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:

08/0722
 Mr Derek Schofield
Kingmoor





Date of Receipt:
Agent:
Ward:

14/07/2008
Taylor & Hardy
Stanwix Rural





Location:

Grid Reference:

3 Crindledyke Estate, Kingstown, Carlisle, CA6 4BZ

338337 560465





Proposal:
Erection Of A Detached Garage

Members resolved to defer consideration of the proposal in order to allow Officers to negotiate revisions to the proposal with the applicant and to await a further report on the application at a future meeting of the Committee.

Item no: 02







Appn Ref No:
Applicant:
Parish:

08/0806
 Mr B Gate
Carlisle





Date of Receipt:
Agent:
Ward:

07/08/2008

Harraby





Location:

Grid Reference:

Land to the rear of 1 Hillcrest Avenue, Carlisle, Cumbria, CA1 2QJ

341565 554550





Proposal:
Erection of 1no. Detached Dwelling with Existing Access (Outline Application)

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 siting, design and external appearance of the building(s), the means of access thereto and the 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.
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.



4.
Details shall be submitted of the proposed hard surface finishes to all public and private external areas within the proposed scheme and approved, in writing, by the Local Planning Authority before any site works commence.

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



5.
Details of the heights of the existing and proposed ground levels and the height of the proposed finished floor levels of the dwelling and any associated garage shall be submitted to and approved in writing by the Local Planning Authority before any site works commence.

Reason:
In order that the approved development overcomes any problems associated with the topography of the area and safeguards the amenity of neighbouring residents in accordance with Policy CP6 of the Carlisle District Local Plan 2001-2016.



6.
No development shall take place until full landscaping details, including identification of those trees/shrubs to be retained, 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.



7.
Before any development is commenced on the site, including site works of any description, a protective fence shall be erected around the trees and hedges to be retained in accordance with B.S. 5837, at a distance corresponding with the branch spread of the tree or hedge, or half the height of the tree or hedge, whichever is greater, unless otherwise agreed in writing by the Local Planning Authority.  Within the areas fenced off the existing ground level shall be neither raised nor lowered, and no materials, temporary buildings or surplus soil of any kind shall be placed or stored thereon without the written prior agreement of the Local Planning Authority. If any trenches for services are required in the fenced off area, they shall be excavated or back filled by hand and any roots encountered with a diameter of 50mm or more shall be left unsevered. The fence shall thereafter be retained at all times during construction works on the site. 

Reason:
In order to ensure that adequate protection is afforded to all trees/hedges to be retained on site in support of Policy CP5 of the Carlisle District Local Plan.



8.
The development shall not commence until visibility splays providing clear visibility of 2.4metres by 23metres measured down the centre of the road have been provided at the junction of the access 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 grow within the visibility splay which obstruct the visibility splays. The visibility splays shall be constructed before general development of the site commences to that construction traffic is safeguarded.

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



9.
Any existing highway fence/wall boundary shall be reduced to a height not exceeding 1.0m above the carriage way level of the adjacent highway in accordance with the details submitted to the Local Planning Authority and which have subsequently been approved before development commences and shall not be raised to a height exceeding 1.0m thereafter. 

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



10.
Details of all measures to be taken by the applicant/developer to prevent surface water discharging onto of off the highway shall be submitted to the Local Planning Authority for approval prior to 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 and to support Local Transport Plan Policies LD7 and LD8.



11.
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.

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



12.
Before any development takes place, a plan shall be submitted for the prior approval of the Local Planning Authority reserving adequate land for the parking of vehicles engaged in construction operations associated with the development hereby approved, and that land, including vehicular access thereto, shall be used for or be kept available for these purposes at all times until completion of the construction works.

Reason:
The carrying out of this development without the provision of these facilities during the construction work is likely to lead to inconvenience and danger to road users in order to support Local Transport Policy LD8.



13.
Details showing the provision within the site for the parking of vehicles 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 to support Local Transport Plan Policies LD7 and LD8.



14.
No development shall commence until the proposed means of surface water disposal have been submitted to and approved in writing by the Local Planning Authority.

Reason:
To ensure that the means of disposal is acceptable and to ensure compliance with Policy CP9 of the Carlisle District Local Plan 2001-2016.



Summary of Reasons for the Decision

Introduction

This application was deferred at the last meeting of this Committee in order to undertake a site visit. The site visit is scheduled to take place on Wednesday 12 November.

Members will recall that the application seeks outline planning permission for the erection of a detached dwelling on land adjacent to No. 1 Hillcrest Avenue, which is adjacent to the entrance to Hillcrest Close. The site, which covers approximately 278m square metres, forms part of the rear garden of No.1, comprising a lawned area, a vegetable patch and a carport with gated access onto Hillcrest Avenue. There is an existing dropped kerb to the north west of the site, which gives access to a carport. The boundaries of the site are currently delineated by an approximately 1.8m high close boarded wooden fence above a 0.3m high brick wall.

The site is identified as located within a Primary Residential Area on the Urban Area Inset Map that forms part of the Carlisle District Local Plan 2001-2016.

Proposal
The indicative layout plan illustrates a detached dwelling, with a footprint of approximately 81 square metres. The dwelling would be positioned centrally within the site, and would be located 4m from the north western boundary which adjoins Hillcrest Avenue. The dwelling would incorporate a ridge height of between 8.3m and 8.4m and would measure a maximum of 9m in width and 10m in depth.

Access to the property is via the existing dropped kerb onto Hillcrest Avenue, to the northeast of the site. Parking will be provided to the side of the property, although, as this is a 'reserved matters' application, no specific details of the number of spaces have been provided. 

Externally the property would be designed to match the surrounding dwellings. The external walling will be finished in facing brick, with a concrete tile roof and white UPVC framed windows and doors.  The boundary will be delineated by a fence, the height of which has yet to be clarified.

It is proposed to discharge the foul drainage and surface water to the mains sewer. 

Assessment

The relevant planning polices against which the application is required to be assessed are Policies DP1, CP5, CP11, H1, H2 and T1 of the Carlisle District Local Plan 2001-2016.

The proposals raise the following planning issues:

1. Whether The Principle Of The Proposed Development Is Acceptable

In policy terms, Members will appreciate that the land is ‘Brown Field’ land within the urban area (close to the city centre) and is well located in a relation to choice of modes of transport. Accordingly, the principle of its development for housing is not an issue, subject to compliance with the criteria identified in Policy H2 of the Local Plan.

2. Whether The Scale, Layout And Appearance Of The Development Is Acceptable

The indicative layout plan submitted illustrates that the proposed dwelling and plot in which it is situated are comparable to the surrounding properties, which are also of a similar height and scale, albeit that most of the neighbouring dwellings are semi detached. As such, the erection of a two storey dwelling would not appear out of place.

Members are advised that the footprint of the dwelling as shown on the indicative layout plan is larger than Officers would encourage; however, this aspect of the scheme can be regulated through the 'reserved matters' application, should planning permission be forthcoming. 

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

Taking into consideration the scale and position of the proposed dwelling in relation to the residential properties located to the northeast and southwest of the site, there will be no adverse impact upon the living conditions of the occupiers through overlooking, overbearing or loss of light. 

It is conceded that the gardens of those properties to the rear of the site, i.e. Nos. 3 and 5 Hillcrest Avenue, would be overlooked; however, these gardens are already overlooked by the existing properties on Hillcrest Close. A refusal of the application on this basis could therefore not be substantiated. 

Furthermore, Members are advised that the proposal is an outline application with all matters reserved. Any windows which may be proposed in the side elevations at a later date could be conditioned for obscure glazing.
4. Access and Parking Provision

The occupiers of a neighbouring property have raised concern with regard to the amount of parking that will be provided on site, as they state that there is an existing parking problem in the area, and it is likely that there will only be one space provided within the curtilage of the proposed dwelling.

Whilst the objectors concerns are noted, it is the Highway Authority's view that the indicative access and parking details shown on the plan are acceptable and they have raised no objections to the proposal. If a 'reserved matters' application is submitted, the Highways Authority will require either 2 or 3 parking spaces to be provided, depending on the number of bedrooms in the dwelling, which could be achieved within the dwellings curtilage.

5. Impact Of The Proposal On Trees

A neighbouring resident has raised a concern that there are several trees on their property with preservation orders which they feel will be adversely affected by the proposed development. 

The Council's Landscape Architect/Tree Officer has been consulted on the application. He has confirmed that there are no trees with Tree Preservation Orders in the area, and that there are no objections to the proposal. However, he has stated that a Tree Survey will be required as part of a 'reserved matters' application and that any trees to be retained would have to be protected by tree protection barriers, which can be secured through the imposition of an appropriate condition.

6. Other Matters

A local resident has expressed concern regarding a conveyance document within their deeds stating that the extra land purchased at the bottom of the gardens in 1950 was sold on the condition that no buildings should be erected upon it. This is not a valid planning consideration that can be taken into account when assessing this application, as it is a civil matter rather than a planning issue.

One of the objection letters raised concerns about the method of site inspection.  Two site visits were undertaken, one from outside of the application site, viewing the proposal from both Hillcrest Avenue and Hillcrest Close and a second from within the application site so that the impact of the proposed development upon neighbouring properties can be judged from within the site itself. 

Conclusion

In overall terms, the principle of the proposed development is acceptable. The dwelling can be accommodated on the site without detriment to the living conditions of the neighbouring properties through loss of light, privacy or over dominance. Adequate amenity space and incurtilage parking provision would be provided. The access to the site is existing and the anticipated level of traffic generated by the proposal would not prejudice highway safety. 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 

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 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

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 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

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: 03







Appn Ref No:
Applicant:
Parish:

08/0780
Mr Steven Wooldridge
St Cuthberts Without





Date of Receipt:
Agent:
Ward:

29/07/2008
Taylor & Hardy
Dalston





Location:

Grid Reference:

23 Newbiggin Road, Durdar, Carlisle, Cumbria, CA2 4UG

340768 551024





Proposal:
Demolish Existing Bungalow, Replace With One 4 Bed House And Two 3 Bedroom Link Houses

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 to ensure that the proposed linked dwellings are sold at 70% of market value on the initial and subsequent sales.

Item no: 04







Appn Ref No:
Applicant:
Parish:

08/0941
 Mitre Housing Association c/o Eden Housing Association LTD
Dalston





Date of Receipt:
Agent:
Ward:

12/09/2008
Day Cummins Architects
Dalston





Location:

Grid Reference:

25 & 26 The Square, Dalston, Cumbria, CA5 7PY

336889 550138





Proposal:
Internal Alterations, Extensions To Rear And Provision Of 1st Floor To Provide 1no Bedroom To Each Dwelling

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.
Details of all new windows and doors, in the form, of quarter or full-size drawings including sections, shall be submitted for prior approval by or on behalf of the local planning authority before any development takes place.  Such details shall include the frames, means of affixing to the wall and the size and opening arrangements of the window.

Reason:
To ensure the works harmonise as closely as possible with the existing building in accordance with Policies CP5, CP7 and LE13 of the Carlisle District Local Plan 2001-2016.



Summary of Reasons for the Decision

The proposals represent a sensitive and sympathetic solution to the needs to enlarge and improve the living conditions associated with these dwellings. Their proposed physical refurbishment sits well with the social enhancement that will arise from providing a higher standard of residential accommodation in an historic building in an area of high heritage value. They are thus in accord with the provisions of Policies CP5, H11 and LE13 of the Carlisle District Local Plan 2001-2016.

Relevant Development Plan Policies

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;

· 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 RDF 2: Rural Areas
Plans and strategies for the Region’s rural areas should support the priorities of the Regional Rural Delivery Framework and:

· maximise the economic potential of the Region’s rural areas;

· support sustainable farming and food;

· improve access to affordable rural housing;

· ensure fair access to services for rural communities;

· empower rural communities and address rural social exclusion;

· enhance the value of our rural environmental inheritance.

Key Service Centres

Plans and Strategies should identify a subset of towns and villages as Key Service Centres which:

· act as service centres for surrounding areas, providing a range of services including retail, leisure, community, civic, health and education facilities and financial and professional services; and

· have good public transport links to surrounding towns and villages, or the potential for their development and enhancement.

Development in rural areas should be concentrated in these Key Service Centres and should be of a scale and nature appropriate to fulfil the needs of local communities for housing, employment and services, and to enhance the quality of rural life.

Local Service Centres

Small scale development to help sustain local services, meet local needs, or support local businesses will be permitted in towns and villages defined as Local Service Centres in Local Development Documents which already provide a more limited range of services to the local community.

Outside Key and Local Service Centres

In remoter rural areas particularly the ‘sparse’ rural areas of the region, more innovative and flexible solutions to meet their particular development needs should be implemented and targeted towards achieving:

· more equitable access to housing, services, education, healthcare and employment; and

· a more diverse economic base, whilst maintaining support for agriculture and tourism.

Exceptionally, new development will be permitted in the open countryside where it:

· has an essential requirement for a rural location, which cannot be accommodated elsewhere (such as mineral extraction);

· is needed to sustain existing businesses;

· provides for exceptional needs for affordable housing;

· is an extension of an existing building; or

· involves the appropriate change of use of an existing building.

LDDs should set out criteria for permitting the re use of buildings in the countryside in line with PPS7.



The North West of England Plan Regional Spatial Strategy to 2021

Policy L 3: Existing Housing Stock and Housing Renewal

Plans and strategies, across the North West, but particularly in:

a. Housing Market Renewal Initiative Pathfinder Areas:

· New Heartlands (- Liverpool, Sefton and Wirral);

· Manchester and Salford;

· Oldham and Rochdale;

· Elevate (- Blackburn with Darwen, Burnley, Hyndburn, Pendle and Rossendale);

b. West Cumbria and Furness Housing Market Renewal Areas;

c. Lancashire Coastal Towns of Blackpool/Fleetwood and Morecambe;

d. Other urban areas in the Manchester & Liverpool City Regions in need of 

    housing regeneration \ market restructuring;

should:

· respond to any need to substantially restructure local housing markets;

· take account of and understand housing markets;

· manage the delivery of new build and its impacts on the existing housing stock;

· reduce vacancy rates to 3% in the existing dwelling stock, through the increased re-use of suitable vacant housing; and

· where appropriate make the best use of the existing stock.

Plans and strategies should designate areas, where necessary, for comprehensive regeneration as part of a broader course of action to regenerate local communities, reduce health inequalities, improve the sustainability and resource efficiency of the housing stock and its local environmental quality and increase numbers of and access to local jobs and

services. The approach to be adopted, whether clearance, or renewal and refurbishment, or a mix of these, will depend on local circumstances.

Plans and strategies for comprehensive regeneration should:

· involve and engage the local community in determining the future of its area;

· include a prior evaluation of the environmental, economic, social and cultural impacts of the way any proposed clearance and after-uses will affect the surrounding area and the local community; and

· incorporate a clear and comprehensive action plan for implementing proposals, linked to the availability of resources.



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

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.



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.



Item no: 05







Appn Ref No:
Applicant:
Parish:

08/0956
 Mitre Housing Association c/o Eden Housing Association LTD
Dalston





Date of Receipt:
Agent:
Ward:

17/09/2008
Day Cummins Architects
Dalston





Location:

Grid Reference:

25 & 26 The Square, Dalston, Cumbria, CA5 7PY

336889 550138





Proposal:
Internal Alterations, Extensions To Rear And Provision Of 1st Floor To Provide 1no Bedroom To Each Dwelling (LBC)

Grant Permission 

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

Reason:
In accordance with the provisions of Section 18 of the Planning (Listed Building and Conservation Areas) Act 1990.



2.
Details of all new windows and doors, in the form, of quarter or full-size drawings including sections, shall be submitted for prior approval by or on behalf of the local planning authority before any development takes place.  Such details shall include the frames, means of affixing to the wall and the size and opening arrangements of the window.

Reason:
To ensure the works harmonise as closely as possible with the existing building in accordance with Policy 25 of the Cumbria and Lake District Joint Structure Plan and Policies H14 and H16 of the Carlisle District Local Plan.



Summary of Reasons for the Decision

The proposals represent a sensitive and sympathetic solution to the needs to enlarge and improve the living conditions associated with these dwellings. Their proposed physical refurbishment sits well with the social enhancement that will arise from providing a higher standard of residential accommodation in an historic building in an area of high heritage value. They are thus in accord with the provisions of Policies CP5 and LE13 of the Carlisle District Local Plan 2001-2016.

Relevant Development Plan Policies

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;

· 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.


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

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.



Item no: 06







Appn Ref No:
Applicant:
Parish:

08/0968
 Carlisle City Council
Carlisle





Date of Receipt:
Agent:
Ward:

19/09/2008
Johnston & Wright
Castle





Location:

Grid Reference:

Land Behind John Street Hostel, Shaddongate, Carlisle, CA2 5LG

339475 555900





Proposal:
Change Of Use From Existing Car Park To Proposed Homelessness Centre Of Excellence Providing Short Term Accommodation For Women And Families In 8 Flats And Incorporating Skills Training And Administrative Facilities As Well As Associated Car Parking

The application Report was withdrawn from discussion at the meeting in order to allow Officers time to consider a response submitted by a consultee and to undertake further consultation with the applicant.  The application may, dependent upon the outcome of those actions, be capable of determination under the Council's Scheme of Delegation or, alternatively will be the subject of an additional Report at a future meeting of the Committee.

Item no: 07







Appn Ref No:
Applicant:
Parish:

08/0938
Mr Birnie
Askerton





Date of Receipt:
Agent:
Ward:

11/09/2008 09:30:14
C & D Property Services
Irthing





Location:

Grid Reference:

Fawcettlees, Bewcastle, Carlisle, CA6 6PU

356462 573535





Proposal:
Erection Of Agricultural Workers Dwelling (Re-submission)

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 the objectives of Policy CP5 of the Carlisle District Local Plan 2001-2016 are met and to ensure a satisfactory external appearance for the completed development.



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.
Prior to the occupation of the dwelling hereby approved, works for the disposal of sewage shall be provided on the site to serve the development, in accordance with details to be submitted to and approved by the Local Planning Authority.

Reason:
To ensure that adequate drainage facilities are available, in accordance with Policy CP12 of the Carlisle District Local Plan 2001-2016.



5.
Notwithstanding the details of the proposed new access indicated on drawing 10/6/2008/1A (received on 23 Sept 2008), no development shall commence until details of the proposed new access to the dwelling shall be submitted to, and approved in writing by, the Local Planning Authority.  The access shall be constructed in accordance with these plans.  

Reason:
In order to protect the existing trees on the site, in accordance with Policy CP5 of the Carlisle District Local Plan 2001-2016.



6.
The occupation of the dwelling shall be limited to persons solely or mainly employed, or last employed, in the locality in agriculture as defined in Section 336 of the Town and Country Planning Act 1990, or in forestry, or dependants of such persons residing with him or her, or a widow or widower of such a person.

Reason:
The unrestricted use of the dwelling would be contrary to the provisions of Policies H1 and H7 of the Carlisle District Local Plan 2001-2016, which seek to prevent additional sporadic development in the countryside unless demonstrated to be essential in the interests of agriculture or forestry.



Summary of Reasons for the Decision

This application seeks full planning permission for an agricultural workers dwelling at Fawcettlees, Bewcastle.  The farm, which consists of a farmhouse and a number of agricultural buildings, stands alone in open countryside approximately 300 metres from the main road that leads from the B6318 to Bewcastle.

It is proposed to site the dwelling adjacent to the existing complex of farm buildings and in close proximity to a group of trees, which would help to screen the dwelling.  The dwelling, which would be a three bedroom bungalow, would be constructed of white painted render, with red facing brick quoins and plinth, under a slate roof.  The plot would measure approximately 30m by 35m and would include a detached single garage and a garden area. 

The relevant planning policies against which the application is required to be assessed are Planning Policy Statement 7 “Sustainable Development in Rural Areas” (PPS7) and Policies DP1, DP10, CP1, CP3, CP5, CP12 and H7 of the Carlisle District Local Plan 2001-2016.

The proposals raise the following planning issues:

1.   Whether The Principle Of The Proposed Development Is Acceptable.

PPS7, published in July 2004, is relevant to this application, as it sets out the Governments planning policies for rural areas that should be taken into consideration when making planning decisions. 

The fourth Key principle, identified in Paragraph 1 of PPS7, states that “new building development in the open countryside away from existing settlements, or outside areas allocated for development in development plans, should be strictly controlled”. By doing so it is the Governments aim to safeguard the character and beauty of the countryside, the diversity of its landscapes, heritage and wildlife, and it natural resources. 

Paragraph 10 of PPS7 identifies that isolated houses in the countryside, away from existing settlements, will require special justification.  Where the special justification relates to an essential need for a worker to live permanently at or near their place of work in the countryside, PPS7 advises that Planning Authorities should refer to the advice provided within Annex A of PPS7.


Annex A identifies the criteria that Local Planning Authorities should apply and which should be met prior to granting planning consent for a new permanent agricultural workers dwelling. The criteria are identified in Paragraph 3, Annex A of PPS7, which states the following:

“New permanent dwellings should only be allowed to support existing agricultural activities on well-established agricultural units, providing:

(i) there is a clearly established existing functional need (see paragraph 4 below);

(ii) the need relates to a full-time worker, or one who is primarily employed in agriculture and does not relate to a part-time requirement;

(iii) the unit and the agricultural activity concerned have been established for at least three years, have been profitable for at least one of them, are currently financially sound, and have a clear prospect of remaining so (see paragraph 8 below);

(iv) the functional need could not be fulfilled by another existing dwelling on the unit, or any other existing accommodation in the area which is suitable and available for occupation by the workers concerned; and

(v) other planning requirements, e.g. in relation to access, or impact on the countryside, are satisfied”.

Policy H7 of the Carlisle District Local Plan 2001-2016 states that within the rural area planning permission will not be given for dwellings other than those essential to agriculture, forestry or any other rural based enterprise and supported by a proven need.


The policy also includes paragraph 5.41, which states that when assessing if there is such a need the Council should refer to the advice contained in Annex A to PPS7. 

When considering applications for agricultural workers dwellings it is common practise for the Council to consult the County Land Agent. As part of their response the County Land Agent assesses whether the proposal meets the aforementioned criteria identified in Paragraph 3 of Annex A to PPS7. 

In his response the County Land Agent has concluded that there is a clearly established functional need in relation to the holding for 2 full time workers actively involved in the management of this unit, to be resident on or immediately adjacent to this holding (but at present there is only one dwelling at the farm). The conclusion goes on to identify that the labour requirement test and the financial test are also met. 

The County Land Agent has, however, pointed out that Paragraph 12 of Annex A to PPS7 states that if a new dwelling is essential to support a new farming activity (on a new or established agricultural unit) it should normally, for the first three years, be provided by a caravan or other temporary accommodation.  Since a new enterprise (dairy farming) is being introduced at Fawcettlees any dwelling should normally be of a temporary nature.  

The applicant considers that good quality housing (rather than a caravan) is necessary in order to attract good quality staff to this relatively remote area, and this point has been accepted by the County Land Agent.  

Given that there is a functional need for a second dwelling at Fawcettlees, Members of the Development Control Committee considered that there are exceptional circumstances in this case which warrant the granting of permission for a permanent dwelling.  These are set out below:  

 

· Whilst a new enterprise is being established at Fawcettlees, historically the farm was run as a successful dairy unit;

· Whilst this is a new enterprise it is not a new business - its is part of the existing farm business run by the applicant.  The business operates from a single bank account; all land is declared on the same Single Farm Payment Form; all land at Cambeck Hill and Fawcettlees is recognised as one holding with the British Cattle Movement Service and, therefore, comes under one holding number; machinery and labour is shared between both units; and cows would move between the two units;

· A lot of money has already been invested into the farm, which has expanded very rapidly in the last 12 months, and cow numbers are increasing monthly.  At present 100 cows are being milked at Fawcettlees and this number will be increased to 200 cows in the next 6 months, provided the infrastructure is in place;

· A dairy manager and at-least one further full-time employee to take care of the day to day management of the cows are required at Fawcettlees, with other labour being supplied from Cambeck Hill, as and when required;

· Better quality housing is needed to attract quality agricultural workers to this remote area and at present there is little suitable, affordable housing in the locality.  

 

In light of the above, it is considered that there are exceptional circumstances in this case which warrant the granting of permission for a permanent dwelling.

2.   Impact Upon An Area Of County Landscape And Trees

The proposed dwelling would be sited in close proximity to the existing farm complex and near to a group of trees.  The proposed siting would not have an adverse impact on the character of the rural area, which is designated as an Area of County Value, or on the existing trees.

3.   The Scale And Design Of The Dwelling

 

The proposed dwelling is a three-bedroom bungalow, which would contain a living room/dining room, kitchen, utility, toilet, three bedrooms and a bathroom.  The floor area would measure 13.8m by 9m, with the bungalow being 2.3m to the eaves and 5.1m to the ridge.  A single garage, measuring 3m by 6m would be erected next to the dwelling.  The scale of the proposed dwelling is appropriate.

 

The dwelling would be constructed of white painted render, with brick quoins and plinth, under a slate roof.  A drystone wall would provide the boundary treatment for the dwelling.  In light of the above, the design of the dwelling is acceptable.

 

In overall terms, the introduction of a new permanent dwelling at Fawcettlees is considered to be acceptable, given the exceptional circumstances that exist in this case.  The siting and design of the dwelling are acceptable.  In all aspects, the proposal is compliant with the relevant policies contained within the adopted Local Plan.

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 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 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  H7 - Agricultural, Forestry And Other Occupational Dwellings

Outside of those areas covered by Policy H1 and Proposal H16, permission will not be given for dwellings other than those essential to agriculture, forestry or any other rural-based enterprise and supported by a proven need. The size of dwelling should be commensurate with the scale of the business to which it relates. Occupancy conditions will be used to ensure that such dwellings are only occupied by those working in agriculture, forestry or any other rural-based enterprise.


Item no: 08







Appn Ref No:
Applicant:
Parish:

08/0937
Mr S Graham
Dalston





Date of Receipt:
Agent:
Ward:

11/09/2008
Mr J Stephens
Dalston





Location:

Grid Reference:

13 Caldew Drive, Dalston, Carlisle, CA5 7NS

336924 550539





Proposal:
Erection Of Single Storey Bedroom To Front Of Property

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.



3.
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 on the north-east 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 H11 of the Carlisle District Local Plan (2001-2016).



Summary of Reasons for the Decision

Introduction

5.1
This application seeks approval for the erection of a single storey extension to provide a bedroom to the front of 13 Caldew Drive, a single storey semi-detached property constructed from brick/rendered walls under a tiled roof. Number 13 Caldew Drive is situated within the corner of a residential cul-de-sac and is surrounded by single storey dwellings to the north-east, south-east, south-west and north-west. 

Background
5.2
The proposed single storey extension will have a total width of 4.3 metres, a total length of 7.65 metres and a total ridge height of 4 metres. The extension will be constructed from materials to match those of the existing dwelling.  

Assessment
5.3
The relevant planning policies against which the application is required to be assessed are Policies CP5, CP6 and H11 of the Carlisle District Local Plan (2001-2016).

5.4
The proposals raise the following planning issues:

1.
The Impact Of The Proposal On The Living Conditions Of Neighbouring Residents

5.5
The proposed extension will have high level windows situated on the north-western elevation and french windows situated on the south-eastern elevation. The north-western boundary of the application site is delineated by a 1.8 metre high fence and the south-eastern boundary of the site is delineated by a tree and landscaping.  There will be no windows situated on the north-eastern (front) elevation of the extension. The property located towards the north-east of the application site has one high level window to the ground floor and one first floor window situated on the gable which would face the proposed development; however, these windows are obscurely glazed. In such circumstances it is considered that the proposed development will not adversely affect any occupiers of neighbouring properties on the basis of loss of light, overlooking or overdominance.

2.
Whether The Proposal Is Appropriate To The Dwelling

5.6
The scale and height of the proposed extension is comparable to the existing property. The extension would be constructed from materials to match the existing dwelling, and would employ similar detailing. Accordingly, it is considered that the proposed development would complement the existing dwelling in terms of design and materials to be used.


3. 
Other Matters

5.7
The occupier of the neighbouring property located to the north-west of the application site "28 Low Moorlands" and the Parish Council have objected to the proposed development on the grounds that the proposed extension is located in front of the building line of the property. The proposed extension will project 5 metres in front of the existing building line. The application site is situated on a corner plot and the extension will not project in front of the building line of the residential properties situated to the north-east of the application site. In such circumstances it is considered that the proposed extension will not appear obtrusive or incongruous within the streetscene. In short there is no wider "public amenity" loss. 

5.8
The Parish Council and the occupier of "28 Low Moorlands" have also objected to the proposal on the basis of the proximity of the proposed extension to the site boundary and potential loss of light and amenity as a result of this. No. 13 Caldew Drive has an existing single storey side extension located 1.8 metres from the north-eastern boundary. The proposed extension will be situated approximately one metre from the north-eastern boundary of the application site. Members are reminded that the north-eastern boundary of the site is delineated by a 1.8 metre high fence and the proposed high level windows on the north-eastern elevation will allow light into the proposed extension but will not cause overlooking. Given the orientation of the application site it is considered that there will not be a significant loss of light to justify refusal on this basis.

5.9
Dalston Parish Council have also objected to the proposed development on the grounds that the proposed extension will also cause an invasion of privacy on the occupiers of No.11 and No.15 Caldew Drive. As stated above there is a significant amount of landscaping situated along the south-eastern boundary of the application site obscuring the proposed development from No.11 Caldew Drive. Furthermore, the proposed development will not have any windows facing on to No.15 Caldew Drive. A condition is recommended to ensure that this situation remains in perpetuity. As clarified above, the extension will not adversely affect the occupiers of neighbouring properties on the basis of loss of light, over looking or over dominance.

5.10
The occupier from No.28 Low Moorlands has also raised concerns regarding loss of value to that property as a result of this extension. Members are reminded that loss of value is not a material planning consideration.

Conclusion

5.11   In overall terms it is considered that the proposal will not adversely affect the living conditions of adjacent properties sufficient to merit refusal. The scale and design of the proposed extension is considered acceptable. The proposal is therefore considered compliant with the objectives of the relevant development plan policies. In such circumstances approval is recommended.

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

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: 09







Appn Ref No:
Applicant:
Parish:

08/0973
 Beattie & Bell
Burgh-by-Sands





Date of Receipt:
Agent:
Ward:

22/09/2008
Mr Brian Child
Burgh





Location:

Grid Reference:

The Garage, Burgh by Sands, Carlisle, CA5 6AP

332744 559104





Proposal:
Proposed Demolition Of Commercial Garage And Erection Of 2 Two Storey Detached Dwellings (Resubmission)

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 privacy and amenity of the occupiers of Cross Lea, Cross Cottage, Cross Farm, Beech Lea and the proposed dwelling, in accordance with Policies 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 foul and 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.
The garages hereby permitted shall not be used except for private and domestic purposes and shall at no time be used for any commercial or business purposes whatsoever.

Reason:
To preclude the possibility of the use of the premises for purposes inappropriate in the locality and to ensure compliance with Policies CP5 and CP6 of the Carlisle District Local Plan 2001-2016.



7.
An archaeological watching brief shall be undertaken by a qualified archaeologist during the course of the ground works of the proposed development, in accordance with a written scheme of investigation which has been submitted by the applicant and approved by the Local Planning Authority.  Following the completion, 3 copies of the report shall be furnished to the Local Planning Authority.

Reason:
To 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 examination and recording of such remains and to accord with Policy LE10 of the Carlisle District Local Plan 2001-2016.



8.
Access gates, if provided, shall be hung to open inwards only, away from the highway.  

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



9.
A 2m wide parallel band visibility splay, as measured form the carriageway edge, shall be provided along the site frontage with no obstruction above 1 metre above the carriageway level within the area of the splay.  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 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.



10.
The whole of each access area bounded by the carriageway edge, entrance gates and the splays shall be constructed and drained to the specification of the Local Planning Authority in consultation with the Highway Authority.

Reason:
In the interests of road safety and to support Local Transport Plan Policies LD5, LD7 and LD8. 



11.
No development shall commence until an investigation and risk assessment, (in addition to any assessment provided with the planning application), has been completed in accordance with a scheme to assess the nature and extent of any contamination on the site, whether or not it originates on the site.  The contents of the scheme are subject to the approval in writing of the Local Planning Authority.  The investigation and risk assessment must be undertaken by competent persons and a written report of the findings must be produced.  The written report is subject to the approval in writing of the Local Planning Authority.  The report of the findings must include:

i)
a survey of the extent, scale and nature of contamination;

ii)
an assessment of the potential risks to:

· human health,

· property (existing or proposed) including buildings, crops, livestock, pets, woodland and service lines and pipes,

· adjoining land,

· groundwaters and surface waters,

· ecological systems,

· archaeological sites and ancient monuments;

iii)

an appraisal of remedial options, and proposal of the preferred option(s).

This must be conducted in accordance with DEFRA and the Environment Agency’s ‘Model Procedures for the Management of Land Contamination, CLR 11’
Reason: 
To ensure that risks from land contamination to the future users of the land and neighbouring land are minimised, together with those to controlled waters, property and ecological systems, and to ensure that the development can be carried out safely without unacceptable risks to workers, neighbours and other offsite receptors and to accord with Policy LE29 of the Carlisle District Local Plan 2001-2016.



12.
No development other than that required to be carried out as part of an approved scheme of remediation shall be commenced until a detailed remediation scheme to bring the site to a condition suitable for the intended use (by removing unacceptable risks to human health, buildings and other property and the natural and historical environment) has been prepared.  This is subject to the approval in writing of the Local Planning Authority.  The scheme must include all works to be undertaken, proposed remediation objectives and remediation criteria, timetable of works and site management procedures.  The scheme must ensure that the site will not qualify as contaminated land under Part 2A of the Environmental Protection Act 1990 in relation to the intended use of the land after remediation.

Reason: 
To ensure that risks from land contamination to the future users of the land and neighbouring land are minimised, together with those to controlled waters, property and ecological systems, and to ensure that the development can be carried out safely without unacceptable risks to workers, neighbours and other offsite receptors and to accord with Policy LE29 of the Carlisle District Local Plan 2001-2016.



13.
The approved remediation scheme must be carried out in accordance with its terms prior to the commencement of development other than that required to carry out remediation, unless otherwise agreed in writing by the Local Planning Authority.  The Local Planning Authority must be given two weeks written notification of commencement of the remediation scheme works.

Following completion of measures identified in the approved remediation scheme, a verification report (referred to in PPS23 as a validation report) that demonstrates the effectiveness of the remediation carried out must be produced, and is subject to the approval in writing of the Local Planning Authority.

Reason: 
To ensure that risks from land contamination to the future users of the land and neighbouring land are minimised, together with those to controlled waters, property and ecological systems, and to ensure that the development can be carried out safely without unacceptable risks to workers, neighbours and other offsite receptors and to accord with Policy LE29 of the Carlisle District Local Plan 2001-2016.



14.
In the event that contamination is found at any time when carrying out the approved development that was not previously identified it must be reported in writing immediately to the Local Planning Authority.  An investigation and risk assessment must be undertaken with the requirements of condition 1, and where remediation is necessary a remediation scheme must be prepared in accordance with the requirements of condition 2, which is 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 in accordance with condition 3.

Reason: 
To ensure that risks from land contamination to the future users of the land and neighbouring land are minimised, together with those to controlled waters, property and ecological systems, and to ensure that the development can be carried out safely without unacceptable risks to workers, neighbours and other offsite receptors and to accord with Policy LE29 of the Carlisle District Local Plan 2001-2016.



15.
Prior to the commencement of development a detailed methodology for the construction works shall be submitted to and approved by the Local Planning Authority to ensure that there is no damage to the adjacent Listed Barn at Cross Farm.

Reason:     
To ensure that the Listed barn at Cross Farm is protected, in accordance with Policy LE12 of the Carlisle District Local Plan 2001-2016.



16.
The buildings and foundations of the existing structures that lie within 10 metres of the Listed barn at Cross Farm are to be removed using hand tools, in accordance with drawing 11228-06 (received on 7 November 2008) . 

Reason:
 To ensure that there is no adverse impact on the Listed barn at Cross Farm, in accordance with Policy LE12 of the Carlisle District Local Plan 2001-2016. 



17.
The excavation of the foundations and the construction of any buildings within 10 metres of the Listed barn at Cross Farm shall be carried out by hand, in accordance with drawing 11228-06 (received on 7 November 2008)

Reason:
 To ensure that there is no adverse impact on the Listed barn at Cross Farm, in accordance with Policy LE12 of the Carlisle District Local Plan 2001-2016. 



18.
The ground level between the retaining wall and the Listed barn at Cross Farm shall be retained at the existing level, in accordance with drawing 11228-06 (received on 7 November 2008) , unless otherwise agreed in writing with the Local Planning Authority.

Reason:
 To ensure that there is no adverse impact on the Listed barn at Cross Farm, in accordance with Policy LE12 of the Carlisle District Local Plan 2001-2016. 



19.
Prior to the commencement of development hereby approved, full details of any trenches that are required for services shall be submitted to and approved in writing by the Local Planning Authority.  Such details shall include the position, depth and means of excavation of the said trenches.  The development shall then be undertaken in accordance with these approved details, unless agreed in writing by the Local Planning Authority. 
Reason:     
To ensure that there is no adverse impact on the adjacent Scheduled Ancient Monument, in accordance with Policy LE6 of the Carlisle District Local Plan 2001-2016.



Summary of Reasons for the Decision

Introduction

The proposal is seeking to erect two detached dwellings on the site of an existing commercial garage at Burgh-By-Sands.  The garage is located towards the eastern edge of the village and lies on the west side of Moorhouse Road.  Hardstanding is located to the front of the site and this is used for the parking of customers vehicles.  The main garage building, which is visible from the road, is constructed of brick and blockwork, under a monopitch tiled roof.  Blockwork and timber extensions have been added to the rear of the property and these adjoin the site boundary to the rear (south) and west.    

The surroundings to the site are wholly residential.  Two, two-storey dwellings adjoin the site to the north, together with a Grade 2 Listed clay barn, which immediately abuts the north western site boundary.  A bungalow adjoins the site to the south, whilst the garden to Cross Farm/ Cross Cottage is located directly to the east of the site.

Background
There have been four previous applications to redevelop this site for residential development, with three of these being withdrawn prior to determination and one being refused.

The application that was refused sought to erect two three-storey dwellings on the site and the height of the dwellings, adjacent to a bungalow and two two-storey dwellings and within the Conservation Area, an Area of Outstanding Natural Beauty and in close proximity to a World Heritage Site, was the main reason for refusal.

The latest application to be withdrawn did not include a Contaminated Land Survey or any information on the marketing of the property for commercial use.  In addition, concerns were expressed about the siting of the proposed dwellings in relation to the Listed barn and residential properties to the north.  

The Proposal
The application is proposing to demolish the existing commercial garage and to redevelop the site for residential development.  Two two-storey detached dwellings would be constructed in the centre of the site, in a similar position to the main garage building.  The extensions to the rear of the site would be replaced by garden area, with the hardstanding area to the front of the garage being replaced by driveways and front gardens for the dwellings.

The dwellings would include a kitchen/dining room, a living room, a w.c. and an integral garage on the ground floor, with three bedrooms and a bathroom to the first floor.  The dwellings, which would measure 3.8 metres to the eaves and 6.2 metres to the ridge, would be constructed of clay facing brick under a slate roof, with timber framed windows and doors.     

The site currently slopes uphill away from the road and the floor level of the garage is approximately 0.9 metres higher than the existing road level.  The finished floor levels of the dwellings would be constructed at the same level as the existing road.

Assessment

The relevant planning polices against which the application is required to be assessed include Policies CP5, CP6, CP12, DP1, DP9, EC13, H1, LE6, LE7, LE10, LE12, LE17, LE19, LE29 and T1 of the Carlisle District Local Plan 2001-2016.
The proposal raises the following planning issues:

1.   The Principle Of The Proposed Development

Burgh-by-Sands is identified as a Local Service Centre in the Local Plan.  The site lies within the defined settlement boundary and the principle of residential development on the site is, therefore, acceptable.

2.   The Loss Of A Commercial Site To Residential Use

The site is currently in use as a commercial garage.  The loss of a commercial site to  residential use is only acceptable if it can be demonstrated that the commercial use is no longer viable.  In order to prove this, the applicants need to demonstrate that the property has been adequately marketed for a period of at-least 12 months.  

The applicants have indicated that they would prefer to sell the garage as a going concern but they have been unable to do so.  The garage has been advertised for sale in the Cumberland News on two occasions in 2007/8.  Three offers have been received, in this period, from buyers in the same type of business.  In each case, the property was surveyed and the accounts inspected by accountants.  In each case, the offers were withdrawn on the basis that the business was judged not to be viable.  The existing garage is currently poorly equipped for present day requirements and would need considerable investment to bring it up to modern standards.  Small commercial garages have become less attractive in recent years, due to the need for more expensive specialist equipment.  

In light of the above, it is considered that the applicants have made reasonable attempts to sell the garage as a going concern.  As such, the loss of this commercial site is not unacceptable.

3.   Impact On The Burgh-By-Sands Conservation Area, the Solway Coast Area Of Outstanding Natural Beauty and the Hadrian's Wall World Heritage Site

The site is located within the Burgh-By-Sands Conservation Area, an Area Of Outstanding Natural Beauty (AONB) and the Buffer Zone of the Hadrian's Wall World Heritage Site.  The current garage is unsightly and detracts from the character and appearance of the Conservation Area, the AONB and the World Heritage Site.  The proposed dwellings, which would be sympathetically designed and constructed of traditional materials, would be a visual improvement of the garage building.  In light of the above, the proposed development would make a positive contribution to the Conservation Area, the AONB and the World Heritage Site.

4.   Impact On The Adjacent Listed Building

 

A Listed clay barn is located adjacent to the rear of the site.  The barn does not have any foundations and concern has been expressed about the impact that the construction of the dwellings on the site would have on the Listed barn.  Following discussion with the Conservation Officer, the applicant has moved the dwellings so that the nearest part is 5 metres away from the barn and the land adjacent to the barn would remain undisturbed.  This distance is sufficient, provided that the use of mechanical machinery is restricted adjacent to the Listed barn.  A condition requiring the applicant to submit details of the methodology of construction, prior to the commencement of development, is recommended to ensure that the development does not adversely affect the adjacent Listed barn.

5.   Impact On The Living Conditions Of The Occupiers Of Neighbouring Properties

 

Residential properties adjoin the site to the north, south and west.  The dwelling to the south is a bungalow (Beech Lea) which has a conservatory to the front.  The timber extension, which is attached to the rear of the main garage building, adjoins the site boundary with Beech Lea and is located approximately 2 metres from the gable wall of the bungalow.  The removal of the timber extension and its replacement by garden would enhance the living conditions of the occupiers of Beech Lea, as would the removal of the commercial garage, which has the potential to cause disturbance to neighbouring properties.  Whilst it is acknowledged that a blank gable wall of one of the new dwellings would lie approximately 3 metres from the gable wall of the Beech Lea, this elevation of Beech Lea only contains an obscurely glazed bathroom window and, therefore, there would be no loss of privacy to this property.

 

The garden of Cross Farm adjoins the site to the west and part of the garage building forms the boundary with Cross Farm.  The removal of the garage and its replacement by garden and suitable boundary treatment should improve the living conditions of the occupiers of Cross Farm.  Whilst it is acknowledged that the new dwellings would have bedroom windows facing the garden of Cross Farm, these will be between 9 and 12 metres away from the boundary and would not lead to a significant loss of privacy for the occupiers of Cross Farm. 

 

Two two-storey dwellings, Cross House and Cross Lea, adjoin the site to the north.  Cross House has no windows at first floor level but has three rooflights and Cross Lea only has one window at first floor level directly facing the site.  The garage building lies to the rear of Cross House and is approximately 10.2 metres from the dwelling.  The blank gable wall of one of the proposed dwellings would lie directly to the rear of Cross House and would be approximately 8.2m from the dwelling.  The height of the dwellings has been reduced in this current application and by excavating the site by 0.9 metres the height of the dwellings would be comparable to the height of the existing garage building.  Whilst it is accepted that the dwelling would be 2 metres nearer to Cross House than the existing garage building, given the similar heights of the existing and proposed buildings, it is not considered that the proposed dwellings would have an adverse impact on the living conditions of the occupiers of Cross House, through loss of light or over-dominance. 

Given that there would be no windows in the elevation of the dwelling that would face Cross House and there would only be one rooflight in the roofslope near to the boundary with Cross House, which would be above a landing and would not allow over-looking to occur, there would be no loss of privacy to the occupiers of Cross House. 

 

The front gardens and parking areas of the dwellings would be located to the rear of Cross Lea.  Whilst it is accepted that the dwelling would be 2 metres further north than the existing garage building, given that the heights of the proposed dwellings is commensurate with the height of the garage, the proposed development would not lead to a significant loss of light to the occupiers of Cross Lea.  Indeed, the removal of a commercial garage directly to the rear of the property and its replacement by residential development should have a positive impact on the occupiers of Cross Lea.

Whilst the garage to one of the dwellings (with a bedroom above) would lie to the rear of Cross Lea it would be some 12 metres from the rear elevation of the property and would not lead to a loss of light to the occupiers of that property.

The proposed dwelling that would lie closest to Cross Lea, would only have a rooflight above a landing and a window in the front elevation of a bedroom (which given the angle would only allow very limited views of Cross Lea) facing Cross Lea.  There would, therefore, be no loss of privacy to the occupiers of Cross Lea.

6.   Impact On Archaeology

 

The site is located within the Hadrian's Wall Buffer Zone and adjacent to the site of a Roman Fort, which is a Scheduled Ancient Monument (SAM).  As a consequence the County Archaeologist and English Heritage have asked that a condition is put on any planning permission to ensure that an development is subject to an Archaeological Watching Brief.

 

English Heritage has also expressed concerns about the potential impact that the provision of services, to the proposed dwellings, might have on the archaeology of the area and in particular the SAM that includes part of the road to the front of the garage.  English Heritage considers that the applicant needs to provide more detail, in terms of locations and depths of service connections for this development.  Only then can the implications of the work on the archaeology of the area being fully evaluated.  The application should not, therefore, be determined until such detail has been provided.

In the event that this matter is not resolved in advance of the committee meeting, Members will be asked to grant authority to issue approval, subject to satisfactory details being received and agreed by English Heritage.

7.   Drainage

 

The Parish Council has expressed concerns about the impact of the proposed development on the already overloaded sewerage and drainage system within the village.  However, United Utilities has not raised any objections to the proposed development and, therefore, Members are advised that a refusal on this basis could not be substantiated.
8.   Contamination

 

The applicant has submitted a Contaminated Land Survey as required.  Conditions are recommended to ensure that any contamination that is found on the site is dealt with in the appropriate manner.

Conclusion

In overall terms, the proposed development would not have an adverse impact on: the character of the Burgh-by-Sands Conservation Area, the Solway Coast AONB or the World Heritage Site; the setting of the Listed barn, which lies adjacent to the site; or the living conditions of the occupiers of neighbouring properties due to loss of light, loss of privacy or over dominance.  In all these aspects, the proposal is compliant with the relevant policies contained within the adopted Local Plan.

If Members are minded to approve this application it is requested that ‘authority to issue’ approval is granted subject to satisfactory details on service connection being received and agreed by English Heritage.

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 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 

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 DP9 - Areas Of Outstanding Natural Beauty

Within the North Pennines and Solway Coast Areas of Outstanding Natural Beauty, and their settings, permission will not be given for development that would harm the special characteristics and landscape quality of the areas.  Development proposals must conserve or enhance the natural beauty of the areas, including scenic qualities, landform, ecology, geology, cultural interests, and the historic environment, so that these qualities can be enjoyed by present and future generations.

Major development of a national scale will only be permitted in exceptional circumstances where it can be demonstrated to be in the public interest.  Development required to meet local infrastructure needs which cannot be located anywhere else will be permitted provided it is sited to minimise environmental impact and meet high standards of design.



Carlisle District Local Plan 2001 - 2016

Economic & Commercial Growth - Policy EC13 - Sustaining Rural Facilities And Services

Outside the key service centres of Brampton and Longtown, the change of use of a local shop, public house, post office, doctor’s surgery, dental surgery, school, bank, church/chapel, village hall or other facility considered important to the community will only be permitted where it can be demonstrated that:

1
Its current use is no longer viable and there is currently scope for an alternative community use; and

2
There is adequate alternative provision in the locality to serve the local community; and

3
All options for their continuance have been fully explored.

Proposals for the development of or extension to village services and facilities, including proposals which will assist in their retention, will be permitted provided that: 

1
The scale and design does not adversely affect the local built environment or and respects local landscape character; and 

2
It does not have an adverse impact upon residential amenity; and

3
Appropriate parking and servicing arrangements can be made.



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

Local Environment - Policy LE6 - Scheduled/Nationally Important Ancient Monuments

Development will not be permitted where there is an unacceptable impact on scheduled and other nationally important ancient monuments and their settings.



Carlisle District Local Plan 2001 - 2016

Local Environment - Policy LE7 - Buffer Zone On Hadrian’s Wall World Heritage Site

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

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

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

Within the outer visual envelope, beyond the Hadrian's Wall Military Zone World Heritage Site, proposals for major development which would have an adverse effect on the character of the World Heritage Site will not be permitted unless the need for the development outweighs the environmental costs.
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Local Environment - Policy LE12 - Proposals Affecting Listed Buildings

Proposals for new development which adversely affects a listed building or its setting will not be permitted. Any new development within the setting of a listed building should preserve the building's character and its setting. The City Council will seek to encourage any new development to be sympathetic in scale, character and materials.
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Local Environment - Policy LE17 - Development Involving The Demolition Of Unlisted Buildings In Conservation Areas

There will be a general presumption in favour of the retention of buildings which make a positive contribution to the character or appearance of a conservation area. Applications for planning permission for development proposals that would require the total demolition of unlisted buildings in conservation areas will be assessed against the following criteria:

1
the contribution of the building to the landscape/townscape; and

2
the structural condition of the building; and

3
the suitability of the building for its existing, proposed or any other use; and

4
the cost of repair; and

5
the contribution which the demolition/ redevelopment would make to broader conservation objectives.

6
the inclusion of any building on a local list as defined in policy LE16

All proposals for demolition must be accompanied by details of redevelopment, which will normally be secured by means of a legal agreement.



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 pattens 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

Local Environment - Policy LE29 - Land Affected By Contamination

Development on land known or thought to be contaminated will be permitted provided that contaminant sources, pathways and human and environmental receptors are clearly identified in a risk assessment and measures taken to treat, contain and control contamination so as not to:

1
Expose the occupiers of a development and neighbouring land uses to unacceptable risk;

2
Cause the contamination of adjoining land or allow contamination to continue;

3
Lead to the contamination of any watercourse, water body or aquifer;

4
Have an unacceptable adverse effect on habitats and ecosystems;

5
Cause harm to buildings, animals or crops

The Policy will also apply to proposed development on or within 250 metres of an existing landfill or a site known to be used for landfill within the last 30 years.



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 LE10 - Archaeological Field Evaluation 

On all scheduled and other nationally important monuments, sites of archaeological significance and other sites of high archaeological potential, the City Council will ensure that the archaeological aspects of development proposals are examined and evaluated either before planning applications are determined or in exceptional circumstances by the use of condition. Planning permission will not be granted without adequate assessment of the archaeological implications.



Item no: 10







Appn Ref No:
Applicant:
Parish:

08/0991
 Beattie & Bell
Burgh-by-Sands





Date of Receipt:
Agent:
Ward:

22/09/2008
Mr Brian Child
Burgh





Location:

Grid Reference:

The Garage, Burgh by Sands, Carlisle, CA5 6AP

332744 559104





Proposal:
Proposed Demolition Of A Commercial Garage And The Erection Of 2 Two Storey Dwellings (Detached) (Conservation Area Consent)

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 building shall not be demolished before a contract for the carrying out of works of redevelopment of the site has been made and planning permission has been granted for the redevelopment for which the contract provides.

Reason:
To safeguard against premature demolition in accord with Policy LE17 of the Carlisle District Local Plan 2001-2016.



3.
Prior to the demolition of the buildings, a detailed methodology for the demolition works shall be submitted to and approved, in writing, by the Local Planning Authority. The demolition of the garage shall be carried out in accordance with the approved plans. 

Reason:     To ensure that there is no adverse impact on the Listed barn at Cross Farm, in accordance with Policy LE12 of the Carlisle District Local Plan 2001-2016. 



4.
The buildings and foundations of the existing structures that lie within 10 metres of the Listed barn at Cross Farm are to be removed using hand tools, in accordance with drawing 11228-06 (received on 7 November 2008) . 

Reason:
 To ensure that there is no adverse impact on the Listed barn at Cross Farm, in accordance with Policy LE12 of the Carlisle District Local Plan 2001-2016. 



Summary of Reasons for the Decision

The proposal is seeking Conservation Area Consent to demolish a commercial garage.  The garage, which lies within the Burgh-by-Sands Conservation Area, consists of a brick and blockwork building with extensions to the rear, which are constructed of block work and timber.   A large area of hardstanding is sited to the front of the building, adjacent to the road.  The building is currently in a poor state of repair and is of no architectural or historic merit.

The applicant proposes to demolish the garage with a view to redeveloping the site for residential purposes. The application, reference 08/0973, which precedes in the Schedule, seeks approval for the erection of two residential units on the site.

Assessment
In consideration of this application Policies LE12, LE17 and LE19 of the Carlisle District Local Plan 2001-2016.  


The proposal raises the following planning issues:

1.   The Impact Of The Proposal On The Burgh-by-Sands Conservation Area

The existing garage is unsightly, in a poor state of repair and does not make a positive contribution to the Conservation Area.  The demolition of the buildings would not have an adverse impact on the Conservation Area.  In the light of this the proposal to demolish the building with a view to redeveloping the site is considered to be acceptable.   

However, Members are advised that if they were minded not to approve the application to redevelop the site (09/0973), which precedes this application in the Schedule it would not be appropriate to approve this application.  To do so may increase the likelihood of the site being cleared and left undeveloped which would detract from the Conservation Area.  Therefore, in the absence of any approved scheme to redevelop the site, the approval of this application would be considered to be premature.

Conclusion

In overall terms, it is considered that the proposal does not adversely affect the Burgh-by-Sands Conservation Area.  In all aspects the proposal is considered to be compliant with the objectives of the relevant Local Plan policies. If the application to redevelop the site, reference 08/0973, is approved it is recommended that this application also be approved.  However, if that application is refused this application should be refused on the grounds of prematurity and having an adverse impact on the Conservation Area.

Relevant Development Plan Policies

Carlisle District Local Plan 2001 - 2016

Local Environment - Policy LE17 - Development Involving The Demolition Of Unlisted Buildings In Conservation Areas

There will be a general presumption in favour of the retention of buildings which make a positive contribution to the character or appearance of a conservation area. Applications for planning permission for development proposals that would require the total demolition of unlisted buildings in conservation areas will be assessed against the following criteria:

1
the contribution of the building to the landscape/townscape; and

2
the structural condition of the building; and

3
the suitability of the building for its existing, proposed or any other use; and

4
the cost of repair; and

5
the contribution which the demolition/ redevelopment would make to broader conservation objectives.

6
the inclusion of any building on a local list as defined in policy LE16

All proposals for demolition must be accompanied by details of redevelopment, which will normally be secured by means of a legal agreement.



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 pattens 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: 11







Appn Ref No:
Applicant:
Parish:

08/0904
 Mr B Rose
Carlisle





Date of Receipt:
Agent:
Ward:

04/09/2008
Mr P Malthouse
Castle





Location:

Grid Reference:

Carlisle College, Victoria Place, Carlisle, Cumbria, CA1 1HG

340510 556100





Proposal:
To Demolish Blocks B, C & D Of The Existing College And Erection Of A Replacement  (9715 square metres) College Building (B, C, D & E) With Parking For 125 No Spaces

Members resolved to defer consideration of the proposal in order to allow proper consideration of the recently revised plans and comments of consultees and to await a further report on the application at the next meeting of the Committee.

Item no: 12







Appn Ref No:
Applicant:
Parish:

08/0895
 Jim Peet (Agriculture)
Arthuret





Date of Receipt:
Agent:
Ward:

01/09/2008
G M Pickering C.Eng
Longtown & Rockcliffe





Location:

Grid Reference:

Jim Peet (Agriculture), Sandysike, Longtown, Cumbria, CA6 5SY

338750 566180





Proposal:
Erection Of Steel Framed Building To Provide Outloading Facility For Cattle Food Manufacturing Operation (Re-Submission)

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.
No development shall take place until details of a landscaping scheme have been submitted to and approved by the local planning authority.

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



3.
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.



4.
The development shall not commence until visibility splays providing clear visibility of 2.4 70 metres measured down the centre of the access road and the nearsidechannel 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:
Reason: In the interests of highway safety. To support Local Transport Plan Policies: LD7, LD8.



5.
The access drive shall be surfaced in bituminous or cement bound materials, or otherwise bound and shall be constructed and completed before the development is brought into use. This surfacing shall extend for a distance of at least 15 metres inside the site, as measured from the carriageway edge of the adjacent highway.
Reason:
Reason: In the interests of highway safety. To support Local Transport Plan Policies: LD5, LD7, LD8.



6.
The use of the development shall not be commenced until the access has been formed with 7.5 metres radius kerbs, to give a minimum carriageway width of 4.8 metres, and that part of the access road extending 10 metres into the site from the existing highway has been constructed in accordance with details approved by the Local Planning Authority.

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



7.
Full details of the surface water drainage system shall be submitted to the Local Planning Authority for prior approval prior to development being commenced. Any approved works shall be implemented prior to the development being completed and shall be maintained operational thereafter.

Reason:
Reason: In the interests  of highway safety and environmental management. To support Local Transport Plan Policies: LD7, LD8.



8.
The use shall not be commenced until the access parking and turning requirements have been constructed in accordance with the approved plan. Any such access and or parking provision shall be retained and be capable of use when the development is completed and shall not be removed or altered without the prior consent of the Local Planning Authority.

Reason:
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 and Structure Plan Policy: T32.



9.
The access and parking/turning requirements shall be substantially met before any building work commences on site so that constructional traffic can park and turn clear of the highway.
Reason:
Reason: The carrying out of this development without the provision of these facilities during the construction work is likely to lead to inconvenience and danger to road users.



10.
The proposed building and related loading/unloading area shown on the approved plans shall be used as ancillary accommodation augmenting the applicants' established business operated from the existing building on the site and shall not be occupied independently of that business.

Reason:
The Council would not have permitted the loss of the existing woodland  within the site, contrary to Policy EC1 of the Carlisle District Local Plan 2001-2016, but for the exceptional need for further expansion space associated with the applicants' business. 



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.
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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.
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Economic & Commercial Growth - Policy EC1 - Primary Employment Areas

Within Primary Employment Areas proposals for B1, B2 and B8 uses will be acceptable. Permission will only be given for redevelopment or changes of use within such areas for other purposes where:

1
the existing use of the site adversely affects or could adversely affect adjacent residential properties or the local environment; or

2
the proposed alternative use provides for needed community building or public amenity space; or

3
the proposed alternative use is essential for the redevelopment of the majority of the site for employment purposes; and

4
the alternative development would be appropriate in terms of scale and design to the surrounding area and the amenity of adjacent properties would not be prejudiced.

Proposals for public sales floorspace, as opposed to trade counters, will not be permitted within employment units unless there is clear evidence that the use is an integral but ancillary part of the operation.  Planning conditions, including a restriction on the hours of operation, may be used to ensure the use remains ancillary to the prime use of the unit

Employment uses have now become established at the former RAF14MU outlying sites at Harker, Heathlands and Rockcliffe. The sites are designated as Primary Employment Areas.

In the Sandysike/Whitesyke areas proposals for the redevelopment and

extension to existing industrial and warehousing premises will be acceptable provided:

1
the proposal does not have an adverse impact on the landscape; and

2
the proposal does not involve the loss of existing tree cover; and

3
where appropriate, opportunities are taken to reinforce existing landscaping; and

4
adequate access and appropriate parking are provided.
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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: 13







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)

The application Report was withdrawn from discussion at the meeting in the light of the Highways Agency issuing a Holding Direction.  The application will be the subject of an additional Report at a future meeting of the Committee. 
Item no: 14







Appn Ref No:
Applicant:
Parish:

08/0976
 Carlisle City Council
Rockcliffe





Date of Receipt:
Agent:
Ward:

23/09/2008
Johnston & Wright
Longtown & Rockcliffe





Location:

Grid Reference:

Ghyll Bank Caravan Site, Low Harker, Carlisle, CA6 4DG

338453 560929





Proposal:
Redevelopment Of Existing Caravan Site For Use By The Travelling Community, Including Demolition Of Existing Toilet Block, Road Layout And Hard Standings; Realignment Of Site Road Layout To Provide A Fewer Number Of Pitches (15no), Each With New Amenity Block, Standing Space For Static Caravan, Standing Space For Touring Caravan And Vehicle Parking; New Office/community Building; New Play Area And Landscaping

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 15 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 the community building hereby approved shall not take place until samples of the materials to be used in the construction of the external surfaces of the building 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 safeguard the character of the area in accordance with Policy H14 of the Carlisle District Local Plan 2001-2016.



7.
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.



8.
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.



9.
Other than those trees identified for removal on the approved plan, no tree or hedgerow existing on the site shall be felled, lopped, uprooted or layered without the prior consent in writing of the local planning authority and the protection of all such trees and hedgerows during construction shall be ensured by a detailed scheme to be agreed with the local planning authority.

Reason:
The local planning authority wishes to see existing hedgerows/trees incorporated into the new development where possible and to ensure compliance with Policies CP3 and H14 of the Carlisle District Local Plan 2001-2016.



10.
All planting, seeding or turfing comprised in the approved details of landscaping shall be carried out in the first planting and seeding seasons following the occupation of any plot hereby permitted or the completion of the development, whichever is the sooner, and maintained thereafter to the satisfaction of the Council; and 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 that a satisfactory landscaping scheme is implemented in accordance with the objectives of Policy CP3 of the Carlisle District Local Plan 2001-2016.



11.
No development approved by this permission shall be commenced until a scheme for the conveyance of foul and surface water drainage has been submitted to and approved by the local planning authority.  No part of the development shall be brought into use until such scheme has been constructed and completed in accordance with the approved plans.

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.



12.
Notwithstanding any submitted plans, any security/access gates (if provided) shall be erected to open inwards only away from the highway and be recessed so that a caravan towed by a car would be clear of the highway in accordance with details submitted to and approved in writing prior to implementation by the local planing authority.

Reason:
In the interests of highway safety in accordance with Policy H14 of the Carlisle District Local Plan.



Summary of Reasons for the Decision

This application seeks approval for operational development on the existing caravan site at Ghyll Bank Park.  The operational development consisting of the demolition of the existing toilet block, realignment of the site road to provide 15 pitches with amenity blocks, a new office/community building, new centralised play area and landscaping.  As well as an amenity block each pitch is shown to have standing space for a static caravan, touring caravan and vehicle parking.

The application is the result of a review carried out by the City Council into the provision of authorised accommodation sites for the Gypsy and Traveller Community under the Housing Act 2004, that placed an obligation on local housing authorities to assess the accommodation needs of Gypsies and Travellers in their area and to develop a strategy to address their needs.  

The site is located to the north of the A74 with access achieved via the classified road that runs from Low Harker to the Harker Bridge crossing.  An unclassified lane runs to the west of Ghyllwood, opposite the Harker electricity sub-station and buildings occupied by FPL and Haulage Express Ltd.  To the immediate south there is an existing private Gypsy -Traveller site for a single family known as Cryndlebeck Stables (formerly Ghyll Bank Stables) and a caravan storage compound (i.e. "Carlisle Caravan Storage" ) based from Ghyll Bank House and the associated annexe referred to as Ghyll Cottage.  The site is bounded by mature hedges along the north, east, and south boundaries with mature trees and shrubs along the west boundary, which opens onto fields.  

The submitted plans show that the proposed community building to have a floor area of 81.3 sq. metres and constructed externally with brick walls and reclaimed slate roofs.  Twin solar panels are shown on the south elevation.  The proposed amenity blocks consist of a kitchen, store room and bathroom with a lean to for the storage of bins.  The aforementioned blocks are also proposed to be constructed in brickwork with reclaimed slate roofs.

The application is accompanied by a Design and Access Statement, an outline specification of materials, and an ecological design option appraisal.  The Design and Access Statement explains, amongst other things, that:


1) The provision of authorised sites is intended to reduce the incidence of unauthorised encampments, which have sometimes created tensions between Gypsies and Travellers and the settled community.  The Communities and Local Government Department has set up a Gypsy and Traveller Site Grant Scheme available to Local Authorities for the provision of new sites and the refurbishment of existing sites.  The design proposals have been prepared to meet the requirements of a Good Practice Guide “Designing Gypsy and Traveller Sites” published by CLG and against which Grant Bids are assessed.


2) Carlisle City Council submitted an application for funding under the above grant scheme to CLG at the end of July 2008 to develop the existing Ghyll Bank site.  The application site has been selected because it is located close to routes used by the travelling community and already has planning consent (ref. 05/0263) for development of 15 pitches for permanent occupation as a site for the travelling community.


3) The intention is for the site to be purchased by the City Council from the existing owner who is to provide new boundary fencing around his existing site manager’s house, which will remain in his ownership in the south east corner of the existing site.


4) It is proposed to provide controlled access to the site by means of a lockable gate barrier and /or rise and fall bollards controlled from the adjacent site manager’s office.  The perimeter of the site will be secured by retaining and infilling existing gaps in the mature hawthorn hedge around the north, east and south boundaries. A 2000mm high timber vertically boarded fence will be erected along the east boundary onto the open field and a secure gate installed at the existing pedestrian field access from the site.  The site office / community building is to be located adjacent to the site entrance to monitor access / exit from the site. Windows and doors will be specified to a robust security standard and a security detection system is to be installed together with a CCTV installation to be monitored from the Civic Centre.  The individual Amenity buildings are to have doors and windows specified to a robust security standard.  Site lighting is to be installed to provide an even spread of light to BS5489 and the amenity buildings are to have external lights.  The detail design of the scheme will be developed to meet Secured by Design requirements.

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.  

The official biannual counts of Gypsy caravans show that between January 2004 and January 2006 the number of caravans at Ghyll Bank and Hadrians Park varied between 64 and 94.  During the same period there were 3 occasions when unauthorised caravans were noted – 3 in July 2004, 6 in January 2005 and 4 in January 2006.  A count by the City Council on the 5th September 2006 notes 15 caravans at Ghyll Bank and 50 at Hadrians Park.  As such there were vacancies although this was likely to be on the transit rather than the permanent pitches.

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 March 2008 a draft final report of the Cumbria Gypsy and Traveller Accommodation Needs Assessment (GTAA).  

On the 1st May 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 was deficient in a number of respects, including the failure to deal with Gypsies and Travellers.  

In May 2007 the North West Regional GTAA was published which identified a need for more site accommodation for Gypsies and Travellers within the North West region.  Over the next 5 years (2006-2011) the quantified need was for around 332-386 additional permanent pitches and between 55-139 transit pitches across the North West.  The regional accommodation need was broken down so that in the case of Cumbria the total additional residential need between 2006-2011 was identified as 12 plus 16 pitches for Travelling Show people.  The total additional residential need for Cumbria between 2011-2016 was then estimated to be 30 i.e. a total additional need between 2006-2016 of 42 plus 16 pitches for Travelling Show people. 

In March 2008 the University of Salford published a draft 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 39 pitches and plots and an additional transit need in Cumbria as a whole between 2007-2016 of 35 pitches.

The findings of the draft final report of the Cumbria GTAA and concerns over provision within the District following the "closure" of the transit site at Hadrians Park and the apparent change in circumstances with regard to the use of Ghyll Bank Park, provided the context for the review that was carried out by the City Council into the provision of authorised accommodation sites for the Gypsy and Traveller Community under the Housing Act 2004.  It was as a result of the aforementioned review that led to the idea of the City Council purchasing Ghyll Bank Park from the existing owner. 

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 appear to 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) the suitability of the proposed means of drainage; 


3) the impact on the living conditions of neighbouring residents;and


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

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.  This aside, the application needs to be viewed in the context of the site's existing authorised use as a caravan park. The intention is for the rural character of the surrounding area to be maintained by the retention of the existing mature perimeter hedges and trees and by a high level of landscaping around each pitch.  Although it will be necessary to fell some trees within the site to accommodate the proposed layout of pitches, the central tree area will be largely retained by locating the play area adjacent to it.  The proposed amenity blocks will appear as small buildings in a landscaped setting.

The proposed means of foul drainage can be the subject of a relevant condition with the level of use of the site not intensified in comparison to the existing authorised use.

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 will not address the stated need for permanent pitches.  

Conclusion
The proposal inevitably raises questions over how the Council addresses the general need for the area which is, in itself, dependent on the submission of a successful grant bid to the Department of Communities and Local Government.  On the basis of the foregoing and the acknowledged need, the recommendation is for approval of the application.

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.



Item no: 15







Appn Ref No:
Applicant:
Parish:

08/0754
Mr Johnstone
Rockcliffe





Date of Receipt:
Agent:
Ward:

23/07/2008 09:30:07
Heine Planning Consultancy
Longtown & Rockcliffe





Location:

Grid Reference:

Deerview, Adj Ghyll Bank Caravan Site, Low Harker, CA6 4DG

338416 560977





Proposal:
Change Of Use To Caravan Site With Associated Works (New Access, Hard Standing, Brick Wall, Amenity Block, Landscaping And Septic Tank) For Single Gypsy Family (Partly Retrospective)

Members resolved to defer consideration of the proposal in order to await the receipt of further information concerning the proposed means of drainage and to await a further report on the application at the next meeting of the Committee.

Item no: 16







Appn Ref No:
Applicant:
Parish:

08/0350
Mr Young
Rockcliffe





Date of Receipt:
Agent:
Ward:

07/04/2008 07:32:01
Heine Planning Consultancy
Longtown & Rockcliffe





Location:

Grid Reference:

Ghyll Bank Yard, Low Harker, Carlisle, CA6 4DG

338443 560750





Proposal:
Change Of Use To Caravan Site For Two Caravans, Amenity Block, Septic Tank/ Cesspool, Stable Barn

Members resolved to defer consideration of the proposal in order to allow Officers not only to clarify the situation with regard to the presence and extent of the drains serving the septic tank of the neighbouring property but also assess the implications; and to await a further report on the application at the next meeting of the Committee.

Item no: 17







Appn Ref No:
Applicant:
Parish:

08/0972
 Cumbria Police Authority
Carlisle





Date of Receipt:
Agent:
Ward:

22/09/2008
Taylor Young
Harraby





Location:

Grid Reference:

Cumbria Constabulary, Police Custody Suite, Brunel Way, Durranhill Industrial Estate, Carlisle, CA1 3NQ

341815 554709





Proposal:
Construction Of Police Divisional Headquarters Including Operational Police Station And Associated Storage, Parking And Landscaping Etc. Minor Alteration To Existing Custody Unit To Move An Access Door From The South To The North Side And An External Access Stair To The Roofspace (Revised Application)

Members resolved to give authority to the Head of Planning and Housing Services to issue approval for the proposal subject to the expiry of the consultation period.

Item no: 18







Appn Ref No:
Applicant:
Parish:

08/1010
 Carlisle YMCA
Carlisle





Date of Receipt:
Agent:
Ward:

02/10/2008
Architects Plus (UK) Ltd
Castle





Location:

Grid Reference:

22 - 24 Fisher Street, Carlisle, Cumbria

339949 556066





Proposal:
Change Of Use Of No.24 To Residential - 9 Bedsits And 2 Shared Flats With Multi Purpose Hall. Change Of Use Of No.22 To Residential - 1 Shared Flat.

Refurbishment Of Existing Retail, Cafe, Offices And Social Facilities. Alterations Required To Form YMCA Carlisle Foyer Which Will Provide Supported Housing Accommodation For Young People And Enhance The Range Of Facilities And Services Available To Them

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.
Notwithstanding the submitted plans, and before the commencement of the development hereby permitted, the following details shall be submitted to and approved in writing by the local planning authority:

a) the coursing, colour and external finish of the proposed buff sandstone and brickwork;

b) the design of the cills, lintels and parapet (inclusive of any replacement of soldier courses by lintels);

c) the window details, colour of the frames and opening action;

d) the design of the proposed gutter/roof overhang and downpipes;

f) the design of the proposed ornamental grilles and any gates fronting Fisher Street;

g) the colour and finish of the external render and lead cladding; and,

h) the glazing details of the proposed staircase on the south-west elevation.

Reason:
To safeguard the character of this Listed Building and the City Centre Conservation Area in accordance with Policies LE12, LE13, LE15, LE17 and LE19 of the Carlisle District Local Plan 2001-2016.



3.
No development shall commence within the site until the applicant has secured the implementation of a programme of archaeological work in accordance with a written scheme of investigation which has been submitted by the applicant and approved in writing by the Local Planning Authority.  This written scheme will include the following components:

a) an archaeological evaluation to be undertaken in accordance with the agreed written scheme of investigation; and,

b) an archaeological recording programme the scope of which will be dependant upon the results of the evaluation and will be in accordance with the agreed written scheme of investigation.

Reason:
To 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 examination and recording of such remains in accordance with Policy LE08 of the Carlisle District Local Plan 2001-20116.



4.
Where appropriate, an archaeological post-excavation assessment and analysis, preparation of a site archive ready for deposition at a store, completion of an archive report, and publication of the results in a suitable journal as approved beforehand by the Local Planning Authority (LPA) shall be carried out within two years of the date of commencement of the hereby permitted development or otherwise agreed in writing by the LPA.

Reason:
To ensure that a permanent and accessible record by the public is made of the archaeological remains that have been disturbed by the development in accordance with Policy E29 of the Carlisle District Local Plan and Policy LE08 of the Carlisle District Local Plan 2001-20116.



Summary of Reasons for the Decision


The YMCA lies on the south-west side of Fisher Street at the junction with Market Street to the east of the retail premises at Carlyle Court and west of the RAOB club and Fisher Street Galleries.  To the south and south-west there are Hoopers, Classics, and, Stocklund House (with its associated car parking) which front Castle Street. On the opposite side of the road there are offices at 15 Fisher Street and the Central Methodist Church.


The existing YMCA premises consists of two distinct elements, namely 22 and 24 Fisher Street.  22 Fisher Street is a grade II listed building which appears to date from the early nineteenth century and comprises a shop, "drop in" and former cafe on the ground floor with offices and meeting rooms above.  24 Fisher Street dates from the 1960's and provides car parking on the ground floor with a sports hall on the first floor.


The YMCA is located within the City Centre Conservation Area and neighboured by listed buildings at 9, 11, 13, 18 and 20 Fisher Street.   

In April 2008, under application reference number 08/0086, planning permission was refused for changes to both 22 and 24 Fisher Street to create a YMCA Foyer Centre.  This was on the basis that the  form and finishes of the proposed building were considered to be incongruous to the detriment of the setting of the neighbouring listed building and character of the area.  The current application has been submitted on the basis of addressing the aforementioned reason for refusal.

When assessing this application it is considered that the main issues revolve around whether the advantages outweigh any disadvantages associated with a) impact on the Listing Building and Conservation Area; b) the conditions of the occupiers of neighbouring properties; and, c) archaeology.


In relation to a) it is evident that the proposed alterations to 22 Fisher Street are limited with the scheme submitted on the basis of retaining all significant architectural features.  In the case of 24 Fisher Street, the proposal is a contemporary solution which is considered to represent a considerable improvement on the existing structure.  Concerns will exist over the scale and massing of the proposed new build although efforts (in terms of materials and the setting back of the third floor element) have been made to minimise the impact. 


The proposed works do not fundamentally alter the relationship of the existing 
buildings to the neighbouring properties.  The proposed uses are also considered 
to be consistent with those neighbouring the site although an important element 
to the success of the project will be the effective management of the premises.


Finally, the County Archaeologist has not raised any objections to the proposal 
based on the submitted Assessment.


The submitted Design and Access Statement confirms that the proposed design will be fully compliant with the requirements of Part M of the Building Regulations and the Disability and Discrimination Act.


In conclusion, this application relates to a sensitive site within the City Centre Conservation Area adjoining a grade II listed building.  It is appreciated that concerns will exist over the scale and massing of the new build but, in overall terms, it is considered that the advantages (as highlighted in the comments from Housing Services) outweigh the disadvantages and the proposal is recommended for approval.

Relevant Development Plan Policies

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’.



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 CP7 - Use Of Traditional Materials

In order to sustain the local environment consideration will be given to locally sourced traditional materials to maintain the local character of buildings and their environment.

Within conservation areas the City Council will seek to ensure that existing traditional materials are reinstated following repairs to roads, pavements, kerbs and underground services.



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

Economic & Commercial Growth - Policy EC6 - Primary Shopping Frontages

Within the City Centre Shopping Area, Primary Shopping Frontages are defined on the Proposals Map. Proposals other than for A1 retail use within these frontages will be restricted to no more than 25% of the frontage and no more than 2 continuous frontages in order to retain vitality and viability of the City Centre Shopping Area. 

In the City Centre Shopping Area, (other than the primary shopping frontages), uses in Business Use (B1) and Financial and Professional Services (A2) Use Classes will be acceptable provided that:

1
the scale and design of the development is compatible with the surrounding area; and

2
the proposal does not adversely affect the amenity of adjacent properties.



Carlisle District Local Plan 2001 - 2016

Economic & Commercial Growth - Policy EC9 - Use Of Upper Floors

The City Council will encourage the active re-use of upper floors in accordance with existing ground floor uses or for alternative use where this is compatible with the primary use.

Proposals for the residential use of upper floors (in new or existing developments) over shops will be encouraged and permitted provided that:

1
where appropriate, access and car parking provision can be achieved; and

2
the proposal does not result in the creation of substandard units; and

3
adequate internal and external space is provided.

Proposals which would prejudice the active use of vacant and underused buildings will be refused.



Carlisle District Local Plan 2001 - 2016

Local Environment - Policy LE8 - Archaeology On Other Sites

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



Carlisle District Local Plan 2001 - 2016

Local Environment - Policy LE12 - Proposals Affecting Listed Buildings

Proposals for new development which adversely affects a listed building or its setting will not be permitted. Any new development within the setting of a listed building should preserve the building's character and its setting. The City Council will seek to encourage any new development to be sympathetic in scale, character and materials.



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 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 LE17 - Development Involving The Demolition Of Unlisted Buildings In Conservation Areas

There will be a general presumption in favour of the retention of buildings which make a positive contribution to the character or appearance of a conservation area. Applications for planning permission for development proposals that would require the total demolition of unlisted buildings in conservation areas will be assessed against the following criteria:

1
the contribution of the building to the landscape/townscape; and

2
the structural condition of the building; and

3
the suitability of the building for its existing, proposed or any other use; and

4
the cost of repair; and

5
the contribution which the demolition/ redevelopment would make to broader conservation objectives.

6
the inclusion of any building on a local list as defined in policy LE16

All proposals for demolition must be accompanied by details of redevelopment, which will normally be secured by means of a legal agreement.



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 pattens 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.
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Appn Ref No:
Applicant:
Parish:

08/1011
 Carlisle YMCA
Carlisle





Date of Receipt:
Agent:
Ward:

02/10/2008
Architects Plus (UK) Ltd
Castle





Location:

Grid Reference:

22-24 Fisher Street, Carlisle CA3 8RH

339949 556066





Proposal:
Internal & External Alterations Leading To Change Of Use Of No. 24 To Residential, 9 Bedsit & 2 Shared Flats, & Multi Use Hall. Change  Of Use Of No. 22 To Residential, 1 Shared Flat, & Refurbishment Of Existing Retail Unit, Cafe, Offices & Social Facilities (Revised Application) (LBC)

Grant Permission 

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

Reason:
In accordance with the provisions of Section 18 of the Planning (Listed Building and Conservation Areas) Act 1990.



Summary of Reasons for the Decision

The YMCA lies on the south-west side of Fisher Street at the junction with Market Street to the east of the retail premises at Carlyle Court and west of the RAOB club and Fisher Street Galleries.  To the south and south-west there are Hoopers, Classics, and, Stocklund House (with its associated car parking) which front Castle Street. On the opposite side of the road there are offices at 15 Fisher Street and the Central Methodist Church.

The existing YMCA premises consists of two distinct elements, namely 22 and 24 Fisher Street.  22 Fisher Street is a grade II listed building which appears to date from the early nineteenth century and comprises a shop, "drop in" and former cafe on the ground floor with offices and meeting rooms above.  24 Fisher Street dates from the 1960's and provides car parking on the ground floor with a sports hall on the first floor.

The YMCA is located within the City Centre Conservation Area and neighboured by listed buildings at 9, 11, 13, 18 and 20 Fisher Street.   

Further to the report accompanying reference number 08/1010 this application seeks listed building consent for the proposed alterations with specific regard to 22 Fisher Street to create a YMCA Foyer Centre.  22 Fisher Street is proposed to consist of: a) basement floor - two music studios and male/female toilets; b) ground floor - a retail unit and cafe; c) first floor - support offices, meeting room, toilets and changing facilities; and, d) second floor - converted to a two bed flat.  An existing two storey extension at the "rear" would be demolished and replaced by a glazed staircase and lift.

The application is accompanied by a Design and Access Statement and Listed Building and Conservation Area Appraisal.    

When assessing this application it is considered that the main issue revolves around the impact of the proposed works on a grade II listed building.

It is evident that the proposed alterations to 22 Fisher Street are limited with the scheme submitted on the basis of retaining all significant architectural features.  The proposed new build element (i.e. glazed staircase and lift), whilst a contemporary solution, is not considered to be incongruous in the context of the existing structure.

In the context of the report accompanying application 08/1010, it is considered that the proposal is acceptable and recommended for approval subject to the awaited comments from interested parties.

Relevant Development Plan Policies

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’.



Carlisle District Local Plan 2001 - 2016

Local Environment - Policy LE12 - Proposals Affecting Listed Buildings

Proposals for new development which adversely affects a listed building or its setting will not be permitted. Any new development within the setting of a listed building should preserve the building's character and its setting. The City Council will seek to encourage any new development to be sympathetic in scale, character and materials.



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 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.
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Appn Ref No:
Applicant:
Parish:

08/1047
 Mr Geoff Simpson & Miss Sarah Jane Taylor
Carlisle





Date of Receipt:
Agent:
Ward:

14/10/2008

Stanwix Urban





Location:

Grid Reference:

154 Lansdowne Crescent, Carlisle, CA3 9ER

340166 558017





Proposal:
Change of Use of Amenity Land to Domestic Curtilage (Part Retrospective Application, Revised Application)

Refuse  Permission 

1.
Reason:
The application site forms a prominent area of open land adjacent to Lansdowne Crescent and the public footpath leading to Beech Grove.  Planning policies seek to retain valuable areas of amenity open space which are visually important to the character of the area.  By virtue of the enclosure of this land, particularly adjacent to the public footpath, the amenity of the area is detrimentally affected with the open aspect of the footpath being prejudiced.  The proposal is therefore contrary Policy LC3 (Amenity Open Space) of the Carlisle District Local Plan 2001-2016.



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 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.
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Appn Ref No:
Applicant:
Parish:

08/1094
 Mrs Jennifer Thomlinson






Date of Receipt:
Agent:
Ward:

28/10/2008

Stanwix Urban





Location:

Grid Reference:

20 Waverley Road, Stanwix, CARLISLE  CA3 9JU

339762 557824





Proposal:
Two Storey Side Extension And Single Storey Rear Extension To Provide Garage, W.C, Enlarged Kitchen/Dining & Conservatory With Bathroom And Enlarged Bedroom Above (Revised Application)

Members resolved to give authority to the Head of Planning and Housing Services to issue approval for the proposal subject to the expiration of the consultation/notification period on the 20th November. 
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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 resolved to give authority to the Head of Planning and Housing Services to issue approval for the proposal subject to the applicant entering into a Section 106 agreement to ensure that the property remains as affordable accommodation for local needs in perpetuity.
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Appn Ref No:
Applicant:
Parish:

08/0958
 Mr David Strong
Carlisle





Date of Receipt:
Agent:
Ward:

18/09/2008

Belah





Location:

Grid Reference:

56 Newfield Park, Newfield, Carlisle, Cumbria, CA3 0AH

339789 558640





Proposal:
Change Of Use Of Land To Domestic Garden

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.
Public Footpath Number 109020 lies adjacent to the site.  No obstruction to the footpath should occur during or after the completion of the site works. 

Reason:
To support Local Transport Plan Policies W1, W2. 



Summary of Reasons for the Decision

This application seeks Full Planning permission to extend the garden of a detached house In Newfield Park.  The property, 56 Newfield Park, is at the head of a cul-de-sac which is separated to the south from Stanwix Cemetery by Public Footpath Number 109020.  

Numbers 54 and 56 Newfield Park have both submitted planning applications to incorporate a strip of land to the immediate south of their properties (08/0934 and 08/0958 respectively).  Following normal practice applications with less than 4 objections are dealt with using Delegated Powers; however, in this instance this application is brought before the Development Control Committee as the applicant is an employee of the City Council.  At the time of preparing the report, application 08/0934 (54 Newfield Park) remains current as the response of Cumbria Constabulary's Crime Prevention Officer is awaited. 

In regard to this application it is proposed to extend the existing garden by the incorporation of a strip of land 2.5 metres in depth by 12.2 metres in length which lies to the south of the existing rear boundary fence of the property and the edge of the public footpath.  The proposed materials would be stained wooden fencing panels with concrete posts and concrete "gravel boards" along its base.  The overall height of the fence would be 1.82 metres.

The relevant planning policies against which the application is required to be assessed are Policies CP5 and CP17 of the Carlisle District Local Plan 2001-2016.  

The proposals raise the following issues:

1.
The Impact Of The Proposal On The Living Conditions Of The Neighbouring Residents

As stated earlier in this report, numbers 54 and 56 Newfield Park both seek to incorporate a strip of land to the immediate south of their rear boundaries.  Given the foregoing it is considered that this proposal would not have a detrimental impact on the living conditions of its neighbour on the basis of over dominance.

2.
Whether The Scale And Design Of The Fence Is Appropriate To The Dwelling

The scale and height of the proposed fence is similar to that of the existing and its immediate neighbours and would use materials to match.  Accordingly, it is considered that the proposal would complement the existing dwelling in terms of design and materials to be used.

3.
The Impact Of The Proposal On The Adjacent Public Footpath

Public Footpath 109020 separates the rear boundary of 56 Newfield Park from the northern boundary of Stanwix Cemetery.  The Public Footpath runs eastwards away from Kingstown Road, continues north along California Lane terminating on California Road.

The proposal seeks to incorporate part of a strip of land immediately behind the existing rear boundary fence of 56 Newfield Park fronting the public footpath.  The strip of land would have a depth of 2.5 metres and an overall length of 12.2 metres.  The proposed materials would be stained wooden fencing panels with concrete posts and concrete "gravel boards" along its base.  The overall height of the fence would be 1.82 metres.  The fence would be set back from the outer edge of the hardsurfaced footpath by 500mm.  

The Highway Authority has been consulted and have confirmed that there are no objections to the proposal subject to the imposition of a condition ensuring that there is no obstruction of the footpath.  In order to ensure that the application does not encroach upon the public footpath, clarification has been sought from the Highway Authority to confirm the stipulated width of the footpath.  It has been confirmed that there is no definitive width therefore it is assumed that the extent of the footpath is that which is hardsurfaced.  It should also be noted that the applicant has contacted the Land Registry with regard to ownership.  A search has revealed that the lane has not been registered by any owner.

An anonymous letter has been received which raises concerns about the safety of users of the public footpath and the fence providing possible hiding places.  Cumbria Constabulary's Crime Prevention Officer has been consulted and at the time of preparing the report no response has been received.  It should however be noted that there is existing vegetation which might also provide possible hiding places.  

In overall terms it is considered that the proposal is considered to be compliant with the objectives of the relevant adopted Development 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 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.
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Appn Ref No:
Applicant:
Parish:

08/0877
Mr Long
Burgh-by-Sands





Date of Receipt:
Agent:
Ward:

22/08/2008 07:30:19

Burgh





Location:

Grid Reference:

1 Marsh House Gardens, Burgh-by-Sands, CA5 6AX

332224 558906





Proposal:
Demolition Of Existing Conservatory.  Two Storey Side Extension To Provide Living/ Dining Room On Ground Floor With En-Suite Above

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.



3.
No works shall be undertaken other than in complete accordance with the mitigation strategy contained within Section 5.2 and 5.3 of the submitted Bat Survey Report without the prior written approval of the Local Planning Authority

Reason:
To ensure no adverse impact on a European Protected Species of wildlife



4.
For the duration of the development works existing trees to be retained shall be protected by a suitable barrier erected and maintained at a distance from the trunk or hedge specified by the local planning authority.  The Authority shall be notified at least seven days before work starts on site so that barrier positions can be established.  Within this protected area there shall be no excavation, tipping or stacking, nor compaction of the ground by any other means.

Reason:
To protect trees and hedges during development works.



Summary of Reasons for the Decision

Introduction

5.1
This application seeks approval for the demolition of an existing uPVC conservatory and erection of a two storey side extension, to provide a living/dining room on the ground floor with an en-suite bedroom above, at 1 Marsh House Gardens. The property is a two storey detached house constructed from rendered masonry walls under a slate roof. The surroundings to the property are wholly residential.

Background
5.2
The application site is accessed via Station Road which is situated to the south of the Burgh by Sands to Port Carlisle Road which runs through Burgh by Sands village. Number 1 Marsh House Gardens sits on a large plot and is neighboured by the access to Marsh House Gardens to the north, Station Road to the East, Southfield Road to the south and No.2 Marsh House Gardens to the West. There are single storey and two storey residential properties situated on the other sides of Station Road and Southfield Road respectively. The east and southern boundaries of the application site are delineated by hedges and trees which are covered by Tree Preservation Order 208.

5.3
The proposed two storey extension will be situated towards the south-eastern elevation of 1 Marsh House Gardens and will have a total width of 5.47 metres, a total length of 6.3 metres and a total ridge height of 7.85 metres. The extension will be constructed from materials to match those of the existing dwelling.

Assessment
5.4
The relevant planning policies against which the application is required to be assessed are Policies CP2, CP3, CP5, CP6, H11, DP9, LE7 and LE19 of the Carlisle District Local Plan (2001-2016).

5.5
The proposal raises the following planning issues:

1.
The Impact Of The Proposal On The Living Conditions Of Neighbouring Residents

5.6
There will be windows situated on the east and southern elevations of the proposed extension. These windows are situated an appropriate distance from the windows of neighbouring properties. The application site is bounded by large trees/landscaping to the east and south. In such circumstances it is considered that the proposed development will not adversely affect the occupiers of any neighbouring properties on the basis of loss of light, overlooking or over dominance.

2.
Whether The Proposal Is Appropriate To The Dwelling

5.7
The scale and height of the proposed extension is comparable to the existing property. The extension would be constructed from materials to match the existing dwelling, and would employ similar detailing. Accordingly, it is considered that the proposed development would complement the existing dwelling in terms of design and materials to be used.


3.
Impact Of The Proposal On Burgh By Sands Conservation Area

5.8
The application site falls within Burgh By Sands Conservation Area. The Council's Conservation Officer has been consulted on the proposed extension and has raised no objections. The Conservation Area Advisory Committee has considered the proposals and comments that the proposed extension would overshadow the existing property; if it had been subservient in scale it might have been acceptable but as drawn it looks much bigger than the existing gabled wing; and that the applicant should consider re-modelling the rear elevation in order to resolve this design issue. However, the Council has to deal with what has been proposed. It is also notable that the Parish Council is not opposed to the proposals while the objections made by a neighbour do not refer to the scale or design but to entirely different issues. Given its size and location, and in spite of the views of CAAC, it is considered that the design of the proposed extension is in keeping with the design of the existing property. Moreover, given the boundary treatment of the site it is considered that the proposal will not have an adverse impact upon Burgh by Sands Conservation Area.


4.
Impact Upon Protected Species.

5.9
Natural England has been consulted on the proposed development and recommends that the applicant undertakes a Bat and Owl Survey . The agent has since submitted a bat survey, which identified that there was no evidence that 1 Marsh House Gardens is used as a roosting site for bats. No owls were also found to be using the site. The survey did, however, identify that even though there was no evidence that bats were roosting or breeding in the dwelling great care must be taken when work commences and if bats are seen or suspected work must stop and further advice be sought. In line with that advice, an appropriate condition is recommended requiring appropriate mitigation measures to ensure any bats found are protected.


5.
Impact On Trees

5.10
The trees which delineate the east and southern boundaries of the application site are protected under Tree Preservation Order 208. The Council's Landscape Architect/Tree Officer has been consulted on the proposed development and has raised no objections subject to a condition ensuring that tree protection barriers are in place during construction works.


6.
Impact Upon Hadrians Wall Buffer Zone and the Solway Coast AONB

5.11
English Heritage has been consulted on the proposed development and advise that there is no need for any archaeological work in connection with this application. In such circumstances it is considered that the proposal will not adversely affect Hadrians Wall Buffer Zone. 


7.
Other Matters

5.12
One letter has been received during the consultation period from the occupier of "Marsh House"  who has made several observations regarding the archaeological implications of the proposed development, drainage, impact on trees, impact on wildlife and impact on road safety. As clarified above following consideration by the relevant statutory and other specialist consultees, the proposed development will not adversely affect wildlife, trees, Burgh by Sands Conservation Area or Hadrian's Wall/ The Vallum. The Highway Authority has also been consulted on the proposed development and has raised no objections.


Conclusion

5.13
In overall terms it is considered that the proposal will not adversely affect the living conditions of adjacent properties sufficient to merit refusal. The scale and design of the proposed extension is considered acceptable and it is considered that the proposal will not adversely affect Burgh by Sands Conservation Area. The proposal is therefore considered compliant with the objectives of the relevant development plan policies. In such circumstances approval is recommended.

Relevant Development Plan Policies

Carlisle District Local Plan 2001 - 2016 

Core Development Policies - Policy CP2 - Biodiversity
Proposals in both the rural and urban area should not harm the integrity of the biodiversity resource as judged by key nature conservation principles, and proposals should seek to conserve and enhance the biodiversity value of the areas which they affect.

In areas where species protected under national and European legislation are most likely to occur, special account will be given to their presence in the consideration of development proposals.



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

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.



Carlisle District Local Plan 2001 - 2016

Spatial Strategy And Development Principles - Policy DP9 - Areas Of Outstanding Natural Beauty

Within the North Pennines and Solway Coast Areas of Outstanding Natural Beauty, and their settings, permission will not be given for development that would harm the special characteristics and landscape quality of the areas.  Development proposals must conserve or enhance the natural beauty of the areas, including scenic qualities, landform, ecology, geology, cultural interests, and the historic environment, so that these qualities can be enjoyed by present and future generations.

Major development of a national scale will only be permitted in exceptional circumstances where it can be demonstrated to be in the public interest.  Development required to meet local infrastructure needs which cannot be located anywhere else will be permitted provided it is sited to minimise environmental impact and meet high standards of design.



Carlisle District Local Plan 2001 - 2016

Local Environment - Policy LE7 - Buffer Zone On Hadrian’s Wall World Heritage Site

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

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

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

Within the outer visual envelope, beyond the Hadrian's Wall Military Zone World Heritage Site, proposals for major development which would have an adverse effect on the character of the World Heritage Site will not be permitted unless the need for the development outweighs the environmental costs.



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 pattens 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: 25







Appn Ref No:
Applicant:
Parish:

08/9017
 Cumbria County Council
Brampton





Date of Receipt:
Agent:
Ward:

09/06/2008
Economy, Culture and Environment
Brampton





Location:

Grid Reference:

Brampton Junior School, Sawmill Lane, Brampton, CA8 1BZ

353040 561340





Proposal:
Amalgamation Of Infant & Junior Schools To Include New Nursery, New Main Entrance, Extension To Existing Hall, Classroom Extension, Extended Car Park & Extended Hard Play Including Retaining Wall To Junior School

Decision:
City Council Observation -  Raise No Objection
Date:
07/07/2008

Decision of:
Cumbria County Council

Decision Type:
Grant Permission
Date:
23/10/2008

Item no: 26







Appn Ref No:
Applicant:
Parish:

07/9023
 Planning & Valuation
St Cuthberts Without





Date of Receipt:
Agent:
Ward:

19/11/2007
Cumbria County Council
Dalston





Location:

Grid Reference:

Land Adjacent To The Vicarage, Wreay, Carlisle, Cumbria

343685 548766





Proposal:
Construction Of A New Wastewater Treatment Works, Together With Associated Landscaping And Outfall Structures

Decision:
City Council Observation -  Raise Objection(s)
Date:
04/12/2007

Decision of:
Cumbria County Council

Decision Type:
Grant Permission
Date:
17/09/2008

Item no: 27







Appn Ref No:
Applicant:
Parish:

08/9024
 Humax Horticulture LTD
Kirkandrews





Date of Receipt:
Agent:
Ward:

01/08/2008
Cumbria County Council
Longtown & Rockcliffe





Location:

Grid Reference:

Wood Villa & Adjoining Land, Mill Hill, Gretna, DG16 5HU

333789 567832





Proposal:
Section 73 Application To Modify Condition 6 Of 1/02/9010 To Authorise The Use Of Wood Villa For Offices And The Construction Of The Revised Vehicular Access (Retrospective)

Decision:
City Council Observation -  Observations
Date:
04/09/2008

Decision of:
Cumbria County Council

Decision Type:
Grant Permission
Date:
29/09/2008

Item no: 28







Appn Ref No:
Applicant:
Parish:

07/0807
 Commercial Development Projects Ltd
Carlisle





Date of Receipt:
Agent:
Ward:

09/07/2007
Building Management Services Ltd
Currock





Location:

Grid Reference:

Galerie International, Currock Road, Carlisle, Cumbria, CA2 4AX

340242 554841





Proposal:
Proposed Sports Centre/Retail & Restaurant Development With Associated Car Parking And Service Yard Including External Lighting

Members will recall at Committee meeting held on 25th January 2008 that authority was given to the Head of Planning and Housing Services to issue approval subject to the attainment of a satisfactory Legal Agreement, under the provisions of S106 of the Town and Country Planning Act 1990, which shall ensure that:

1.  If the development is implemented, the use of the principal building is solely as a linked 

     health & fitness centre/retail sales unit occupied as a single planning unit;

2.  That at no time are these "twin" uses severed or the sales floor area of the overall unit

     further sub-divided into multiple retail units;

3.  If that dual use, as a health & fitness centre with ancillary sales area for retail sales of

     sports equipment, clothing and footwear, ceases the upper floor sales area is dismantled

     and removed so that the Council is not left within an open A1 retail consent in a location        where such an approval would not otherwise have been forthcoming.

The details have been agreed and the approval was issued on 29th October 2008. 
Granted Subject to Legal Agreement 

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.
Notwithstanding any description of materials in the application no development shall be commenced until samples or full details of materials to be used externally on the building(s) have been submitted to and approved 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 and in accord with Policy 25 of the Cumbria and Lake District Joint Structure Plan. 


3.
Details shall be submitted of the proposed hard surface finishes to all public and private external areas within the proposed scheme and approved by the Local Planning Authority before any site works commence, and the approved scheme shall be implemented in accordance with a phasing scheme for the conversion works hereby approved.

Reason:
To ensure that materials to be used are acceptable and in compliance with the objectives of Policy 25 of the Cumbria and Lake District Joint Structure Plan.



4.
Prior to the carrying out of any part of the landscaping scheme illustrated on drawing number LL01C prepared by Smeeden Foreman, revised proposals for the landscaping of the southern section of the Currock Road frontage and the area between the edge of the car park and the southern site boundary, both of which are affected by the revised cycle/footpath link shown on the amended layout plan [Drawing No M2424-01 Rev R], shall be submitted to and be approved in writing by the City Council.

Reason:
To ensure an acceptable scheme of landscaping is fully implemented.



5.
All planting, seeding or turfing comprised in the approved details of landscaping shall be carried out in the first planting and seeding seasons following the occupation of the building or the completion of the development, whichever is the sooner, and maintained thereafter to the satisfaction of the Council; and 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 that a satisfactory landscaping scheme is implemented and that if fulfils the objectives of Policy E9 of the Carlisle District Local Plan.



6.
Ramps shall be provided on each side of every road junction to enable wheelchairs, prams and invalid carriages to be safely manoeuvred at kerb lines.  Details of all such ramps shall be submitted to the Local Planning Authority for approval before development commences.  Any details so approved shall be constructed as part of the development. Ramps and a pedestrian refuge island shall also be provided, in a specific location to be agreed with the Highway Authority, in the vicinity of the Crown Street/Currock Road junction, such works to be procured under the provisions of S278 of the Highway Act 1980.  

Reason:
To ensure that pedestrians and people with impaired mobility can negotiate road junctions in relative safety and to support Local Transport Plan Policies LD5, LD7, LD8 and Structure Plan Policy L5.



7.
No development shall commence until visibility splays providing clear visibility of 4.5 metres by 90 metres measured down the centre of the access road and the nearside channel line of Currock Road have been provided at that junction..  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.



8.
The retail unit shown on the approved plan shall not be sub-divided.

Reason: 
To avoid the introduction of additional retail units which would further increase the range and choice of goods sold and increase the cumulative impact on the vitality and viability of Carlisle City Centre, in accordance with Policy ST3 of the Cumbria and Lake District Joint Structure Plan 2001-2016 (April 2006) and Policy DP1 of the Carlisle District Local Plan 2001-2016 Revised Redeposit Draft (Sept 2006).



9.
The permanent use of the retail unit shall be for the sale or hire of sports equipment, sports clothing and sports footwear and for no other purpose (including any purpose in Class A1 of the Use Classes (Amendment) Order 2005 and the General Permitted Development (Amendment) Order 2005). 

Reason: 
To minimise conflict with city centre trading and to reduce the impact of the retail floorspace on the vitality and viability of Carlisle City Centre, in accordance with Policy ST3 of the Cumbria and Lake District Joint Structure Plan 2001-2016 (April 2006) and Policy DP1 of the Carlisle District Local Plan 2001-2016 Revised Redeposit Draft (Sept 2006).



10.
The retail sales area of the approved retail unit shall not exceed 1,384 m2, (with the remainder used for storage and ancillary activities), unless otherwise approved in writing by the Local Planning Authority. 

Reason: 
To minimise conflict with city centre trading and to reduce the impact of the retail floorspace on the vitality and viability of Carlisle City Centre, in accordance with Policy ST3 of the Cumbria and Lake District Joint Structure Plan 2001-2016 (April 2006) and Policy DP1 of the Carlisle District Local Plan 2001-2016 Revised Redeposit Draft (Sept 2006).



Summary of Reasons for the Decision

The proposals involve the redevelopment of the site formerly occupied by Vasey's Galleria, a store retailing furniture and carpets. The proposed new development is for a mixed leisure and ancillary retail use to be occupied by JJB Stores, coupled with a stand alone restaurant or fast food unit.

Whilst A1 Retail use would not normally be acceptable in this "out of centre" location, there are special circumstances in this case. The retail unit is complementary to the principal use of the site for leisure and restaurant purposes. Moreover, there is no indication that JJB intend to vacate their city centre premises but see the current proposal as a distinct and separate arm of their wider retail operations by virtue of the health & fitness with ancillary retail nature of this concept. The fact that the uses are combined and complementary, and the health and employment benefits in the area are substantial, allows this to be a material consideration in finding in favour of the application without challenging the objectives of the Council's retail planning policies which are to support the city centre.


Relevant Development Plan Policies

Cumbria and Lake District Joint Structure Plan 2001 – 2016 

Policy ST1: A Sustainable Vision for Cumbria

The overall quality of life within Cumbria should be enhanced through the promotion of sustainable development that seeks to protect the environment, ensure prudent use of resources and maintain social progress and economic growth.

Urban and rural communities should be sustained through measures that, in combination, advance the four objectives of sustainable development and achieve:

•
a flourishing and diverse local economy

•
access to good quality housing for all

•
a full range of appropriate and accessible services

•
good transport services and communications linking people to jobs, schools, health and other services

•
quality built, natural and historic environments

•
places to live in a safe and healthy manner

•
vibrant, harmonious and inclusive communities



Cumbria and Lake District Joint Structure Plan 2001 – 2016 

Policy ST3: - Principles applying to all new development

All proposals for development including alterations to existing buildings and land use change will be required to:

1. seek locations consistent with policy ST5, ST6, and ST7 which will assist in reducing the need to travel, and then in the following order of priority :

a) the appropriate reuse of existing buildings worthy of retention, followed by

b) the reuse of previously developed land and only then

c) the use of previously undeveloped land,

2. seek sites that are or will be made accessible by public transport, walking or cycling,

3. reduce the risk of flooding within the development and elsewhere by a choice of location in the following order of priority:

a) sites with little or no flood risk, followed by

b) sites with low or medium flood risk, and only then

c) sites in areas of high flood risk

Design proposals should minimise or mitigate any flood risk and where practicable include sustainable drainage systems

4. ensure agricultural land of poorer quality is used for development in preference to the best and most versatile agricultural land,

5. avoid the loss of, or damage to, and where possible enhance, restore or re-establish, important nature conservation features,

6. avoid the loss of or damage to, and wherever possible enhance important or distinctive conservation features including landscapes, buildings, archaeological sites, historic parks and gardens and visually important public and private open spaces,

7. ensure high standards of design including siting, scale, use of materials and landscaping which respect and, where possible, enhance the distinctive character of townscape and landscape.

8. promote a safe and secure environment that designs out crime and makes proper provision for people with restricted mobility and people with special needs,

9. promote energy and water efficient design and the use of recycled materials and renewable energy technology, 

10. avoid reductions in air quality and the quality and quantity of groundwater and surface waters,

11. ensure development makes efficient use of and is within infrastructure, community and service constraints, or that these can be satisfactorily overcome through planned improvements or at the developers expense without an adverse effect on the environment, 

12. minimise levels of light pollution and noise.



Cumbria and Lake District Joint Structure Plan 2001 – 2016 

Policy ST8: The City of Carlisle

The City of Carlisle’s importance will be fostered by new development that builds on its role as a regional centre for business, commerce, shopping, leisure and tourism. A range of employment opportunities including a Regional Investment Site at Kingmoor will be provided. Opportunities will be taken to strengthen links to employment uses at Kingmoor by all forms of transport. The role of Carlisle airport and its potential for contributing to economic activity within the city will be supported. New housing will be needed to sustain the city’s economic potential. The release of land will be phased to minimise vacancies and ensure the refurbishment and redevelopment of the existing housing stock and to give priority to the use of previously developed land. In accommodating new development regard should be had to the city’s historic character.



Cumbria and Lake District Joint Structure Plan 2001 – 2016

Policy L54: Retail, leisure and office development

Proposals for retail, leisure and office development (except Class B1 of the use class order 1987) will be assessed against the sequential approach, with preference being given to development in defined town centre areas, followed by edge of centre locations and finally, out-of-centre locations with access to a range of transport modes. 

Proposals for retail and leisure use in edge of centre or out of centre locations must be able to demonstrate a need for the development and not prejudice the retention of local services. In addition, proposals in out of centre locations will only be permitted when situated to minimise travel by having a location which:

1.
maximises the opportunity for combined trips with other retail and service uses, or

2.
relates well to its catchment by reducing journey lengths.



Cumbria and Lake District Joint Structure Plan 2001 – 2016

Policy L56: Health, education and training facilities

Proposals for new or improved facilities for health, education and training will be supported in key service centres and other Local Service Centres defined in Local Development Frameworks, in locations which relate well to the intended catchment, which are, or will be, served by a range of transport modes and where their detrimental impact, including traffic generation, is minimised.



Carlisle District Local Plan 2001 - 2016 Revised Redeposit Draft

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





_________________________________________________________________

Within these locations development proposals will be assessed against a sequential approach for the need to be in the location specified.  In particular proposals for retail, office and leisure developments will all be subject to the sequential approach contained in paragraph 2.44 in PPS6.  Residential proposals will be considered against sequential criteria based on PPG3.

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 Revised Redeposit Draft

Core Development Policies - Policy CP4 - Design

The suitability of any new development or redevelopment will be assessed against the following design principles. Proposals should:

1.
Have regard to surrounding buildings in the context of their form in relation to height, scale and massing and 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 rather than detracting from it.

4.
Be well integrated- ensuring all components of a development are well related to one another e.g. buildings, associated parking, access routes, open space, and hard and soft landscaping to ensure a successful and attractive outcome.

5.
Not adversely affect the residential amenity of existing areas nor adjacent land uses, nor result in unacceptable standards for future users and occupiers of the development. 

6.
Ensure where possible the retention of existing trees, shrubs, hedges and other wildlife habitats and the replacement of any environmental feature lost to development 

7.
Recognise that landscaping schemes (both hard and soft) will be required to assist in integrating 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 drainage infrastructure can be incorporated without causing unacceptable harm to retained features.

9.
Through layout and design, encourage the promotion of energy and water conservation by its future occupiers, the incorporation of sustainable forms of energy production within the overall design should also be explored where appropriate 

10
Have a layout and design which minimises the potential for crime and antisocial behaviour.



Carlisle District Local Plan 2001 - 2016 Revised Redeposit Draft

Core Development Policies - Policy CP14 - Accessibility, Mobility And Inclusion

The layout and design of any development will be encouraged to meet the highest standards of accessibility and inclusion for all potential users regardless of disability, age or gender. Development proposals will be expected to demonstrate that they have made provision for easy, safe and inclusive access to, into and within buildings and facilities through the submission of an access statement alongside their planning application. The need for adequate parking facilities for disabled people should also be taken into account.

Facilities for disabled people should be included in proposals for extending and altering buildings and open spaces and changes of use where they are to be used by the public, in accordance with Part M of the Building Regulations 2004 and the Disability Discrimination Act 1995. Beyond these requirements, the City Council will seek, where applicable, to negotiate the extent of provision required for disabled people.

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.
Location of any development proposal in relation to its potential users, customers, employees

3.
Accessibility by all transport modes and provision for parking for disabled people

4.
Provision of on site facilities e.g. baby changing facilities, public toilets, disabled parking, lifts and appropriate signage.

5.
Consideration should also be given to the guidance in 'Better Access' produced by Carlisle City Council, regarding building details and accessibility for all and BS 8300: 2001 'Design of buildings and their approaches to meet the needs of disabled people- Code of Practice'.



Carlisle District Local Plan 2001 - 2016 Revised Redeposit Draft

Core Development Policies - Policy CP15 - Public Transport, Pedestrians And Cyclists

Existing provision for cyclists and pedestrians will be protected, promoted and enhanced. All new development, accessible by the public, should include provision for safe and convenient pedestrian and cycle access, including secure cycle parking facilities where appropriate. New development should help to create places that are sustainably well connected with each other, providing the right conditions to encourage walking, cycling and the use of public transport.

In assessing the suitability of new developments account will be taken as to the availability of alternative modes of transport to the private car to ensure that new sites can be reached sustainably. In considering the layout of a proposal, care should be taken to ensure that the needs of pedestrians and cyclists are placed before other traffic to ensure a safe environment for all. 



Carlisle District Local Plan 2001 - 2016 Revised Redeposit Draft

Core Development Policies - Policy CP16 - 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 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 should 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 the Architectural Liaison Officer to advise on measures to be incorporated for designing out crime.



Carlisle District Local Plan 2001 - 2016 Revised Redeposit Draft

Economic And Commercial Growth - Policy EC2 - Mixed Commercial Areas

Within Mixed Commercial Areas, proposals for B1 (Business), B2 (General Industrial), B8 (Warehousing) and A2 (Financial and Professional) uses will be acceptable provided that:

1.
the relationship of the site to the highway network is satisfactory; and

2.
 access to the site is satisfactory; and

3.
appropriate parking provision can be provided; and

4.
the scale of development is appropriate in relation to the site and the amenity of adjacent uses is not prejudiced.

A1 (Retail) uses will only be acceptable on Mixed Commercial Areas that are within 300m of the Primary retail areas of the City Centre or Key Service Centres subject to the above criteria and other policies of this Local Plan.

Mixed Commercial areas may be suitable for some residential development however this will depend upon the nature of existing uses and the ability to integrate a residential environment without impinging on the amenity of surrounding uses and future occupiers. The ability to ensure new development will be compatible with surrounding use class operations will be a determining factor where mixed uses are retained.  The loss of and availability of employment land will also be taken into account when considering whether such a change of use is acceptable.



Carlisle District Local Plan 2001 - 2016 Revised Redeposit Draft

Leisure & Community Uses - Policy LC1- Leisure Development

Proposals for leisure development will be acceptable provided that:

1. there is a need for the development; and

2. the development is of an appropriate scale for the locality;

3. if the proposal is not for a central site, all options for sites in the centre have been thoroughly assessed; and 
4. there will be no unacceptable impact on existing centres; and

5. the site is accessible by public transport, walking and cycling; and

6. appropriate car parking and satisfactory access to the site can be achieved; and 

7. The proposal does not have an adverse impact on the amenity of the surrounding area and land uses.



