemented prior to the occupation of any building hereby permitted.

Reason:
To protect the living conditions of residents and businesses living and/or operating in the immediate locality of the Airport and to prevent statutory nuisance.



	18.
	Foul and Surface Water Drainage
The development shall not be occupied until a drainage scheme has been completed in accordance with details previously submitted to, and approved in writing by, the Local Planning Authority.  The scheme shall:-

a)
where relevant, be produced in accordance with the Environment Agency’s greenfield run off criteria;

b)
include details for the collection/containment and means of disposal to the foul sewer for all foul waste including domestic sewage, and trade effluents including vehicle washings;

c)
include details for dealing with all surface water from buildings, roads, car parks and service yards; and

d)
incorporate an emergency plan as to how it is proposed to deal with any specific pollution events during site operation to minimise the risk of potential pollutants reaching the River Eden SAC.

Reason:
To prevent the increased risk of flooding and to protect receiving waters by ensuring the provision of a satisfactory means of foul and surface water disposal. in accord with the advice contained within PPS25, Policies DP9 and EM5 of the North West of England Plan (Regional Spatial Strategy), and Policies CP10, CP11 and CP12 of the Carlisle District Local Plan 2001-2016. 



	19.
	Any proposed liquid storage tanks shall be located within bunded areas having a capacity of not less than 110% of the largest tank.  If tanks are connected by pipework in such a way to allow equalisation of the level of contents, than the bund capacity should be 110% of the largest combined volume.  The floor and walls of the bund shall be impervious to oil and water (and resistant to any stored chemicals).  Any inlet/outlet/vent pipes and gauges must be within the bunded area.  The bunds to be installed shall be in accordance with details previously submitted to, and approved in writing by, the Local Planning Authority The approved details must also include information on the frequency of maintenance.  If contamination is found within the bund the contents shall be suitably disposed of.  A record shall be made detailing the contamination, action taken and results of any investigation undertaken to identify the cause of the contamination. 

Reason:
To protect the environment and prevent harm to human health. 



	20.
	All vehicle washing facilities and freight loading/off-loading areas shall either incorporate effluent containment facilities or shall allow drainage from them to be connected to the foul sewer. 

Reason:
To prevent pollution of the water environment. 



	21.
	No piling shall be commenced until a method for piling foundations has been submitted to, and approved in writing by, the Local Planning Authority.  Piling work shall be undertaken in accordance with the approved details. 

Reason:
Should the site be contaminated, piling could lead to the contamination of groundwater in the underlying aquifer. 



	22.
	Nature Conservation
No vegetation suitable for nesting birds shall be cleared or removed during the period 1 March to 15 August in any calendar year unless a breeding bird survey of the area to be cleared or removed has been undertaken and the results have been previously submitted to, and approved in writing by, the Local Planning Authority.  If works cannot be avoided during the breeding bird season, vegetation should be checked for the presence of nesting birds within four days of the works being undertaken.  Any active nests found should be left undisturbed until the young birds have fully fledged. 

Reason:
To ensure no impact on nesting birds. 



	23.
	Contamination
Notwithstanding the proposed measures identified within the application submission, in the event that contamination is found at any time when carrying out the approved development, it must be reported in writing immediately to the Local Planning Authority.  An investigation and risk assessment must be undertaken and where remediation is necessary a remediation scheme must be prepared which shall be subject to the approval in writing of the Local Planning Authority. Following completion of measures identified in the approved remediation scheme a verification report must be prepared, which is subject to the approval in writing of the Local Planning Authority.

Reason:
To protect the environment and prevent harm to human health.



	24.
	Heavy Goods Vehicles Transport Routes
Prior to the commencement of development, a plan identifying the preferred routes for heavy goods vehicles travelling to and from the development (once occupied) shall be submitted to, and approved in writing by, the Local Planning Authority. Drivers of heavy goods vehicles travelling to and from the development (once occupied) shall be provided with a copy of the approved plan and instructed to adhere to it.

Reason:
In the interests of road safety and to avoid disturbance to persons living adjacent to minor roads in the vicinity of the site.




Summary of Reasons for the Decision

The City Council considers that the proposed development of the Freight Distribution Centre and its associated administrative offices, chilled cross-dock and ancillary buildings, whilst not in itself in accord with the provisions of Policy EC22 of the adopted Carlisle District Local Plan 2001-2016, would be integral to securing and facilitating essential investment in upgrading the aviation infrastructure at Carlisle Airport. The Council considers that the associated investment is necessary to both safeguard the Airport and to enable it to provide a vital economic stimulus to the local economy through the potential attraction of passenger and air freight services, better access to raw materials, services, suppliers and customer markets for businesses in Cumbria, South-West Scotland and the Borders and to encourage potential tourist growth. 

The attainment of an operational, modern Airport suitable for regional air services is fully in accord with the objectives of national planning guidance, the North West of England Plan: Regional Spatial Strategy to 2021, the Regional Economic Strategy, Sub-Regional Planning Policy aspirations and the provisions of adopted Local Plan Policy DP3. The potential environmental impacts arising from the development proposals have been assessed within the accompanying Environmental Statement, and related documents that support the application including a Flood Risk Assessment, Transport Assessment, Economic Impact Statement and Design and Access Statement. In its overall scrutiny of the planning merits of the proposals the Council has subjected those supporting submissions to detailed scrutiny, including full assessment by specialist Consultants, prior to determining that the application, with appropriate safeguards including linkage to a S106 Agreement, is acceptable. The Council is satisfied that the achievement of the renewal of the principal runway and the provisions of passenger terminal facilities can be delivered through the mechanism of the S106 Agreement and that, by providing those facilities, the development as a whole can be regarded as policy compliant.

In reaching that conclusion the Council is also mindful that the S106 Agreement makes proper provision for replacement of habitat lost from the County Wildlife Site to the proposed development, that the applicants will provide appropriate public transport to serve the development, and that they will ensure through the provision of a Noise Insulation Scheme that suitable protection from increased noise associated with overnight lorry movements is provided to receptive bedroom windows of properties on either side of the route that these vehicles will take to and from Junction 44 and the application site.

In granting this planning permission, the City Council has taken into account all relevant environmental information (including the supporting Environmental Statement) within the meaning of Regulation 3(2) of the Town and Country Planning (Environmental Impact Assessment) (England and Wales) Regulations 1999.

Relevant Development Plan Policies

	The North West Of England Plan Regional Spatial Strategy To 2021
Policy RDF 1: Spatial Priorities

In making provision for development, plans and strategies should accord with the following priorities, taking into account specific considerations set out in Sub Regional Chapters 10-13:

· the first priority for growth and development should be the regional centres of Manchester and Liverpool;

· the second priority should be the inner areas surrounding these regional centres. Emphasis should be placed on areas in need of regeneration and Housing Market Renewal Areas in particular;

· the third priority should be the towns / cities in the 3 city regions: Altrincham, Ashton-under-Lyne, Blackburn, Blackpool, Bolton, Burnley, Bury, Chester, Crewe, Ellesmere Port, Macclesfield, Northwich, Oldham, Preston, Rochdale, Runcorn, St Helens, Skelmersdale, Southport, Stockport, Warrington, Widnes, Wigan. Development in larger suburban centres within the city regions would be compatible with this policy provided the development is of an appropriate scale and at points where transport networks connect and where public transport accessibility is good;
· the fourth priority should be the towns and cities outside the City Regions of Carlisle and Lancaster, with investment encouraged in Barrow- in -Furness and Workington and Whitehaven to address regeneration and worklessness in Furness Peninsula and West Cumbria.

In the third and fourth priorities development should be focused in and around the centres of the towns and cities. Development elsewhere may be acceptable if it satisfies other policies, notably DP1 to 9. Emphasis should be placed on addressing regeneration and housing market renewal and restructuring.



	The North West Of England Plan Regional Spatial Strategy To 2021

Policy DP 1: Spatial Principles

The following principles underpin RSS (incorporating RTS)

Other regional, sub-regional and local plans and strategies and all individual proposals, schemes and investment decisions should adhere to these principles. All may be applicable to development management in particular circumstances:

· promote sustainable communities;

· promote sustainable economic development;

· make the best use of existing resources and infrastructure;

· manage travel demand, reduce the need to travel, and increase accessibility;

· marry opportunity and need;

· promote environmental quality;

· mainstreaming rural issues;

· reduce emissions and adapt to climate change.

The 8 Policies DP 2 -9 amplify these principles and should be taken together as the spatial principles underlying the Strategy. They are not in order of priority.

The whole of the RSS should be read together and these principles should be applied alongside the other policies which follow.



	The North West Of England Plan Regional Spatial Strategy To 2021

Policy DP 2: Promote Sustainable Communities

Building sustainable communities – places where people want to live and work - is a regional priority in both urban and rural areas. Sustainable Communities should meet the diverse needs of existing and future residents, promote community cohesion and equality and diversity, be sensitive to the environment, and contribute to a high quality of life, particularly by:

· fostering sustainable relationships between homes, workplaces and other concentrations of regularly used services and facilities;

· taking into account the economic, environmental, social and cultural implications of development and spatial investment decisions on communities;

· improving the built and natural environment, and conserving the region’s heritage;

· improving the health and educational attainment of the region’s population, reducing present inequalities;

· promoting community safety and security, including flood risk (see map 2.11);

· encouraging leadership, joint working practices, community consultation and engagement;

· reviving local economies, especially in the Housing Market Renewal Areas and other areas in need of regeneration and housing restructuring such as Blackpool, Fleetwood and Morecambe;

· integrating and phasing the provision public services (including lifelong learning) and facilities to meet the current and future needs of the whole community, ensuring that those services are conveniently located, close to the people they serve, and genuinely accessible by public transport;

· promoting physical exercise through opportunities for sport and formal / informal recreation, walking and cycling.

The guiding principles of the UK Sustainable Development Strategy 2005  or its successors and the basic elements of sustainable communities as set out in ‘Sustainable Communities: People, Places and Prosperity (A Five Year Plan) should be followed.



	The North West Of England Plan Regional Spatial Strategy To 2021
Policy DP 3: Promote Sustainable Economic Development

It is a fundamental principle of this Strategy to seek to improve productivity, and to close the gap in economic performance between the North West and other parts of the UK. Sustainable economic growth should be supported and promoted, and so should reductions of economic, environmental, education, health and other social inequalities between different parts of the North West, within the sub-regions, and at local level.



	The North West Of England Plan Regional Spatial Strategy To 2021
Policy DP 4: Make The Best Use Of Existing Resources And Infrastructure

Priority should be given to developments in locations consistent with the regional and sub-regional spatial frameworks as set out in Chapter 5 (notably policy RDF1) and sub regional policies in Chapters 10-13 which:

· build upon existing concentrations of activities and existing infrastructure;

· do not require major investment in new infrastructure, including transport, water supply and sewerage. Where this is unavoidable development should be appropriately phased to coincide with new infrastructure provision.

Development should accord with the following sequential approach:

· first, using existing buildings (including conversion) within settlements, and previously developed land within settlements;

· second, using other suitable infill opportunities within settlements, where compatible with other RSS policies;

· third, the development of other land where this is well-located in relation to housing, jobs, other services and infrastructure and which complies with the other principles in DP1-9.

Natural and man-made resources should be managed prudently and efficiently. Sustainable construction and efficiency in resource use (including reuse and recycling of materials) should be promoted.



	The North West Of England Plan Regional Spatial Strategy To 2021
Policy DP 5: Manage Travel Demand; Reduce The Need To Travel, And Increase Accessibility

Development should be located so as to reduce the need to travel, especially by car, and to enable people as far as possible to meet their needs locally. A shift to more sustainable modes of transport for both people and freight should be secured, an integrated approach to managing travel demand should be encouraged, and road safety improved.

Safe and sustainable access for all, particularly by public transport, between homes and employment and a range of services and facilities (such as retail, health, education, and leisure) should be promoted, and should influence locational choices and investment decisions.

Major growth should, as far as possible, be located in urban areas where strategic networks connect and public transport is well provided.

All new development should be genuinely accessible by public transport, walking and cycling, and priority will be given to locations where such access is already available.

In rural areas accessibility by public transport should also be a key consideration in providing services and locating new development, emphasising the role of Key Service Centres (Policy RDF2).



	The North West Of England Plan Regional Spatial Strategy To 2021
Policy DP 6: Marry Opportunity And Need

Priority should be given, in locational choices and investment decisions, to linking areas of economic opportunity with areas in greatest need of economic, social and physical restructuring and regeneration. Proximity to, and access via public transport from, such areas will be important considerations in the choice of employment locations and sites.



	The North West Of England Plan Regional Spatial Strategy To 2021
Policy DP 7: Promote Environmental Quality

Environmental quality (including air, coastal and inland waters), should be protected and enhanced, especially by:

· understanding and respecting the character and distinctiveness of places and landscapes;

· the protection and enhancement of the historic environment;

· promoting good quality design in new development and ensuring that development respects its setting taking into account relevant design requirements, the NW Design Guide and other best practice;

· reclaiming derelict land and remediating contaminated land for end-uses to improve the image of the region and use land resources efficiently;

· maximising opportunities for the regeneration of derelict or dilapidated areas;

· assessing the potential impacts of managing traffic growth and mitigating the impacts of road traffic on air quality, noise and health;

· promoting policies relating to green infrastructure and the greening of towns and cities;

· maintaining and enhancing the tranquillity of open countryside and rural areas;

· maintaining and enhancing the quantity and quality of biodiversity and habitat;

· ensuring that plans, strategies and proposals which alone or in combination could have a significant effect on the integrity and conservation objectives of sites of international importance for nature conservation are subject to assessment, this includes assessment and amelioration of the potential impacts of development (and associated traffic) on air quality, water quality and water levels.
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Policy DP 8: Mainstreaming Rural Issues

The rural areas of the North West should be considered in a way which is integrated with other decision making, and not seen as a separate topic.

The problems of rural communities (such as housing affordability, economic diversification, and access to jobs and services), especially in Cumbria, have particular causes and require particular solutions – different in sparsely populated areas from those closer to large settlements. Plans and strategies should acknowledge this and respond to spatial variations in rural need and opportunities. The positive interaction between rural and urban areas should be promoted when appropriate.
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Policy DP 9: Reduce Emissions And Adapt To Climate Change

As an urgent regional priority, plans, strategies, proposals, schemes and investment decisions should:

· contribute to reductions in the Region's carbon dioxide emissions from all sources, including energy generation and supply, buildings and transport in line with national targets to reduce emissions to 60% below 1990 levels by 2050; in particular, for residential and commercial development, by developing trajectories or other yardsticks for identifying trends in carbon performance;

· take into account future changes to national targets for carbon dioxide and other greenhouse gas emissions;

· identify, assess and apply measures to ensure effective adaptation to likely environmental, social and economic impacts of climate change.

Measures to reduce emissions might include as examples:

· increasing urban density;

· encouraging better built homes and energy efficiency, eco-friendly and adaptable buildings, with good thermal insulation, green roofs and microgeneration;

· reducing traffic growth, promoting walking, cycling and public transport;

· facilitating effective waste management;

· increasing renewable energy capacity;

· focusing substantial new development on locations where energy can be gained from decentralised supply systems;

· the improved management and rewetting of the regions blanket and raised bog resource.

Adaptation measures might include, for example:

· minimising threats from, and the impact of, increased coastal erosion, increased storminess and flood risk, habitat disturbance, fragmentation and increased pressure on water supply and drainage systems;

· protection of the most versatile agricultural land;

· Sustainable Urban Drainage.

Policy makers should use the North West Integrated Appraisal Toolkit as a basis to assess and strengthen the climate change mitigation and adaptation elements of their plans and strategies. Exceptionally, other comparable and robust methodologies might be used.

Applicants and local planning authorities should ensure that all developments meet at least the minimum standards set out in the North West Sustainability Checklist for Developments, and should apply ‘good’ or ‘best practice’ standards wherever practicable.
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Policy RT 5: Airports

Plans and strategies should support the economic activity generated and sustained by the Region’s airports, in particular, the importance of Manchester Airport as a key economic driver for the North of England and Liverpool John Lennon Airport for the Liverpool City Region. Airport operators, in partnership with stakeholders, should implement surface transport initiatives which ensure that access by public transport, walking and cycling for both passengers and employees across the site is continually enhanced to reduce car dependency and ensure that all local environmental standards are met.

For Manchester, Liverpool John Lennon and Blackpool Airports, the future operational and infrastructure requirements, surface access demands and environmental impacts for each airport should be identified and measures to address and monitor them included in Airport Master Plans and other relevant plans and strategies, based on the strategic framework for the development of airport capacity set out in the White Paper ‘Future of Air Transport’.

For Carlisle Airport, proposals for development should be considered through the local planning process. If proposals exceed 20,000 air transport movements annually by 2030 the airport should consider developing an Airport Masterplan.

Airport boundaries, as existing or as proposed, should be shown in Local Development Documents. Development that would impede the operational requirements of an airport should not be permitted within this boundary.

In determining requirements for the expansion of an airport beyond its existing boundary, plans and strategies should take account of:

· the scope for intensification and rationalisation of activities and facilities within the existing boundary;

· the scope for relocating existing activities or facilities off-site;

· the scope for developing proposed activities or facilities off-site.

Plans and strategies for airports and adjacent areas should include measures to regulate the availability of car parking space for passengers and employees across the site.

In considering applications for development at airports, account will be taken of:

· the extent to which surface access and car parking arrangements encourage the use of public transport, walking and cycling;

· the effect of the proposed development on noise and atmospheric pollution, and the extent to which this can be mitigated;

· the effect of the proposed development on the health and wellbeing of local communities; and

· the adverse effects on sites of national and international nature conservation importance to ensure that these effects are avoided, mitigated or compensated as appropriate.

In formulating plans and strategies, account should be taken of the contribution general aviation makes to the regional and local economies, and the role smaller airfields have in providing for both business and leisure.
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Policy RT 7: Freight Transport

Plans and strategies should take account of the aims and objectives of the Regional Freight Strategy. Local authorities should develop sub-regional freight strategies, including the establishment of Freight Quality Partnerships to promote constructive solutions to local distribution problems and issues.

The Regional Highway Network, as detailed in Appendix RT(c), forms the North West’s strategic network for the movement of freight by road, supplemented by sub-regional highway networks defined in Local Transport Plans. Heavy Goods Vehicles should not be restricted from any routes in these networks.

Local authorities should work with distribution companies and their customers to develop a consistent approach to lorry management, including access restrictions and curfews. Signing strategies should be developed and introduced for key freight routes and local destinations.

Local authorities should work with rail, port and inland waterway operators, Network Rail, the freight transport industry and business to capitalise on the opportunities available in the North West for increasing the proportion of freight moved by short-sea, coastal shipping and inland waterways. This will encourage a shift from road based transport.

Local authorities should work with airport operators to facilitate the development of air freight at the region’s airports, in line with the White Paper ‘The Future of Air Transport’, having particular regard to the need to minimise and mitigate environmental impacts (including night noise).
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Policy W 3:Supply Of Employment Land

Provision should be made for a supply of employment land as outlined in Table 6.1. Local planning authorities should undertake a comprehensive review of commitments, to secure a portfolio of sites that complies with the spatial development principles outlined in Policies DP1 – 9, and RDF1 and sub regional policies (Chapters 10-13), and to ensure:

· the most appropriate range of sites, in terms of market attractiveness and social, environmental and economic sustainability, are safeguarded for employment use;

· these sites can meet the full range of needs and are actively marketed;

· at least 30% of sites are available at any one time so that all new and existing businesses have the ability to grow successfully;

· the amount of brownfield land used for employment purposes is maximised, reflecting the likely increases in the amount available as a result of economic restructuring;

· full consideration is given to the scope for mixed-use development particularly within centres, and on larger sites;

· appropriate provision is made in Key Service Centres and full consideration given to the innovative re-use of agricultural buildings to facilitate the growth and diversification of the rural economy;

· the implications of home working on the scale and location of future employment land requirements are considered.

Office development should, as far as possible, be focused in the regional centres, in or adjacent to town / city centres listed in RDF1 and in Key Service Centres, consistent with RDF2 and the sequential approach in PPS6.

The portfolio must be kept under regular review to ensure that the region does not over- or under- allocate land in relation to the actual scale of economic growth. Local Authorities should review their employment land portfolio every three years.

Table 6.1 Provision of Employment Land 2005-2021 (hectares)

	
	Greater

Manchester
	Merseyside and Halton
	Lancashire
	Cumbria
	Cheshire and Warrington
	North West

	2005 Supply
	1368
	1234
	1069
	633
	1171
	5475

	Current take up per annum
	112
	76
	68
	16
	41
	313

	Projected inc in take up
	6%
	18.5%
	4.25%
	17.5%
	6.00%
	9.22%

	Projected take up per annum
	119
	90
	71
	19
	43
	342

	Need 2005-21
	1904
	1440
	1136
	304
	688
	5472

	Extra allocation required
	536
	206
	67
	-329
	-483
	-3

	Flexibility factor
	20%
	20%
	20%
	33%
	27%
	-

	Need 2005-21 (incorp-

orating flexibility factor)
	2285
	1728
	1368
	404
	874
	6654

	Extra allocation required (incorp-

orating flexibility factor)
	917
	494
	294
	-229
	-297
	1179
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Policy W 2: Locations for Regionally Significant Economic Development

Regionally significant economic development will be located close to sustainable transport nodes within the urban areas of Manchester, Liverpool and Central Lancashire City Regions and Lancaster, Carlisle, Barrow-in-Furness and Workington and Whitehaven.

Sites will be identified in Local Development Documents, having regard to the priorities in RDF1; spatial principles in Policies DP 1- 9 and relevant sub regional policies in Chapters 10-13. They should be:

· capable of development within the plan period, having regard to the condition and availability of the land, infrastructure capacity, market considerations and environmental capacity;

· highly accessible, especially by adequate public transport services, walking and cycling; well-related to areas with high levels of worklessness and/or areas in need of regeneration;

· well related to neighbouring uses, particularly in terms of access, traffic generation, noise and pollution.

They should not be used for development that could equally well be accommodated elsewhere and should not be developed in a piecemeal manner.

Sites for regionally significant office development should be located in accordance with the sequential approach in PPS6, focusing on the regional centres and the town/cities listed in RDF1.

Sites for regionally significant knowledge-based services may also be clustered close to universities, major hospitals or other research establishments. Sites for regionally significant knowledge-based manufacturing should be well connected to these facilities by transport and ICT links.

Sites for regionally significant logistics and high-volume manufacturing should be well connected to the primary freight transport networks.
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Policy CNL 1: Overall Spatial Policy For Cumbria

Plans and strategies in Cumbria should: 

· focus major developments within Barrow in Furness and Whitehaven, and Workington, and in the City of Carlisle in line with policy RDF1 and spatial principles DP1-9; 

· provide for development in the key service centres and local service centres in line with RDF2; 

· provide a portfolio of employment sites in accordance with RDF1 and the criteria in policies W2 and W3; 

· support the restructuring of housing markets in West Cumbria and Furness;

· improve Cumbria’s internal and external transport links in line with the priorities for transport investment and management set out in policy RT10;

· develop the role of Carlisle as a regional public transport gateway to the region in line with policy RT1 and harness its potential for economic growth in sustainable ways;

· ensure that network management measures are utilised to make best and most appropriate use of available highway infrastructure and to improve road safety and journey time reliability, with priority given to improving the operation of routes linking Furness and West Cumbria to the M6;

· give priority to improving access to employment, services and education/training facilities on foot and by cycle, and by public transport, in Carlisle, Workington/ Whitehaven and Barrow-in Furness, and in Key Service Centres, especially Kendal;

· support the development of sustainable tourism in Cumbria; and support the development of higher value knowledge based and specialist industry based employment opportunities.

Proposals and schemes will be directed primarily towards locations where they can contribute to these priorities.
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Policy CNL 2: Sub-Area Development Priorities For Cumbria

Within the sub-areas of Cumbria, plans and strategies should accord with CNL1 and focus on: 

· supporting sustainable growth in Carlisle. Building on Carlisle city’s significant potential to attract sustainable development into Cumbria. The city will enhance its role as the sub-regional centre for business, shopping, leisure, culture and tourism, serving Cumbria and the adjoining parts of Scotland and North East England. It will also develop its higher education function through the establishment of the new University of Cumbria, which should help attract investment in the knowledge – based economy. Ensure development is compatible with the conservation and enhancement of the historic city centre;

· enhancing the Regeneration Priority Area of West Cumbria, particularly through developing the roles of the existing centres of Whitehaven, Workington, and also in Cleator Moor and Maryport in a complementary manner. Efforts should be made to exploit the potential offered by a local workforce with expertise in the field of nuclear research, development and decommissioning; and the presence of the National Nuclear Laboratory. The location of part of the University of Cumbria in this area could increase its potential for the development of a knowledge-based economy. The potential of the area for tourism-based development should also be explored;

· concentrating development within the Furness Regeneration Priority Area in Barrow in Furness, to facilitate diversification of the local economy, and enable opportunities for development and regeneration to be brought forward in the wider Furness Peninsula. Efforts should be made to exploit specialist marine engineering skills and opportunities, and to develop the area’s potential for tourism;

· ensuring that the needs of local people in South & East Cumbria are met with a focus on securing inward investment and improving service provision within Kendal and Penrith. High priority should be placed on the further provision of affordable housing within the sub-area.
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Policy ST5 : New development and key service centres outside the Lake District National Park

New development will be focused on the key service centres as set out below:

___________________________________________________________________


Development
Major
Sustained
Moderate


emphasis
development
development
development



of regional
of large
appropriate to 



towns and
towns
scale of town



cities



____________________________________________________________________

City of
Fostering
Carlisle



Carlisle
regional role





see Policy






ST8




___________________________________________________________________

North
Sustaining


Brampton,

Cumbria
rural services


Longtown,


see Policy


Wigton


ST9




___________________________________________________________________

Furness
Securing
Barrow In
Maryport,
Aspatria

and
regeneration
Furness
Ulverston,
Cleator Moor,

West
see Policy

Whitehaven,
Cockermouth,

Cumbria
ST10

Workington
Dalton in





Furness,





Egremont,





Silloth,





Millom

___________________________________________________________________

South and
Meeting local

Kendal
Alston,

East Cumbria
needs, see

Penrith
Appleby,


Policy ST11


Grange over





Sands,





Kirkby





Lonsdale,





Kirkby





Stephen,





Milnthorpe

___________________________________________________________________

The scale of development should be appropriate to the size and role of each key service centre and reflect the development emphasis of Policies ST8 – ST11, but as a minimum requirement provision should be made in each key service centre for:

1. a supply of new housing over the whole plan period,

2. an appropriate supply of readily available land in the Local Employment Site market sector,

3. a high level of transport accessibility, and

4. 
the ability to connect to high speed communications technology.

To ensure consistency with policies EM13 and H17 it will be the role of Local Planning Authorities to manage the above supply of land, particularly in areas of high demand to avoid over provision of development.
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Policy EM13: Employment land provision

Local Development Frameworks will ensure that there is the following supply of readily available land for employment purposes in the following Sub County Areas, Employment Land Market Sectors and outside the National Park, at the start of each period indicated:

Sub
Employment Land Market
Period

County
Sectors


Area


2001-2006
2006-2011
2011-2016




(Ha)
(Ha)
(Ha)

___________________________________________________________________

City of
Regional Investment Site.~
15
20
15

Carlisle
Strategic Employment Site
10
10
10


Local Employment Site
15
15
15


Business/Science Park
5
10
10

​___________________________________________________________________

North





Cumbria





Carlisle
Strategic Employment Site+
6
6
6


Local Employment Site
5
5
5

Allerdale
Local Employment Site
2
2
2

___________________________________________________________________

Furness &





West





Cumbria





Allerdale
Strategic Employment Site+
20
20
20


Local Employment Site
10
10
20


Business/Science Park
3
5
5


Port Related
7#
0
0

Copeland
Strategic Employment Site+
5
5
5


Local Employment Site
13
13
13


Business/Science Park*
10
10
10

Barrow In
Strategic Employment site
5
5
5

Furness
Local Employment Site
7
7
7


Business/Science Park
5
5
5


Port Related
0
11#
0

South
Strategic Employment Site
0
5#
0

Lakeland
Local Employment Site
3
3
3


Business/Science Park
3
3
3

___________________________________________________________________

South &






East






Cumbria






Eden
Strategic Employment Site
5
10
10


Local Employment Site
7
7
7


Business/Science Park
3
3
3

South
Strategic Employment Site
5
5
0

Lakeland
Local Employment Site
5
5
5


Business/Science Park
3
3
3

___________________________________________________________________

Lake
Local Employment Site

3


District
(B1 and B2 uses only)




National






Park
___________________________________________________________________

* Includes Strategic Regional Site identified by the NWDA at Westlakes, Copeland

# Carry over provision to the next period if not completed

 ~ Kingmoor, Carlisle listed in RPG as a Regional Investment Site

+ Carlisle Airport
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Policy E35: Areas and Features of nature conservation interests other than those of national and international conservation importance

Development and other land use changes that are detrimental to these nature conservation interests will not be permitted unless the harm caused to the value of those interests is outweighed by the need for the development. Where development is permitted the loss of nature conservation interest should be minimised and, where practicable, mitigation should be provided.

These nature conservation interests are defined as:

• 
County Wildlife Sites (CWSs)

• 
Regionally Important Geological or Geomorphological Sites (RIGGS)

• 
The UK Biodiversity Action Plan Priority Habitats that occur in Cumbria

• 
Species of Conservation Importance in the North West Region that occur in Cumbria

•
Landscape features of major importance for wild fauna and flora, which are essential for migration dispersal and genetic exchange

• 
Local nature reserves
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Policy E37: Landscape character

Development and land use change should be compatible with the distinctive characteristics and features of Cumbria’s landscape types and sub types.

Proposals will be assessed in relation to:

1.
locally distinctive natural or built features,

2.
visual intrusion or impact,

3.
scale in relation to the landscape and features,

4.
the character of the built environment,

5.
public access and community value of the landscape,

6.
historic patterns and attributes,

7.
biodiversity features, ecological networks and seminatural habitats, and

8.
openness, remoteness and tranquillity.



	Cumbria and Lake District Joint Structure Plan 2001 – 2016

Policy E38: Historic environment

Measures will be taken to identify, record, protect, conserve or enhance areas, sites, buildings and settings of archaeological, historic and architectural importance. Proposals which fail to preserve or enhance the character or appearance of Conservation Areas or which damage, obscure, or remove important archaeological sites or other historic features or are detrimental to the character or setting of a listed building will not be permitted unless the harm caused to their importance and intrinsic interest is clearly outweighed by the need for the development.

Development and land use change should be compatible with the distinctive characteristics and features of ‘Cumbria’s Historic Landscape Characterisation Programme’.
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Transport - Policy T30: Transport Assessments

Transport assessments will be required for development proposals in accord with national guidance. In the interim proposals which either individually or cumulatively meet the following scale of development will require a transport assessment:

1. 
residential development in excess of 100 units, or

2. 
employment uses in excess of 5,000 sq. m gross floorspace, or

3. 
other developments in excess of 1,000 sq. m gross floorspace, or

4. 
hotel developments in excess of 100 bedrooms, or

5. 
caravan or similar holiday sites in excess of 100 units, or

6. 
any development that either generates in excess of 100 heavy goods vehicles per day or 100 vehicle movements in any hour, or

7. 
any development that materially adds to local congestion, or


8. 
any development that may impact on the trunk road network.



	Cumbria and Lake District Joint Structure Plan 2001 – 2016 

Transport -Policy T31: Travel Plans

Travel plans will be required for proposals for:

1. 
retail and indoor leisure facilities in excess of 1000 sq. m gross floorspace,

2. 
office, employment, education and health services development in excess of 2500 sq. m gross floorspace,

3. 
new and expanded school facilities,

4. 
development that would otherwise generate local traffic problems as identified through a transport assessment or an evaluation of a proposal.
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Spatial Strategy And Development Principles - Policy DP3 - Carlisle Airport

Proposals for development at Carlisle Airport will be supported where they are related to airport activities and in scale with the existing infrastructure and minimise any adverse impact on the surrounding environment.  Proposals for larger scale redevelopment to facilitate an improved commercial operation will have to take into account the impact of development on uses outside the perimeter of the airport including nature conservation interests, the historic environment including Hadrian’s Wall World Heritage Site and its Buffer Zone, the existing highway network and road safety.  A strategic employment site has been allocated in Proposal EC22.
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Economic & Commercial Growth - Policy EC22 - Employment & Commercial Growth Land Allocations

To provide for employment development needs, in addition to sites with planning permission, an additional 77 hectares are allocated for employment purposes, providing for a variety of employment needs including B1, B2 B8 industrial uses and A1 retail uses

Land is to be designated for potential redevelopment in the Rickergate Area of the City Centre to provide for additional retail/office and hotel development. This will be on land already in employment use. Any additional employment premises arising as a net gain to the stock will be monitored against the overall employment land provision (Use Class B1, B2 and B8). An Action Area Plan will be produced for the Botchergate South/St Nicholas area to consider the regeneration possibilities for the area between Crown Street and St Nicholas Bridges

Employment Land Allocations - Urban

The following sites are allocated for employment development under Proposal EC22:

EMPLOYMENT LAND MARKET SECTOR

2001-2006 Ha

2006-

2011 

Ha

2011-2016 Ha

Regional Investment Site

SP requirement

15

20

15

Completions

15.72

Available (permission or allocated)

34.867

Allocated in this plan:

Brunthill

10
Strategic Employment Site (B1 (b&c), B2, B8 and ancillary B1a)
SP requirement

10

10

10

Completions

0

Available (permission or allocated)

0

Allocated in this plan:

Brunthill

Land south of Park Road

10

8.8

10

Local Employment Site (B1, B2, B8)

SP requirement

15

15

15

Completions

3.81

Available (permission or allocated)

10.343

0.4

Allocated/released in this plan

10.02 + Carleton clinic 
CR sites ricker-

gate/ caldew riverside
Business/Science Park (Class B1)

SP requirement

5

10

10

Completions

3.83

Available (permission or allocated)

(Rosehill)

2.92

Allocated in this plan:

South West of Morton

12

 The allocation of additional land for Regional Investment Site would replace part of the existing site with development constraints (11.4ha) in order to ensure a readily available supply and would extend overall provision into the following plan period

 This figure includes the land released from the relocation of the Auction Mart from Rosehill Industrial Estate.  The figure for land at Carleton Clinic is dependent upon detailed proposals including transport assessments being undertaken.

Carlisle Renaissance sites have a range of options for differing uses currently indicating a minimum of 35,000 sqm of business space

Kingmoor Park

Kingmoor Park is designated on the Proposals Map as a Regional Investment Site in accordance with RPG13 and the North West Regional Economic Strategy. A central hub for the Regional Investment Site will be developed at the link with the CNDR where it traverses the site. 

Ten hectares of land at Brunthill is designated as an extension to the Regional Investment Site at Kingmoor Park.  Development will be concentrated on use Classes B1, B2 and B8. Development of the RIS extension will not be commenced before 2011 unless before that time available land supply within the Kingmoor Park RIS falls below 15 ha.  A central hub for the Regional Investment Site will be developed at the southern part of this site at its link with the CNDR. 

In addition 20 hectares of land are designated for a strategic employment site building on the growth of the Regional Investment Site.

A Development Guide/Masterplan approach will be adopted for the development of this site resulting in a Supplementary Planning Document adopted by the Council.
Employment Land Allocations – Rural

EMPLOYMENT LAND MARKET SECTOR

2001-2006 Ha

2006-

2011 Ha

2011-

2016 Ha

Strategic Employment Site (B1 (b&c), B2, B8 and ancillary B1a)

SP requirement

6

6

6

Completions

0

Available (permission or allocated)

Allocated in this plan

1.95

8.00

11.20

Local Employment Site (B1, B2, B8)

SP requirement

5

5

5

Completions

3.66

Available (permission or allocated)

5.68

Allocated in this plan

5 
 Morton District Centre

Land off Wigton Road, Morton is allocated for a district centre as part of the urban extension at Morton, to serve the resident population and the south-west of the City.  The proposal includes an allocation for a single food retail store with a capacity of 2,500 square metres.  Land will also be reserved for Park and Ride facilities, required during the Plan period




