Committee Minutes



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

	Item no: 01
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	09/0413
	 Church Commissioners For England
	Cummersdale

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	19/05/2009
	Smiths Gore
	Multiple Wards

	
	
	

	Location:
	
	Grid Reference:

	Land At Morton Bounded By Wigton Road, Peter Lane And Dalston Road, Carlisle, Cumbria
	
	337919 553677

	
	
	

	Proposal:
	Development Of Land At South Morton Bounded By Wigton Road, Peter Lane And Dalston Road, Carlisle, For Residential (Maximum 825 Dwellings), Employment (40,000m2 Floorspace), And Public Open Space Purposes As Well As Associated Works


Members resolved to give authority to the Head of Planning and Housing Services to issue approval for the proposal subject to referral to the Government Office for the North West; the imposition of relevant conditions; and the satisfactory completion of a Section 106 Agreement.

	Item no: 02
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	09/0978
	 Possfund Custodian Trustees Limited
	Carlisle

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	06/11/2009 08:01:56
	Savills
	Currock

	
	
	

	Location:
	
	Grid Reference:

	St Nicholas Retail Park, St Nicholas Gate, St Nicholas, Carlisle
	
	340834 555100

	
	
	

	Proposal:
	Alterations To Existing Retail Units, Part Demolition And Erection Of New Retail Warehousing (Reserved Matters Application Pursuant To Outline Permission 03/1362)


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

	Item no: 03
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	09/0964
	 Hayton Reading Room Chairman
	Hayton

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	04/11/2009 08:00:47
	SPACE Designed Solutions Ltd
	Hayton

	
	
	

	Location:
	
	Grid Reference:

	Reading Room, Hayton, Brampton, CA8 9HT
	
	351012 557752

	
	
	

	Proposal:
	Single Storey Side Extension To Provide Function Room, WC Facilities And Disabled Access (Revised Application)


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 relates to the use of the hereby permitted premises for purposes falling within Use Class D1 of the Schedule of the Town and Country Planning (Use Classes) Order 1987, or in any provision equivalent to the Class(es) in any Statutory Instrument revoking and re-enacting that Order.

Reason:
To preclude the possibility of the use of the premises for purposes inappropriate in the locality.



	3.
	The premises hereby permitted shall not be in use before 08.30 hours or after 22.00 hours.

Reason:
To prevent disturbance to neighbouring residents.



	4.
	Prior to the commencement of development details of the design, height and finish of any external handrails shall be submitted to and approved in writing by the local planning authority.

Reason:
To safeguard the character of the area.



	5.
	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 E9 an E19 of the Carlisle District Local Plan.



	6.
	Other than the copper beech tree 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 Policy CP3 of the Carlisle District Local Plan (2001-2016).



	7.
	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 hereby permitted 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 in accordance with the objectives of Policy CP3 of the Carlisle District Local Plan 2001-2016.




Summary of Reasons for the Decision


Hayton Reading Room is located on the southern side of the Hayton/Townhead Road, opposite the junction of the highway leading to The Woodlands, and provides the eastern approach to the Village.  To the immediate east and south there are open fields with a field access and the garden serving Croft Cottage to the west.  On the opposite side of the road there are domestic properties in the form of the Nurses Cottage, East View, The Old Post Office, East View Cottage and Croft View.  Parking restrictions are not in place along this part of the Hayton/Townhead Road which is part of the National Cycle Route.  The road and pavement are respectively just over 5 metres and less than a metre in width.


The Reading Room is constructed externally from sandstone with slate roofing and has an overall floor space of 145 sq. metres. The other notable features relate to the way the existing building has been cut into the site as it rises in a southerly direction away from the road; the presence of a copper beech tree subject of a Tree Preservation Order; mature ash and sycamore trees along the western boundary with the field access; a stone boundary wall with wire fencing above fronting the road; and a metal rail fence delineating the eastern and southern boundaries.  A notice board identifies use of the Reading Room by Hayton Pre-School Group.


The Woodlands currently serves a total of 10 dwellings although Members should also be aware that under application 07/0088 authority has been given to issue approval for the conversion of farm buildings to create an additional 11 dwellings at Stonehouse Farm. 

In August of this year, under application 09/0517, planning permission was refused for a single storey side extension to provide a function room on the following grounds:


“The addition of the proposed function room catering for up to 60-70 persons, coupled with the proposed use of the accommodation late into the evening,  notably up to 0300 hours on Sundays, would be likely to result in an inappropriate and unacceptable increase in noise, nuisance and disturbance that would seriously and detrimentally detract from the living conditions of adjacent and nearby residential properties, contrary to criterion 5 of Policy CP5 and Policy CP6 of the Carlisle District Local Plan 2001-2016.”


“The additional accommodation and the intensification of the use of the premises that would ensue would, in the absence of any off-site parking provision, exacerbate the existing incidence of car parking and congestion on the immediate public highway. This would, particularly during use of the extended facilities at evening and early morning times, be to the detriment of the living conditions of adjacent and nearby occupiers through increased vehicle movements, and associated noise and activity, contrary to Policy CP6 of the Carlisle District Local Plan 2001-2016, and increase potential road safety risks to pedestrians and vehicles.”


“The siting of the proposed function room would necessitate the removal of a fine specimen of Copper Beech tree that is a prominent feature in the street scene in this part of Hayton and has justified its protection through imposition of a Tree Preservation Order. The removal of the tree would be contrary to the provisions of Policies CP3 and CP5 of the Carlisle District Local Plan 2001-2016.” 


The current revised application has been submitted on the basis that the proposed operating hours have been reduced to 23.00 hrs on weekdays and 22.00 hrs on Sundays; the nature of the use has been clarified such that the County Highway Engineer no longer wishes to object to the proposal; and the loss of the copper beech tree subject of the TPO is to be mitigated by the planting of three trees at two separate locations, namely in the field adjacent to the Church and on the Village Green.  The proposed "function room" extension measures 7 metres by 11.6 metres with a new glazed entrance lobby and reconfigured internal layout including provision of new w.c. facilities.  Externally the proposed extension is to be constructed with red sandstone and a wet dash render.  The ridge height of the existing building is 6.6 metres in comparison to the proposed of 7.6 metres.  


The application is accompanied by a Design and Access Statement that explains amongst other things:

1.
The Reading Room Management Committee have identified that due to long standing commitments/lettings from the nursery group and their use of the kitchen and adjacent space as a dining area, booking opportunities are severely limited - demand exceeds supply.  The proposed extension seeks to provide a base for village functions and meetings without disturbance to the nursery including separate entrances, improved sanitary and catering facilities and full disabled access to the whole building;

2.
The proposed extension is in proportion with the Reading Room but somewhat taller.  This is to provide adequate means of providing sufficient replenishment air to 60-70 occupants, as well as offering opportunities for acoustic absorption;

3.
It is alleged that the beech tree subject of the TPO has now reached a size that it is beginning to invade the foundations of the existing building and thus it's eventual demise is inevitable;

4.
The Committee are in the fortunate position of having sufficient financial resources gifted to them to allow them to contemplate building an extension to this already successful facility at the necessary expense of the tree - an application to take down the tree will be presented to the Council in due course;

5.
There is no provision on the site either as existing or under the new proposal as there is not enough land available in the ownership of the Reading Room Committee.  Currently disabled access is possible from the road level to the door of the Reading Room but a step into the property precludes full disabled access.  This situation will be resolved in the proposal with a continuation of the existing ramped path to a level access threshold giving level access internally to all rooms;

6.
The extension to the Reading Room is proposed as a timber frame structure that will be heavily insulated.  This will give a low energy usage building that will be heated by Air Source Heat Pumps, thus reducing the building's reliance on fossil fuels.


The applicant's agent has confirmed that the alternative options considered were either a building to the "rear", "front" or do nothing.  In the case of the "rear" this was abandoned on cost grounds, and the "front" discounted because of concerns re. overlooking/overbearing impact on the dwelling opposite.  The do nothing option was not considered to be appropriate because there is strong demand through the week for a village facility.   


The applicant has also confirmed that there are no plans for the Reading Room to become licensed premises; it will be used for Use Class D1 purposes; and the nature of the unmet demand referred to is adhoc events such as a coffee morning and Bring and Buy sale to raise money for the Cockermouth Mountain Rescue Team. 

When assessing this application it is considered that the main issue revolves around whether the advantages of the proposal outweigh the disadvantages with regard to the possible adverse effects on the living conditions of neighbouring residents; highway safety/parking; and the loss of the beech tree subject of the TPO.  


In relation to the living conditions of neighbouring residents it is appreciated that the operation of the existing long established use is not subject to a planning condition, and the application has been submitted on the basis of enabling the more efficient use by Hayton Pre-School Group.  This aside, the proposed hours of use and the nature of the use are now considered more appropriate to its context.


On the basis of the revised details the Highway Authority does not wish to raise any objections to the proposal.


Finally, when considering the loss the beech tree and impact on the character of the area the City Council's Landscape Officer has not raised a fundamental objection presumably in the acknowledgement that there is an existing row of mature hedge trees that will still be retained by the proposal.  The aforementioned Landscape Officer has raised a number of matters concerning the trees to be retained and the submission of a landscaping scheme.  However, it is considered that these matters can be satisfactorily addressed by the imposition of suitable conditions.


It is appreciated that concerns have been raised on the grounds that the proposal may not be "fit for purpose" but this is considered to be a matter of more relevance to the applicant.


On the basis of the foregoing the proposal is considered acceptable and therefore recommended for approval.

Relevant Development Plan Policies

	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 

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

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 - Public Transport, Pedestrians And Cyclists

New developments should offer a realistic choice of access by public transport, walking and cycling.  Priority should be given to the provision for safe and convenient pedestrian and cycle access including secure cycle parking provision facilities, where appropriate, in all new developments accessible to the public.



	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

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 

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.




	Item no: 04
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	09/0949
	 William Highton
	Beaumont

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	29/10/2009
	
	Burgh

	
	
	

	Location:
	
	Grid Reference:

	Field 4818, Beaumont, Carlisle
	
	335477 560177

	
	
	

	Proposal:
	Temporary Siting Of Residential Caravan During Building Works (Retrospective)


Grant Permission 

	1.
	The mobile home hereby permitted shall solely be occupied by the applicant and his family and shall be removed from the site before 31 December 2010 or when the accommodation is no longer required by the applicant for occupation, whichever is the sooner.

Reason:
To preclude the possibility of the use of the premises for purposes inappropriate in the locality, in accordance with Policy H1 of the Carlisle District Local Plan 2001-2016.




Summary of Reasons for the Decision

The proposal is seeking planning permission for the temporary siting (for 2 years) of a residential caravan at Field 4818, Beaumont.  The site, which extends to 1.4 hectares, is located 970 metres north east of Beaumont Village, within the Solway Coast Area of Outstanding Beauty and the Hadrian's Wall Military Zone World Heritage Site Buffer Zone.   The site is bounded on all sides by hedging and is accessed by an unmade track.

An agricultural building, which was granted planning permission in April 2007, is currently under construction on the site.  The site contains a caravan which is used for storage, a residential caravan (which is the subject of this application), a storage container and various vehicles.  A solid timber gate has been erected across the entrance to the site.
In April 2007, planning permission was granted for the erection of an agricultural building at this site.  The site is being used to establish whether sustainable farming can be achieved and the applicant intends to grow fruit, vegetables and some varieties of plants on the site. The intention is for the process to be self sustainable with no external influences required in the growing process.  The agricultural building will enable the applicants to produce renewable energy through various means (solar, waste, compost), to produce fertiliser and compost and to re-use rainwater. 

The proposal is to site a residential caravan for a temporary two year period, whilst the agricultural building is completed.  The caravan (which is two caravans joined together) has a floor area of 60 sq m.  One of the caravans measures 9.5m by 3.8m, with the other measuring 7.9m by 3m and both have a maximum height of 2.8m.  The caravan has a cassette toilet, which the applicant takes off-site to be emptied.
The applicant has submitted some supporting information, which seeks to justify why a residential caravan is needed on the site for a two year period.  The applicant states that the caravan is needed for security purposes, whilst the agricultural building is under construction.  In September 2007, steel for the building was removed from the site within 24 hours of delivery and two trailers have been stolen from the site, one in the summer of 2007 and one at the end of 2007.  There have also been instances of trespass, ill treatment of animals and vandalism.
The project is privately funded and the applicant estimates that it will cost in the region of £200,000 to test all the projects involved.  The grants that were originally available have dried up and obtaining funding from the bank has become more difficult.  The applicant is hoping to have funding in place and the building completed within two years, at which point the caravan would be removed from the site.
The relevant policies against which the application is required to be assessed include Policies DP1, DP9, H1, H7 and CP5 of the Carlisle District Local Plan 2001-2016.

The proposal raised the following planning issues:

1.   The Principle Of The Development

The proposal is seeking planning permission for a two year period for a residential caravan, whilst the agricultural building, which is currently under construction on the site, is completed.  Whilst a permanent dwelling in this location would be contrary to planning policy, a temporary permission is considered to be acceptable, given the need for a security presence on the site whilst the building is under construction.  The completion of the building should improve the appearance of the site and would allow some of the sustainable farm projects to be started.

The request for a residential caravan for a two-year period does, however, seem to be excessive.  The frame of the building is already in place and part of the building has been clad in green profile sheeting.  A temporary permission for a 12 month period would give the applicants sufficient time to complete the building works and remove the caravan from the site.       

2.   The Impact Of The Proposal On The Character Of The Solway Coast AONB And On The World Heritage Site

The caravan would be located in close proximity to a hedge which runs around the periphery of the site and would not be readily visible from outside the site.  The Solway Coast AONB Unit has raised no objections to the caravan, provided that it is removed from the site at the end of the 2 year period and English Heritage has no objections.  In light of the above, the proposal would not have an adverse impact on the AONB or on the World Heritage Site 

3.   Conclusion

A permanent residential dwelling on the site would be contrary to planning policy.  However, a temporary planning permission for a 12 month period would give the applicants a security presence on the site whilst the building work is completed.  The caravan would not have an adverse impact on the character of the Solway Coast AONB or on the World Heritage Site.  In all aspects, the proposal is complaint 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 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

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  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.


	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.




	Item no: 05
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	09/1085
	 Carlisle College
	Carlisle

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	11/12/2009
	Ryder Architectural Ltd
	Castle

	
	
	

	Location:
	
	Grid Reference:

	Carlisle College, Strand Road, Carlisle, CA1 1NB
	
	340510 556100

	
	
	

	Proposal:
	Demolition Of Blocks B & C Of The Existing College And Erection Of A Replacement (3000 square metres) College Building With Parking For Limited Vehicles On Site (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 advertisement period; receipt of satisfactory revised details concerning the provision of a pediment detail to the top of the proposed building; the imposition of additional and/or revised conditions regarding access by disabled people; security measures; and the protection of existing trees as stipulated on the submitted landscaping scheme.

	Item no: 06
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	09/1136
	Mr David Strong
	Carlisle

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	30/12/2009
	
	Belah

	
	
	

	Location:
	
	Grid Reference:

	56 Newfield Park, Newfield, Carlisle, CA3 OAH
	
	339789 558640

	
	
	

	Proposal:
	First Floor Extension Above Existing Garage To Provide 1no. En-Suite Bedroom, Single Storey Front Extension To Provide Porch Together With Internal Alterations To Provide Extended Kitchen/Dining Room, Cloakroom & WC


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).




Summary of Reasons for the Decision

Number 56 Newfield Park is a two storey detached house located at the head of a cul-de-sac on the southern perimeter of Newfield Park.   The property's rear boundary is delineated by Public Footpath Number 109020 which runs adjacent to Stanwix Cemetery.  The property is constructed of clay facing bricks and roofed in concrete roof tiles.  The property's boundaries consist of wooden fences approximately 1.8 metres in height.

The application seeks Full Planning Permission for a first floor extension above an existing garage to provide an en-suite bedroom together with a covered ground floor porch in lieu of an existing canopy porch.  The first floor extension would be 3.28 metres wide and extend 8 metres rearwards with an eaves height of 5 metres.  The existing canopy porch would convert into a covered porch with the front door being relocated. 

The relevant planning policies against which the application is required to be assessed are Policies CP5 and H11 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 Neighbouring Residents

Policy H11 and Policy CP5 of the Local Plan seek to protect the living conditions of neighbouring residents from proposals which adversely affect them, through inappropriate scale, design, unreasonable overlooking and/or unreasonable loss of daylight and sunlight.  The proposal is for a first floor extension above an existing garage with the only windows being in the front and rear elevations.  Given the orientation of the property in relation to its neighbours it is considered that the proposal would not adversely affect the living conditions of its neighbours on the basis of loss of light, over dominance or over looking.  

2.
Whether The Proposal Is Appropriate To The Dwelling

As previously stated, Policies H11 and CP5 seek to ensure the development is appropriate in terms of quality to that of the surrounding area, are of good design and are of an acceptable scale.  The scale and height of the proposed first floor extension and porch are comparable to the existing property.  The extensions would be constructed from materials to match the existing dwelling, and would employ similar detailing.  Accordingly, it is considered that the proposals would complement the existing dwelling in terms of design and materials to be used.

3.
Other Matters

Although the applicant is an employee of the City Council he has not been involved in the determination of the application outside of his role as applicant.

In overall terms, the principle of the proposed development is acceptable. The scale, siting and design of the proposal is acceptable in relation to the site and the surrounding properties. The living conditions of neighbouring properties would not be compromised through unreasonable loss of light, overlooking or overdominance.  In all aspects the proposal is compliant with the objectives of the adopted Local Plan policies.

Relevant Development Plan Policies

	Carlisle District Local Plan 2001 - 2016

Core Development Policies - Policy CP5 - Design 

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

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

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

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

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

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

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

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

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

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



	Carlisle District Local Plan 2001 - 2016

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: 07
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	09/1047
	 Walton Parish Council
	Walton

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	27/11/2009
	
	Irthing

	
	
	

	Location:
	
	Grid Reference:

	Walton Play Area, Walton Village Hall, Walton, Brampton, CA8 2DJ
	
	352106 564483

	
	
	

	Proposal:
	Refurbishment Of Parish Play Area (Revised Application)


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.
	Before any development is commenced on the site, including site works of any description, a protective fence in accordance with Fig. 2 in B.S. 5837: 2005 shall be erected around the trees and hedges to be retained at the extent of the Root Protection Area as calculated using the formula set out in B.S. 5837. Within the areas fenced off no fires should be lit, 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. 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 Policies CP3 and CP5 of the Carlisle District Local Plan 2001-2016.



	3.
	No development shall commence until a detailed methodology for works within the root protection areas of the trees have been submitted to and approved, in writing, by the Local Planning Authority.

Reason:       In order to protect trees during development works in accordance with Policy CP3 of the Carlisle District Local Plan 2001-2016.




Summary of Reasons for the Decision

Introduction

5.1
This application seeks approval for the refurbishment of Walton Play Area which is situated in the centre of Walton Village on the western side of the road leading from Walton to Walton Moss. The play area is located on Walton Village Green which is delineated by large mature trees along the eastern boundary. Walton Village Hall/Reading Room is situated to the north of the application site together with a single storey residential property " Green Acres" to the north-west and a two storey property "Orchard House" to the west. Furthermore there is a single storey property located to the south-west "Walton Cottage" and a two storey property "Friars Garth" situated to the south of the application site. 

Background
5.2
The existing play area consists of four swings, a slide and a roundabout located on rubber surfacing. The existing play equipment is not enclosed and is situated sporadically across the easternmost part of the village green.  The submitted Design and Access Statement accompanying the planning application indicates that an independent safety inspection of Walton Play Area was carried out in May 2008 and the resulting report highlighted that every piece of equipment is in need of some remedial work to prevent them further deteriorating or becoming dangerous. The safety inspection also identified that the safety surfacing beneath the play equipment is badly aged and beyond repair in many places. The Design and Access Statement indicates that the play area was a high priority task highlighted in the Parish Plan documented in 2007 and that the design specification for the refurbishment of the play area has arisen directly from feedback received during public consultation meetings with parishioners.

Assessment
5.3
As part of the proposal the existing play equipment and surfacing will be removed and replaced with 7 pieces of play equipment situated within a 352 square metre area.  The play equipment will be located towards the easternmost part of the village green in a similar location to the existing play equipment. The proposed play equipment will consist of a horse springer, speed gyro, cradle seat swings, gyro spiral, vivacity multi-play, pod swing and flat seat swings. The total height of this equipment will be 3.4 metres which is 0.25 metres higher than the existing play equipment.  Each individual piece of play equipment will be situated on a grass mat. There will be two picnic tables located towards the east of the proposed refurbished play area. To the south of the play equipment there will be 0.5 metre high log stockading to create a low trail for children to play on. 

5.4
The relevant planning policies against which the application is required to be assessed are Policies CP3, CP5, CP6, LE7 and LC3 of the Carlisle District Local Plan 2001-2016.

5.5
The proposal raises the following planning issues:

1.
Whether The Principle Is Acceptable

5.6
The principle of a play area situated on Walton Village Green has already been established. Policy LC3 of the Carlisle District Local Plan 2001-2016 seeks to ensure that permission will not be granted for development that would result in the loss of amenity open spaces within settlements. The proposed refurbished play area will be situated in a similar position to the existing play area and will retain the majority of Walton Village Green and its open character. It is therefore considered that the principle of the proposal is acceptable.


2.
The Visual Impact Of The Proposal On The Surrounding Area; and


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

5.7
The proposed refurbishment will significantly improve the existing play area. The submitted Design and Access Statement indicates that in order for children of Walton Village to attend a social club, sporting facility or another play area the children must travel 3 miles to Brampton or 10 miles to Carlisle which usually requires a vehicle. The proposed refurbishment of the play area will therefore provide a more sustainable option to villagers.

5.8
The proposed play equipment will be "off-set" from the properties situated to the north-west, west and south-west of the application site; "Green Acres", "Orchard House" and "Walton Cottage" respectively. As such it is considered that the proposal will not adversely affect occupiers of these properties on the basis of loss of light, over dominance or overlooking.

5.9
The existing play equipment is situated 10.05 metres from the boundary of the property located to the south of the application site "Friars Garth" and 9 metres from Walton Village Hall/Reading Room. The proposed refurbished play area will be located further away from Walton Village Hall/Reading Room than the existing play equipment. The nearest piece of equipment of the refurbished play area, the vertical log stockading, will be located a distance varying from 10.05 -16.5 metres from "Friars Garth". The nearest piece of play equipment after the log stockading will be situated 17 metres from the boundary of "Friars Garth". In such circumstances it is considered that the proposed refurbished play area will be located no closer to "Friars Garth" than the existing play area with the majority of the equipment located further away than existing. Accordingly, it is not considered that the proposal will significantly harm the living conditions of occupiers of neighbouring properties sufficient to refuse the planning application on the grounds of loss of light, over dominance, overlooking or noise. It is acknowledged that the refurbished play area will indeed have more play equipment than existing however it is not considered that the use of the play area will be significantly intensified to warrant refusal of the application on grounds of increase noise levels/loss of privacy. 


4. Anti-social Behaviour

5.10
An objector has alleged that the proposed play equipment will result in anti-social behaviour. In light of the concerns raised, the Cumbria Constabulary Architectural Liaison Officer (ALO) has been consulted on the proposal. The ALO has stated there has only been one complaint relating to youth related anti-social activity over the past 2 years which suggests that local youngsters are not generally permitted to gather without supervision or intervention.  The ALO has however noted that a play area may have the potential to generate anti-social behaviour and therefore a major consideration is the location of a play area. The ALO has noted that the facility is in plain view and is overlooked by residential dwellings whose residents would notice and respond to any anti-social activity. The ALO has made additional recommendations which are included within the decision notice as an advisory note. As the ALO has raised no objection to the proposal it is therefore not considered justifiable to refuse the application on the grounds of potential anti-social behaviour.


5. Trees

5.11
As stated above there are large mature lime trees surrounding the application site. The Council's Landscape Architect/Tree Officer has been consulted on the proposal and has raised no objections subject to suitable conditions being imposed within the decision notice regarding tree protection barriers and a method statement being submitted prior to works taking place within the root protection zones of the trees. 

6. Impact Of The Proposal On Hadrian's Wall Buffer Zone

5.12
Policy LE7 of the Local Plan seeks to protect the World Heritage Site Buffer Zone from developments which would have an adverse impact on its character or setting.  

5.13
At the time of writing the report comments from relevant statutory consultees are still awaited.


7.
Other Matters

5.14
An objector has raised concerns with regard to "loss of view". Members are reminded that loss of view is not a material planning consideration.

5.15
Objectors have also alleged that the windows of nearby properties would be put at risk. The original proposal included a single goal end in close proximity to "Friars Garth"; however, this has now been eliminated from the proposal. Members are reminded that even though the proposal is located in a similar position to the existing play area the whole of the existing village green can be used for recreational purposes, such as ball games, which cannot be controlled under planning legislation.

Conclusion

5.16
In conclusion, the proposed development is of a scale and design that is appropriate to the existing play area and the surrounding area. It is not considered that the occupiers of the neighbouring properties would be adversely affected by the development. On this basis the proposal will be recommended for approval subject to no objections being received from interested parties in the interim.

Relevant Development Plan Policies

	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

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

Leisure & Community Uses - Policy LC3 - Amenity Open Space

Permission will not be granted for development that would result in the loss of amenity open spaces within settlements.




	Item no: 08
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	09/0998
	 Riverside Carlisle
	Farlam

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	09/11/2009
	HTGL Architects Ltd
	Irthing

	
	
	

	Location:
	
	Grid Reference:

	Land at Crossgates Road, Hallbankgate, Cumbria
	
	358254 559321

	
	
	

	Proposal:
	Erection Of 10no. Low Cost Dwellings


Members resolved to give authority to the Head of Planning and Housing Services to issue approval for the proposal subject to the imposition of relevant conditions and the completion of a satisfactory Section 106 Agreement. 
	Item no: 09
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	09/0420
	 Story Homes
	Carlisle

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	20/05/2009 13:00:56
	
	Castle

	
	
	

	Location:
	
	Grid Reference:

	Our Lady and St Joseph's, Warwick Square, Carlisle, CA1 1NG
	
	340669 555870

	
	
	

	Proposal:
	Display Of A Directional Sales Board For The Adjoining Hanson Court Development (Revised and Retrospective Application)


	Decision:
	Refuse  Permission
	Date:
	15/07/2009


	Decision of:
	Planning Inspectorate


	Decision Type:
	Appeal Dismissed
	Date:
	08/12/2009


	Item no: 10
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	08/1184
	 Primesight Ltd
	Carlisle

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	28/11/2008 17:30:13
	
	Castle

	
	
	

	Location:
	
	Grid Reference:

	Spar Stores plc, 63-69 Newtown Road, Carlisle, CA2 7JB
	
	338734 555907

	
	
	

	Proposal:
	1no. Internally Illuminated Wall Mounted Display Unit.


	Decision:
	Refuse  Permission
	Date:
	19/06/2009


	Decision of:
	Planning Inspectorate


	Decision Type:
	Appeal Dismissed
	Date:
	21/12/2009


	Item no: 11
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	09/9014
	 Tarmac Ltd
	Dalston

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	10/03/2009
	Cumbria County Council
	Dalston

	
	
	

	Location:
	
	Grid Reference:

	Cardewmires Quarry, Cardewmires, Dalston, CA5 6LF
	
	334775 550997

	
	
	

	Proposal:
	Section 73 Application to Extend the Operation of Cardewmires Quarry until 2026


	Decision:
	City Council Observation -  Raise No Objection
	Date:
	20/04/2009


	Decision of:
	Cumbria County Council


	Decision Type:
	Grant Permission
	Date:
	18/12/2009


	Item no: 12
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	09/9043
	 Lanercost C of E Primary School
	Burtholme

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	21/10/2009
	Cumbria County Council
	Irthing

	
	
	

	Location:
	
	Grid Reference:

	Lanercost C of E School, Lanercost, Brampton CA8 2HL
	
	355879 563873

	
	
	

	Proposal:
	Erection Of Canopy Over Part Playground Area


	Decision:
	City Council Observation -  Raise No Objection
	Date:
	30/10/2009


	Decision of:
	Cumbria County Council


	Decision Type:
	Grant Permission
	Date:
	18/12/2009


	Item no: 13
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	09/9045
	 County Fire Service
	Carlisle

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	22/10/2009
	Cumbria County Council
	Harraby

	
	
	

	Location:
	
	Grid Reference:

	Jewsons Builders Merchants, Eastern Way, Carlisle CA1 3QZ
	
	342072 554611

	
	
	

	Proposal:
	New Community Fire Station and Divisional HQ


	Decision:
	City Council Observation -  Observations
	Date:
	06/11/2009


	Decision of:
	Cumbria County Council


	Decision Type:
	Grant Permission
	Date:
	17/12/2009


	Item no: 14
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	09/9049
	 Property Unit
	Carlisle

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	10/12/2009
	Cumbria County Council
	Belah

	
	
	

	Location:
	
	Grid Reference:

	Kingmoor Infants School, Hether Drive, Lowry Hill, Carlisle, CA3 OES
	
	339202 558480

	
	
	

	Proposal:
	Extension To Existing Boundary Wall And Provision Of New Bin Storage Area


	Decision:
	City Council Observation -  Raise No Objection
	Date:
	22/12/2009


	Decision of:
	Cumbria County Council


	Decision Type:
	Grant Permission
	Date:
	07/01/2010


	Item no: 15
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	09/9044
	 County Fire Service
	Carlisle

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	22/10/2009
	Cumbria County Council
	Belle Vue

	
	
	

	Location:
	
	Grid Reference:

	L/adj to Newtown School, Raffles Avenue, Carlisle CA2 7EQ
	
	338276 555851

	
	
	

	Proposal:
	Erection of New Community Fire Station


	Decision:
	City Council Observation -  Raise Objection(s)
	Date:
	18/12/2009


	Decision of:
	Cumbria County Council


	Decision Type:
	Grant Permission
	Date:
	17/12/2009


	Item no: 16
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	09/9033
	 Hanson Quarry Products Europe Ltd
	Hayton

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	20/07/2009
	Cumbria County Council
	Hayton

	
	
	

	Location:
	
	Grid Reference:

	Low Gelt Quarry, Low Gelt Bridge, Brampton, Carlisle CA8 1SY
	
	352091 558547

	
	
	

	Proposal:
	Extension To Sand And Gravel Workings Onto Land Comprising A Motocross Arena With Restoration To Agriculture And Woodland


	Decision:
	City Council Observation -  Observations
	Date:
	24/08/2009


	Decision of:
	Cumbria County Council


	Decision Type:
	Grant Permission
	Date:
	23/12/2009


	Item no: 17
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	09/9037
	 Cumbria County Council
	Carlisle

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	02/09/2009
	Cumbria County Council
	Yewdale

	
	
	

	Location:
	
	Grid Reference:

	Richard Rose Morton Academy, Wigton Road, Carlisle CA2 6LB
	
	337661 554594

	
	
	

	Proposal:
	Erection of New Academy for 1150 Students and Relocated Vehicular Entrance


	Decision:
	City Council Observation -  Observations
	Date:
	13/11/2009


	Decision of:
	Cumbria County Council


	Decision Type:
	Grant Permission
	Date:
	16/12/2009


	Item no: 18
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	09/0988
	 Stewart Williamson Limited
	Kirklinton Middle

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	06/11/2009
	Architects Plus (UK) Ltd
	Lyne

	
	
	

	Location:
	
	Grid Reference:

	Land Adjacent To The Cottage, Smithfield, Carlisle, CA6 6BP
	
	344307 565315

	
	
	

	Proposal:
	Erection Of Two 3 Bedroom Bungalows Including Garages


Members will recall at Committee meeting held on 18th December 2009 that authority was given to the Head of Planning and Housing Services to issue approval subject to a response from the Council's Drainage Engineer and no adverse comments during the remainder of the consultation period which expires on the 24th December 2009.  The Council's Drainage Engineer has responded and no further adverse comments were received and approval was issued on 5th January 2010. 
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.



	3.
	Details shall be submitted of the proposed hard surface finishes to all 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 before the dwelling is occupied.

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



	4.
	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 south elevation without the prior consent of the local planning authority.

Reason:
In order to protect the privacy and amenities of residents in close proximity to the site and to ensure compliance with Policy H11 of the Carlisle District Local Plan 2001-2016.



	5.
	Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 1995, (or any Order revoking or re-enacting that Order), no building, garage, shed or other structure be erected within the curtilage of the dwelling hereby permitted without the prior permission of the local planning authority and the approval by them of the design, siting and external appearance of such structures.

Reason:
The local planning authority wishes to retain full control over the matters referred to in order to protect the character, integrity and appearance of the building and its setting.



	6.
	Before the development hereby permitted is occupied the proposed boundary fencing illustrated on drawing no.08082-13C shall be erected and maintained at the height specified on that drawing to the satisfication of the planning authority.

Reason:
In order to protect the privacy and amenities of residents in close proximity to the site.



	7.
	Full details of the proposed hedging defining the boundaries of the site shall be submitted to and approved by the local planning authority prior to the occupation of the dwellings hereby permitted.  All works comprised in the approved details of hedge planting shall be carried out in the first planting and seeding season following the occupation of the dwellings or the completion of the development hereby permitted, whichever is the sooner, and maintained thereafter in accordance with the approved scheme; 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 the appearance of the area is enhanced by the proper landscaping of the site in accord with Policy CP3 of the Carlisle District Local Plan 2001-2016.



	8.
	Before any development is commenced on the site, including site works of any description, a protective fence in accordance with Fig. 2 in B.S. 5837: 2005 shall be erected around the trees and hedges to be retained at the extent of the Root Protection Area as calculated using the formula set out in B.S. 5837. Within the areas fenced off no fires should be lit, 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. 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 Policies CP3 and CP5 of the Carlisle District Local Plan 2001-2016.



	9.
	No development approved by this permission shall be commenced until a scheme for the separate disposal of foul and surface waters has been submitted to and approved in writing by the Local Planning Authority. The scheme shall be constructed and completed in accordance with the approved plans before the occupation of the hereby permitted dwelling.

Reason:
To ensure that adequate drainage facilities are available.



	10.
	There shall be no obstruction with the public's right of way over Public Footpath No. 123012.

Reason:
In order to prevent any obstruction to a public right of way.



	11.
	No part of the development hereby permitted shall commence until:

a)
a desktop study has been undertaken and submitted to the Local Planning Authority;

b)
in the event that a desktop study reveals the potential for contamination to be present on the site, a detailed site investigation shall be carried out to determine proposals as may be necessary for the remediation of the site;

c)
there shall have been submitted to the Local Planning Authority the results of the detailed site investigation;

d)
such remediation measures as are identified in the detailed site investigation shall be submitted to the Local Planning Authority for approval in writing; and,

e)
such remediation proposals as are agreed by the Local Planning Authority shall have been completed to the reasonable satisfaction of the Local Planning Authority.

Reason:
To ensure a safe form of development that poses no unacceptable risk of pollution to water resources or to human health and to comply with Policy CP11 of the Carlisle District Local Plan 2001-2016.



	12.
	There shall be no vehicular access to or egress from the site other than via the approved access, unless otherwise agreed by the Local Planning Authority.

Reason:

To avoid vehicles entering or leaving the site by an unsatisfactory access or route, in the interests of road safety.


   To support Local Transport Plan Policies:  LD7 and LD8.



	13.
	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:
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. To support Local Transport Policy LD8.



	14.
	The whole of the 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. To support Local Transport Plan Policies LD5, LD7 and LD8. 



	15.
	Details of all measures to be taken by the applicant/developer to prevent surface water discharging onto or off the highway shall be submitted to the Local Planning Authority for approval prior to the development being commenced. Any approved works shall be implemented prior to the development being completed and shall be maintained operational thereafter. 

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



	16.
	Details of the relative heights of the existing and proposed ground levels and the height of the proposed finished floor levels of the dwelling  shall be submitted to and approved in writing by the local planning authority before any site works commence.

Reason:
To ensure that the siting of the houses relates to, and respects the amenity of, neighbouring property, all in accordance with  Policies H1 and CP5 of the Carlisle District Local Plan 2001-2016.




Introduction

5.1
This application seeks approval for the erection of two bungalows in a field just within the eastern settlement boundary of Smithfield.  The field is currently in an agricultural use and is bounded by post and wire fencing to the north, west and east together with wooden board fencing to the south. Trees and hedgerows are also located along the western and northern boundaries. The grounds of Fir Ends School are located immediately to the north. To the west there is a recently constructed single storey dwelling "Layla Vale" that is located within what was part of the curtilage of Highberry House. To the south are the Cottage and Maple Cottage and to the south-east, Meadow View, West View, Fell View and The Barn. The main distributor road through the village, the A6071 (the Longtown-Brampton Road), is located towards the south of the site whilst Skitby Road is located approximately 140m to the north. A public footpath runs along the west and northern boundaries of the application site. 

Background
5.2
The proposed bungalows are to be a mirror image of one another and are to comprise three bedrooms (one en-suite), a bathroom, study, w.c., living room, kitchen/diner, entrance hall and integral garage. Both bungalows are to have a length of 21.8m and depth of 9.3m (6.3m excluding the WC / entrance and study off-shoot). The bungalows are to have pitched roofs over their main footprint with a maximum height of 4.8m. The w.c/entrance/study is to have a pitched roof of a similar height at right angles to the main roof. The applicant has indicated that the bungalows are to be constructed from rendered blockwork with slate grey concrete roof tiles and will incorporate natural stone detailing, stone quoin sills and heads. Windows, doors and rainwater goods are to be constructed from white UPVC. The applicant has indicated that foul sewage will be dealt with by means of a connection to the existing drainage system and surface water by means of a soakaway.

5.3
In 2008 a planning application was received seeking full planning permission for the erection of two 3 bedroom bungalows (revised application). This application (08/1242) was refused at the Planning Committee meeting on the 13th March 2009 for the following two reasons:

1.
The proposed dwellings fall within the settlement boundary for Smithfield which is identified as a Local Service Centre within Policy H1 of the Carlisle District Local Plan 2001-2016. However, the access road which is required to serve the development falls outside of the settlement boundary and at a length of approximately 150m with a width up to 17m (including landscaping), is considered to be disproportionate to the development which it is required to serve. The access road is not well related to or contained by existing landscape features and as other properties in the immediate area have direct access onto the A6071, does not relate to the form, scale and character of the existing village. In addition, the provision of the access road will require the removal of a 10m section of hedgerow which makes a positive contribution to local landscape character.  The proposal is therefore considered to be contrary to the requirements of Policies H1, CP1 and CP3 of the Carlisle District Local Plan 2001-2016.
2.
The provision of the access road will result in the loss of an approximate 10m section of hedgerow which has been assessed as 'important'  due to its ecological interest. The proposal is therefore considered to be contrary to the guidance offered by Planning Policy Statement 9: Biodiversity and Geological Conservation and the requirements of Policy CP2 of the Carlisle District Local Plan 2001-2016.

5.4
Members are advised that the current application, in comparison with application 08/1242, removes the access drive leading south from Skitby Road and utilises the existing access to the site off the A6071.

Assessment
5.5
The relevant policies against which this application is required to be assessed are Policies RDF2 and CNL1 of the Regional Spatial Strategy together with Policies  DP1, H1, CP1, CP3, CP5, CP6, LC8 and T1 of the Carlisle District Local Plan 2001-2016.  As such it is considered that the main issues revolve around whether the advantages, in terms of the provision of additional dwellings in an identified Local Service Centre, outweigh any harm created. Thus the following matters need to be considered:

1.
 Whether The Principle Of The Development Is Acceptable

5.6
The main thrust common to the above planning policies is that new development in the rural area will generally be focussed upon established settlements where there are appropriate services, facilities and amenities.

5.7
Policy DP1 of the Carlisle District Local Plan 2001-2016 sets out the broad development strategy for the area. It establishes a settlement hierarchy with Carlisle's Urban Area being the highest order of priority for most additional new development, followed by the Key Service Centres of Brampton and Longtown and, finally, 20 villages identified as Local Service Centres.  Within these locations, development proposals will be assessed against the need to be in the location specified. High priority for retailing, office and leisure uses is accorded in the urban area to sites that satisfy the sequential test while proposals for residential development are prioritised in favour of the re-use of previously developed land. In relation to rural settlements, boundaries have been identified for those villages that fulfil the Key Service and Local Service Centre functions and these are intended to be used to judge proposals for development within those settlements. Outside these locations, development will be assessed against the needs to be in the location specified.
5.8
Policy H1 of the Carlisle District Local Plan 2001-2016 elaborates, in relation to development for housing, on the settlement hierarchy. It reiterates that the primary focus for new housing development will be the urban area of Carlisle, followed in order by the Key Service Centres of Brampton and Longtown (which have a broad range of amenities and services) and finally, selected villages which perform a service role within the rural area. These latter villages are sub-divided into two groups, the first group being the 20 larger villages that act as Local Service Centres where the scale and nature of additional development will be determined by local form and character.  The second group of 21, essentially small, villages that possess very limited facilities and, hence, provide basic service provision, is regarded as being capable of accommodating only small scale infill development, which is required to be evidenced by local need to be in that location.

5.9
Smithfield is identified as a Local Service Centre under Policies DP1 and H1 of the adopted Carlisle District Local Plan.  Policy H1 of the Local Plan states that, in principle, small scale housing development will be acceptable within the settlement boundaries of Local Service Centres providing that compliance with seven specific criteria is achievable on site. In this instance, the proposed dwellings fall within a field which is currently in an agricultural use. Whilst the field was not included within the settlement boundary for Smithfield at the Deposit Draft stage of the now adopted Local Plan, the final Inspector's Report of April 2008 recognised this was an unintentional omission. As such, the field has been included within the settlement boundary for the Village within the adopted version of the Carlisle District Local Plan 2001-2016. On this basis, the principle of residential development within the field is considered acceptable subject to compliance with the aforementioned criteria.


2. Whether The Proposal Safeguards The Character Of The Area

5.10
As stated above, under Policy H1, new residential development within Local Service Centres will be acceptable providing that the requirements of seven specific criteria can be achieved on site. The first three criteria relate to the impact on a) local landscape character, b) existing character of the settlement and c) the relationship with existing properties in the settlement.

5.11
Whilst the proposal will result in development within an agricultural field, on the basis that the site is included within the settlement boundary for the village - and as such,  the principle of development has been established - it is not considered that the erection of the bungalows per se would constitute an unacceptable 'intrusion into the open countryside' nor lead to an unacceptable impact on local landscape character. In relation to b) and c), the proposal seeks approval for the erection of two bungalows. Smithfield is not characterised by a particular style or form of residential development. Whilst there are a number of large two storey properties in the immediate vicinity of the application site, planning permission has recently been given for the erection of a modest bungalow- which is completed but unoccupied- on land within the curtilage of Highberry House to the immediate west.  

5.12
The proposed materials would also complement the existing dwellings in Smithfield.  Furthermore, the proposal would achieve adequate amenity space and off-street parking.  

5.13
In summary, the scale and design of the proposed dwellings are considered acceptable and it is considered that the proposed dwellings would not form a discordant feature in the street scene or have an adverse impact upon the character of the area.  


3. Whether The Proposal Safeguards The Living Conditions Of Neighbouring Residents

5.14
The fourth criteria of Policy H1 requires that specific proposals are 'well related to, and do not adversely affect, the amenity of neighbouring property'. As already noted, the playing fields of Fir Ends School are located to north of the proposed development and open fields are located to the east. To the west there is a new property located within the former curtilage of Highberry House. While this property has some windows facing towards the proposed development, given that both this and the proposed properties are single storey and given the nature and extent of existing boundaries, it is not considered that the proposal would lead to an adverse impact on the residents of this property.

5.15
The Cottage and Maple Cottage are located directly south of the most easterly of the two proposed bungalows. At the closest point, the  bungalow would be at a distance of 12m from the above dwellings although the nearest window in the existing properties would be further than this.  The orientation of the bungalows - with the front of the properties facing northwards - is such that no primary windows in the bungalows would face directly towards existing windows in The Cottage or Maple Cottage.  The applicants have also indicated that they plan to erect a 1.5m fence along part of the boundary as well as native species hedging along all boundaries to further avoid inappropriate overlooking of neighbouring dwellings. The only window at first floor level to the rear of either of the existing dwellings sits within a recess formed by the wall and roof of an existing extension which means that views of the new bungalows at the first floor level would be limited.

5.16
Although not a formal policy requirement, the Council have informally applied a minimum distance requirement of 12m between primary windows and a blank gable wall and 21m between primary facing windows. Given the orientation of the proposed bungalows and spatial relationship with The Cottage and Maple Cottage, it is considered that the above informal requirements would be achievable on site. In such circumstances it is considered that the proposal will not adversely affect occupiers of neighbouring properties on the basis of loss of light, overlooking or over dominance sufficient to warrant refusal of the application on this basis.


4. Whether The Proposal Is Detrimental To Highway Safety

5.17
The fifth criteria of Policy H1 requires that 'appropriate access and car parking can be achieved'. The Parish Council has raised concerns regarding access arrangements. The Highway Authority has been consulted on the proposed development and has raised no objections subject to the imposition of four conditions. On this basis it is not considered that there are sufficient grounds to warrant refusal of the application on highway safety grounds.


5.  Crime And Security

5.18
The Cumbria Constabulary Architectural Liaison Officer has been consulted on the proposals for his views in light of the concerns raised by objectors relating to the previous application for this site, application 08/1242. The Architectural Liaison Officer has noted that there is no specific detail of security measures in the Design and Access Statement and has stated that the security of the dwellings is already compromised by the presence of the footpath which connects the A6071 with Skitby Road. The Architectural Liaison Officer has acknowledged that the intention to reinforce the site perimeters will present a substantial and awkward barrier to a potential intruder. The Officer has suggested various security measures for the applicant to incorporate as part of the development. These measures have been forwarded to the applicant's agent who has confirmed that the suggested security measures will be incorporated.  The Architectural Liaison Officer has been advised that the applicant will be incorporating these measures and has raised no objection.  It is therefore not considered appropriate to refuse the application on the grounds of potential for crime.

6. Drainage

5.19
The applicants have indicated that foul sewage is to be disposed of via a connection to the existing mains sewer and that surface water will be disposed of by means of a soakaway. Concerns have been raised by the Parish Council and objectors as it is maintained that there are existing flooding problems with the main sewer.  The concern is that the construction of the access road and bungalows, with associated hard standing, will further exacerbate this problem and may result in surface water being directed towards existing properties. They have also indicated that in times of prolonged rainfall there is a problem with the drains backing up, leading to further flooding.

5.20
United Utilities has been consulted. It advises that a public sewer runs across the site but raises no objection subject to a 6m access strip being fully maintained. United Utilities has however, stated that only foul drainage should be connected into the foul sewer with surface water discharged to a soakaway, watercourse or surface water sewer. It has further advised that should surface water be allowed to discharge to a public surface water sewerage system then the flow may require to be attenuated to a maximum rate determined by United Utilities.
5.21
Given the concerns raised by residents United Utilities were informed of the issues raised. United Utilities still raises no objections provided that only foul drainage is connected into the public sewer, surface water is connected to a soakaway and that the applicant discusses full details of site drainage proposals with United Utilities. In such circumstances a condition has been imposed within the decision notice ensuring that the applicants supply an appropriate detailed scheme for foul and surface water drainage before commencing development.

Other Matters

5.22
The sixth and seventh criteria of Policy H1 require 'no loss of amenity space within or at the edge of the settlement' and 'no loss of the best and most versatile agricultural land'. In regard to amenity space, the land on which the proposed bungalows are to be located is an agricultural field with no public access (other than the Public Right of Way which borders the field and which would be retained within the current proposal). As such, it is considered that the requirements of this criteria are achievable on site. 

5.23
In relation to criteria 7, it is accepted that the proposal would lead to the loss of a small area of agricultural land. The Agricultural Land Classification map for England identifies this land as Grade 3, Grades 1 and 2 being of the highest quality. Grade 3 land is common both within the immediate vicinity of the application site and within the District as a whole. As such, it is not considered that the loss of this small area of agricultural land would provide grounds for refusal of the application.

5.24 
As stated above, a public footpath runs to the north and west of the application site. An objector has raised concerns that the applicant has moved the entrance to the public footpath 4 metres to the north and has acquired the land to widen the access to the site. This indeed appears to be the case. The Greenspaces Countryside Officer and County Council Footpath Officer originally objected to the proposal on the basis that the width of the public footpath was being compromised and that there would be more than one restriction to the public footpath. Amended plans have since been produced setting the existing gate/stile back behind the new carriageway.  At present users of the path cross the hard surfaced area leading to the field and the public footpath. In future they would cross over a short section of the access road to get to the gate. Statutory Consultees have been renotified, the County Council Footpath Officer has raised no objections subject to the imposition of one condition regarding hedge maintenance. Comments are still awaited from the Greenspaces Countryside Officer. A condition has been imposed within the decision notice ensuring that there will be no obstruction with the public footpath. Clarification is being sought regarding the legal requirements of moving the entrance to the public footpath and extending the new carriageway over part of the public footpath.

Conclusion

5.25
In overall terms, the principle of the proposed development is acceptable. The scale, siting and design of the proposed dwellings are acceptable in relation to the site and the surrounding properties. The living conditions of neighbouring properties would not be compromised through unreasonable overlooking, over dominance or loss of light.  On this basis authority to issue approval is recommended subject to no adverse comments being received during the remainder of the consultation period which expires on the 18th December 2009.

Relevant Development Plan Policies

	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 CNL 1: Overall Spatial Policy For Cumbria

Plans and strategies in Cumbria should: 

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

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

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

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

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

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

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

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

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

Proposals and schemes will be directed primarily towards locations where they can contribute to these priorities.



	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 

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

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

2
is of an unacceptable scale; and/or

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

4
is visually intrusive.
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Leisure & Community Uses - Policy  LC8 - Rights Of Way

Carlisle City Council will seek to retain all existing footpaths, bridleways and other rights of way and to establish new routes wherever possible. New development will seek to maintain the existing rights of way network and where possible local improvements and extensions will be sought as part of new developments. Proposals to close or divert existing rights of way will not be permitted unless an alternative route is available which is attractive, serves the same area and is not significantly longer than the original route.



	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.
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	Appn Ref No:
	Applicant:
	Parish:

	09/0708
	 Ben Hodgson Cars Ltd
	Dalston

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	24/08/2009
	Mr J Westgarth
	Dalston

	
	
	

	Location:
	
	Grid Reference:

	Bridge End Service Station, Bridge End, Dalston, Carlisle, CA5 7BH
	
	337113 548737

	
	
	

	Proposal:
	Erection Of Single Storey Extension To Provide Spray Booth (Revised Application)


Members will recall at Committee meeting held on 13th November 2009 that authority was given to the Head of Planning and Housing Services to issue approval subject to there being no objection from the Environment Agency and to appropriate conditions.  The Environment Agency have replied and have no objections.  Approval was issued on 11th January 2010. 
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 Policies CP5 ( Criteria 1) and LE19 of the Carlisle District Local Plan.



	3.
	Prior to the commencement of development approved by this planning permission( or such other date or stage in development as may be agreed in writing with the Local Planning Authority) the following components of a scheme to deal with the risks associated with contamination of the site shall be submitted to and approved in writing by the Local Planning Authority:

1) A preliminary risk assessment which has identified:

     a. all previous uses

     b. potential contaminants associated with those uses

     c. a conceptual model of the site indicating sources, pathways and receptors

     d. potentially unacceptable risks arising from contamination at the site

2) A site assessment based on (1) to provide information for a detailed assessment of the risk to all receptors that may be affected, including those off site

3) The site investigation results and the detailed risk assessment (2) and, based on these, an options appraisal and remediation strategy giving full details of the remediation measures required and how they are to be undertaken

4) A verification plan providing details of the data that will be collected in order to demonstrate that the works set out in (3) are complete and identifying any requirements for longer-term monitoring of pollutant linkages, maintenance and arrangements for contingency action.

Any changes to these components require the express consent of the local planning authority. The scheme shall be implemented as approved.

Reason:
The site is in highly sensitive location with respect to controlled waters i.e. on the St Bees Sandstone Formation major aquifer and within 50 metres of the River Eden SAC and the River Eden and Tributaries SSSI and it must be demonstrated that the site does not present an unacceptable risk to controlled waters in accordance with the objectives of Policies DP7, CP11 and LE29 of the Carlisle District Local Plan. 



	4.
	The development hereby permitted shall not be commenced until such time as a scheme to roof drainage to be sealed at ground level, has been submitted to, and approved in writing by, the local planning authority'.

Reason:
To minimise the risk of water pollution ( only clean surface water from roofs and paved areas should be discharged to a soakaway) in accordance with the objectives of Policies DP7 and CP11 of the Carlisle District Local Plan. 




Summary of Reasons for the Decision

5.1
This is a revised application for Full Planning Permission for an extension at Bridge End Service Station, Dalston.  The Service Station, together with the owners detached accommodation, is located on the southern outskirts of Dalston adjacent to Hawksdale Bridge.  The site is located within the Dalston Conservation Area, is adjacent to an area designated as Flood Risk Zone 2 and 45 metres from the River Caldew which is a SSSI and forms part of the River Eden and Tributaries Special Area of Conservation ( SAC).

5.2
The Design and Access Statement and Flood Risk Assessment submitted with the application explained that:

1.
in order to accommodate a spray booth unit it was necessary to have increased headroom;

2.
the extension is set forward of the existing main building in line with the shop area;

3.
in deference to the proximity of the flood plain, the proposed floor level will not be any lower than the present levels of the garage facilities.  All electrical services will be located well above floor level and will be fed from ceiling level.

5.3
The applicant has submitted supplementary information on the proposal as follows:

1.
the function of the service station is to provide local services of car repair, MOTs and car body repair within Dalston and provides employment for six persons;

2.
the applicant acquired the site in January 2009, prior to which the site was in an unkempt state with rubbish and scrap cars littering the site;

3.
the premises had workshop facilities associated with it prior to January 2009;

4.
the proposed extension will provide adequate buildings and space for the foreseeable future of the business (it is intended to remain within the present site boundary);

5.
the increased height of the building is necessary because the spray booth needs a headroom of 3.6 metres;

6.
the width of the proposed doorway can be reduced to 3 metres (the same as doorways in the existing building).  The roller door is to be installed on the inside of the building.  

5.4
 In consideration of this application Policies DP7,  CP5, CP6, CP11, LE2, LE19, LE27, LE29 and EC11 of the Carlisle District Local Plan are relevant. Considering the development plan objectives and the material considerations raised in representations:

1.
the proposed development would assist the objective of rural diversification through the expansion of existing garage facilities to provide a spray booth associated with car body repairs.  The current and proposed use (a mixture of sui generis and B2 Use (General Industrial) is similar to the previous uses (as a filling station, repair garage and for car sales);

2.
given that the nearest residential properties (other than the applicant's own house) are almost 50 metres distant, it is not considered that the proposed spray booth would have a significant adverse affect on the living conditions of nearby residents (Environmental Health have no objections to the proposal);

3.
given the controls which exist in relation to the operation of the spray booth under the Control of Pollution Act it is not considered that the proposed development would have a significant effect on the River Eden SAC or SSSI.  An informative could be added drawing the applicants attention to the need for precautionary measures during construction;

4.
as the site lies on the edge of an area covered by Flood Risk 2, the applicant has submitted a Flood Risk Assessment.  The Environment Agency have no objections to the proposal subject to two conditions and an informative being attached

5.
there is clearly an existing parking problem associated with the current use.  A further application (application reference 09/0339) to resolve the issue by extending the curtilage has been submitted but has not been determined pending receipt of further information from the applicant.  As the proposed spray booth would (1) reduce the available parking space (2) generate a further demand for parking and (3) possibly restrict the potential use of the proposed additional land it is important to resolve the issues relating to their operation;

6.
the extension does not "respond to the local context" and is certainly more prominent than that previously approved.  The applicant  proposed some design changes but the Conservation Officer remains opposed to the proposal.

5.5
The determining issue is whether the design and scale of the proposal and associated parking issues are sufficiently detrimental to the character of the Conservation Area to over-rule the parallel Local Plan objective of encouraging the diversification of expansion of the rural economy.

5.6       The Committee agreed to grant the application subject to appropriate  conditions and there being no objections from the Environment Agency. (The Environment Agency had no objections subject to the attachment of two conditions and an informative)

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

Local Environment - Policy LE19 - Conservation Areas

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

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

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

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

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

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

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

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

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



	Carlisle District Local Plan 2001 - 2016

Local Environment - Policy LE2 - Sites Of Special Scientific Interest

Development proposals within or likely to affect the nature conservation or geological interest of Sites of Special Scientific Interest will be subject to special scrutiny and will not be permitted unless:

1
The reasons for the development clearly outweigh the nature conservation value of the site for which it is of special interest and therefore designated as part of the national series of SSSIs; or

2
the nature conservation interest of the site can be fully protected and enhanced by the appropriate use of planning conditions or obligations.



	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 

Spatial Strategy And Development Principles - Policy DP7 - European Natura 2000 Sites

Except where there are imperative reasons of overriding public interest, proposals that would have an impact on a European Natura 2000 site* will not be permitted unless it can be objectively demonstrated that they would be unlikely to have a significant adverse effect, either alone or in combination with other plans or projects.

*For the purposes of this policy European Natura 2000 sites include Ramsar sites and provisional SPAs.



	Carlisle District Local Plan 2001 - 2016

Local Environment - Policy LE27- Developed Land In Floodplains

Development on previously developed land which is at risk of flooding will only be permitted provided that a Flood Risk Assessment has been submitted with the planning application that confirms:
1
no other lower risk alternative site exists in the case of proposed development in Zone 3 (High Probability of river and/or sea flooding); and

2
flood defence measures to the appropriate standard are already in place or can be provided;  and

3
adequate flood plain storage capacity can be provided; and

4
the development will not interfere with flood flows nor increase flood risk elsewhere; and

5
access and egress could be reasonably maintained at times of flood risk; and

6
adequate flood warning and evacuation procedures will be provided; and

7
mitigation measures will be provided where necessary; and

8
the building materials are appropriate for a flood risk area.


	Carlisle District Local Plan 2001 - 2016

Economic & Commercial Growth - Policy EC11 Rural Diversification

Development proposals to diversify and expand upon the range of economic activities undertaken in rural areas will be encouraged where the proposal re-uses or adapts existing traditional buildings (of permanent construction) for commercial, industrial or recreational uses. Any new building required as part of a diversification scheme must be well related to an existing group of buildings to minimise its impact, blending satisfactorily into the landscape through the use of suitable materials, design and siting.  

Proposals should:

1
Be complementary to or compatible with the agricultural operations in the rural area; and

2
Be compatible with the character and scale of the operation and its landscape character; and

3
Not lead to an increase in traffic levels beyond the capacity of the surrounding local highway network; and

4
Be capable of providing adequate access and parking arrangements.



	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

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.




