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:

07/1271
Mr A Williamson
Nicholforest





Date of Receipt:
Agent:
Ward:

19/11/2007
H & H Bowe Ltd
Lyne





Location:

Grid Reference:

Dyke Head Farm, Penton, Cumbria, CA6 5QB

342900 575750





Proposal:
Agricultural Workers Dwelling (Outline Application)

Grant Permission 

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

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

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

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



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

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



3.
The occupation of the dwelling shall be limited to persons solely or mainly employed, or last employed, in the locality in agriculture as defined in Section 336 of the Town and Country Planning Act 1990, or in forestry, or dependants of such persons residing with him or her, or a widow or widower of such a person.

Reason:
The unrestricted use of the dwelling would be contrary to the provisions of Policies E8 and H6 of the Carlisle District Local Plan which seek to prevent additional sporadic development in the countryside unless demonstrated to be essential in the interests of agriculture or forestry.



4.
Prior to the commencement of development hereby approved samples or full details of all materials to be used on the exterior of the dwelling shall be submitted to and approved in writing by the Local Planning Authority.

Reason:
To ensure the works harmonise as closely as possible with the existing building and to ensure compliance with Policy CP4 of the Carlisle District Local Plan Revised Redeposit Draft 2001 - 2016.



5.
Prior to the commencement of development hereby approved details shall be submitted of the proposed hard surface finishes to all public and private external areas within the proposed scheme and approved in writing by the Local Planning Authority.

Reason:
To ensure that materials to be used are acceptable and in compliance with the objectives of Policy CP4 of the Carlisle District Local Plan Revised Redeposit Draft 2001 - 2016.



6.
Prior to the commencement of development hereby approved a scheme for the provision of surface water drainage works shall be submitted to and approved in writing by the Local Planning Authority.  Such a scheme shall be constructed and completed in accordance with the approved plans. 

Reason:
To ensure a satisfactory means of surface water disposal and in accord with Policy E22 of the Carlisle District Local Plan.



7.
Prior to the commencement of development hereby approved a scheme for the conveyance of foul drainage to septic tank shall be submitted to and approved in writing by the Local Planning Authority.  No part of the development shall be brought into use until such treatment plant has been constructed and completed in accordance with the approved plans.

Reason:
To prevent pollution of the water environment in accordance with Policy E22 of the Carlisle District Local Plan.



8.
Prior to the commencement of development hereby approved, particulars of height and materials of all screen walls and boundary fences shall be submitted to and approved in writing by the Local Planning Authority.

Reason:
To ensure that the appearance of the area is not prejudiced by lack of satisfactory screening which is not carried out in a co-ordinated manner and to ensure compliance with Policy E8 of the Carlisle District Local Plan.



Summary of Reasons for the Decision

Introduction
5.1
This application seeks outline planning permission for the erection of an agricultural workers dwelling on land at Dyke Head Farm, Penton, Carlisle.  

2 The site is located approximately 11.27 kilometres (7 miles) north of Longtown.  The agricultural land that comprises this application site measures 0.1 hectares and is located to the north-east of the main farm steading and buildings.  The site is located in open countryside.

5.3
The site is accessed from the Longtown to Penton road by an access road that measures 360 metres in length; the topography of the land is such that is rises that falls towards Dyke Head farm.  The site area as indicated on the block plan measures approximately 33.5 metres along the frontage by 30 metres in depth.  

5.4
Dyke Head Farm extends in total to 89.99 hectares (210 acres) which is farmed by Mr Williamson together with part-time staff.  Mr Williamson lives with his mother and his brother at the farmhouse.  The family currently reside together in the farmhouse; however, Mr Williamson is in a relationship and wishes to reside in his own home.  The applicant has looked at buying a suitable property in the vicinity but has found that the current market prices of suitable properties are in excess of what can be justified by the current farm business.  The farm enterprise is centred around cattle rearing with silage to support the livestock. 

Proposal

5.5
It is proposed to construct a dwelling for occupation by an agricultural worker on and close to but outwith the steading of The Beeches farm.  The application seeks outline planning consent with all other matters being reserved for subsequent approval.  

5.6
The application is in outline form but the supporting Design and Access Statement indicates that the property would be a bungalow and an indicative layout would include 3no. bedrooms, a study, kitchen, diner, lounge, shower room and bathroom together with an integral garage.  

Assessment
5.7
The relevant planning policies against which the application is required to be assessed are Policies E8, E19, E22, H6 and T7 of the Carlisle District Local Plan and Policies CP1, CP4, CP5, CP11, H7 and T1 of the emerging Carlisle District Local Plan Revised Redeposit Draft 2001 – 2016.

5.8
The proposals raise the following planning issues:

1. The Principle Of Residential Development

5.9
Planning Policy Statement 7: Sustainable Development in Rural Areas (PPS7) published in July 2004 is relevant to this application, as it sets out the Governments planning policies for rural areas that should be taken into consideration when making planning decisions. 

5.10
Paragraph 1 of PPS7, states that "new building development in the open countryside away from existing settlements, or outside areas allocated for development in development plans, should be strictly controlled“.  By doing so it is the Governments aim to safeguard the character and beauty of the countryside, the diversity of its landscapes, heritage and wildlife, and its natural resources. 

5.11
Paragraph 10 of PPS7 makes clear that isolated new houses in the countryside require special justification for planning permission to be granted.  One of the few circumstances in which isolated residential development may be justified is when accommodation is required to enable agricultural, forestry and certain other full-time workers to live at, or in the immediate vicinity of, their place of work.  It will often be as convenient and more sustainable for such workers to live in nearby towns or villages, or suitable existing dwellings, so avoiding new and potentially intrusive development in the countryside; however, there will be some cases where the nature and demands of the work concerned make it essential for one or more persons engaged in the enterprise to live at, or very close to, the site of their work.  Whether this is essential in any particular case will depend on the needs of the enterprise concerned and not on the personal preferences or circumstances of any of the individuals involved.

5.12
In assessing permanent agricultural dwellings such as that proposed in the current application, there are 5 criteria to consider.  New permanent dwellings should only be allowed to support existing agricultural activities on well-established agricultural units, providing that:

(i) 
there is a clearly established existing functional need 

5.13
A functional test is necessary to establish whether it is essential for the proper functioning of the enterprise for one or more workers to be readily available at most times.  Such a requirement might arise, for example, if workers are needed to be on hand day and night.  If a functional requirement is established, it will then be necessary to consider the number of workers needed to meet it, for which the scale and nature of the enterprise will be relevant.

5.14
In relation to the current proposal it is considered that there is a clearly established existing functional need on the holding in relation to the care of the livestock.  This functional need relates to labour requirement for the all year round welfare of the livestock and general agricultural operations.

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

5.15
In relation to the second criteria, relating to the requirement for a full-time worker or one who is primarily employed in agriculture, the requirement for labour is in the region of 1.9 full time workers as calculated by the applicant’s agent whilst the County Land Agent calculated 2 full time workers.  Although these figures differ there is clearly a requirement for a full time worker to be resident on the holding and this issue is not in dispute.

(iii) 
the unit and the agricultural activity concerned has been established for at least three years, has been profitable for at least one of those, is currently financially sound, and has a clear prospect of remaining so;

5.16
PPS7 states that new permanent accommodation cannot be justified on agricultural grounds unless the farming enterprise is economically viable.  A financial test is necessary for this purpose, and to provide evidence of the size of dwelling which the unit can sustain.  In applying this test, authorities should take a realistic approach to the level of profitability, taking account of the nature of the enterprise concerned.  Some enterprises, which aim to operate broadly on a subsistence basis, but which nonetheless, provide wider benefits (e.g. in managing attractive landscapes or wildlife habitats), can be sustained on relatively low financial returns.

5.17
The unit and the agricultural activity have been established in this location for 2 years but have been farming for the past 36 years.  The applicant has farmed at Dyke Head Farm since 2006, although the family have been in the farming industry since 1972.  Following investment in machinery, livestock and buildings, the applicant’s agent has indicated that the net farm income is £25,285 which is in excess of an agricultural worker’s minimum wage, which is currently in the region of £12,000 per annum.  It is considered that with the current level of stock the business is viable. 

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

5.18
Today it is only really necessary for specialist workers to live on or immediately adjacent to agricultural holdings.  This is to be available at most times in case animals or agricultural processes require essential care at short notice and to deal quickly with emergencies that could otherwise cause serious loss of crop or stock.  

5.19
In conclusion to his report, the County Land Agent advises that there is clearly an established functional need for one full time worker actively involved in the management of the farm to be resident on it.  The report continues that the existing farmhouse at Dyke Head currently meets the requirement to house the one full time worker that is actively involved in the management of the unit.    

5.20
Particular consideration would have to be given to the circumstances of the applicant and Members need to decide how much weight can be afforded to this particular situation.  The applicant, who is currently in a relationship, lives with his mother and her disabled son in the farmhouse, the only residential property on the farm.  Properties in Canonbie, Longtown and Langholm are too far away from the holding to be suitable for the needs of the business.  Rural properties in the area are prohibitively expensive to an agricultural workers wage and no properties in the area are restricted by an agricultural occupancy restriction.        

5.21
The applicant's agent has confirmed that Mrs Williamson owns the farmhouse and it would be wholly unreasonable to ask that Mrs Williamson and her son vacate the farmhouse.  Mrs Williamson is not actively involved in the management of the farm, which is left to her son.  An agricultural need for a worker to be resident on the holding has been proven which could be fulfilled through the erection of the proposed dwelling, the occupancy of which would be restricted to that of an agricultural worker.   The applicant wishes to live with his partner but due to the shortage of available properties locally as previously discussed, this is not a viable option.

2.
The Impact Of The Proposal On The Living Conditions Of Neighbouring Properties

5.22
In order to ensure residential amenity is not compromised, emerging Policy CP5 of the District Local Plan expects that a minimum distance of 21 metres should be provided between primary facing windows of existing and proposed new dwellings (12 metres gable end to primary facing window).  A minimum of 4 metres should be provided between gable ends to allow for maintenance of property.  

5.23
Based on the application site area, sufficient distance between the existing farmhouse and any proposed dwelling could be provided to ensure that the siting of the property will not adversely affect the living conditions of the occupiers of Dyke Head Farm by virtue of unreasonable loss of light, loss of privacy or over-dominance.

Conclusion
5.24
In overall terms, the issue centres on the personal circumstances of the applicant.  A need for the agricultural worker to be resident on the farm has been proven and it would appear unreasonable to require the applicant to continue to reside in the farmhouse given the personal circumstances.  The principle of the development, subject to the imposition of a restrictive occupancy condition, is acceptable.  The proposal accords with all the relevant tests contained within PPS7.  The development will not adversely affect the character or appearance of the area and will not affect the living conditions of adjacent properties by unreasonable scale or overlooking.  In all aspects the proposals are considered to be compliant with the objectives of the relevant adopted and emerging Development Plan policies.

Relevant Development Plan Policies

Carlisle District Plan

Environment - Policy E8

Within the remainder of the rural area not covered by Policies E2-E6, proposals which are well related in use, siting, scale and design to existing settlements or other small clusters of buildings including farm buildings will be acceptable providing that:

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

2.
There is no adverse effect upon the amenity of neighbouring property, and the character and appearance of the area; and

3.
Satisfactory access and appropriate car parking can be achieved; and

4.
Any exiting wildlife habitats are safeguarded.

Permission will not be granted for development in the undeveloped open countryside unless it is required to meet local infrastructure needs, or for dwellings supported by a proven agricultural or forestry need.



Carlisle District Plan

Environment - Policy E19

In considering proposals for new development the City Council will where appropriate require the retention of existing trees, shrubs, hedges and other wildlife habitats, and the replacement of any environmental feature lost to development.    Landscaping schemes to be implemented by the applicant will be required as part of most planning applications.



Carlisle District Plan

Environment - Policy E22

New development will only be permitted if foul sewers and sewage treatment works of adequate capacity and design are available or will be provided in time to serve the development.  Within unsewered areas, development which requires the use of septic tanks or other waste water management systems will only be permitted if ground conditions are satisfactory and the plot of land is of sufficient size to provide an adequate subsoil drainage system.



Carlisle District Plan

Housing - Proposal H6

Within the remainder of the Plan area, outside areas covered by Proposal H1 and Policies H2-H5, permission will not be given for dwellings, except where applications are supported by a proven agricultural or forestry need.



Carlisle District Plan

Transport - Proposal T7

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 detailed in Appendix 2;

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 Revised Redeposit Draft

Core Development Policies - Policy CP1 - Landscape Character/Biodiversity

Proposals for development in the rural area must seek to conserve and enhance the special features and diversity of the different landscape character areas.

Such proposals 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 areas which they affect.



Carlisle District Local Plan 2001 - 2016 Revised Redeposit Draft

Core Development Policies - Policy CP5 - 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.

In order to ensure residential amenity is not compromised a minimum distance of 21 metres should be allowed between primary facing windows between dwellings (12 metres gable end to primary facing window).  A minimum of 4 metres should be allowed between gable ends to allow for maintenance of property.  Changes in levels of land and height of development will be taken into account in applying these distances.



Carlisle District Local Plan 2001 - 2016 Revised Redeposit Draft

Core Development Policies - Policy CP11 - Foul And Surface Water Sewerage And Sewage Treatment

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



Carlisle District Local Plan 2001 - 2016 Revised Redeposit Draft

Housing - Policy H7- Agricultural And Forestry Need

Within the remainder of the Plan area, outside areas covered by Policy H1 and Proposal H16, permission will not be given for dwellings, except where applications are supported by a proven agricultural or forestry need.  The size of dwelling should be commensurate with the scale of the business to which it relates.

Section 106 agreements will be used to ensure that such dwellings are only occupied by those working in agriculture or forestry.



Carlisle District Local Plan 2001 - 2016 Revised Redeposit Draft

Transport - Policy T1 - Parking Guidelines

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

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

2.
the availability of public car parking in the vicinity;

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

4.
the likely impact on the surrounding road network; and

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



Item no: 02







Appn Ref No:
Applicant:
Parish:

07/1260
 Mr Paul Douglas Lovell BSC (Hons)
Carlisle





Date of Receipt:
Agent:
Ward:

14/11/2007

Currock





Location:

Grid Reference:

Garages To Rear Of Red Bank Square, Carlisle, Cumbria

340284 554565





Proposal:
Extension To Existing Garages On To Forecourt And Installation Of Bollards

Members resolved to give authority to the Head of Planning and Housing Services to issue approval for the proposal subject to the receipt of satisfactory revised plans indicating the removal of the proposed bollards; and no objections being received from interested parties prior to the expiration of the re-notification period.

Item no: 03







Appn Ref No:
Applicant:
Parish:

07/0642
 Mr Tony Carr
St Cuthberts Without





Date of Receipt:
Agent:
Ward:

06/06/2007
Mr David Shankland
Dalston





Location:

Grid Reference:

Ingledene The Orchard, Durdar Road, Carlisle, CA2 4SF

340108 553087





Proposal:
Extensions to Ground Floor to Provide WC and Study together with Creation of First Floor to Provide 1no. En-Suite Bedroom, 2no. Bedrooms and Bathroom Together with a Detached Double Garage (Revised/Retrospective Application)

Grant Permission 

Summary of Reasons for the Decision

This revised application seeks permission, retrospectively, to extend a single storey detached dwelling located to the south of Carlisle, 200 metres to the north of Carlisle Race Course. The dwelling, which is situated within a cluster of residential properties, is of modern construction and prior to being extended was finished in pebble dashed render with a grey concrete tile roof.

The site, which is set back from the road frontage, is accessed via a farm track from Blackwell Road that also serves Blackwell Farm and several other residential properties. The existing boundaries of the site are demarcated by a combination of fencing and stone walls of varying heights, adjacent to which is a variety of landscaping. With the exception of the farm the surroundings to the site are wholly residential. 

In 2006 permission was granted to extend the footprint of the property by 18 square metres and to raise the eaves and ridge height of the building to provide accommodation within the roof void. The accommodation to be provided comprised a WC and study on the ground floor with a bathroom and three bedrooms (one of which has en-suite facilities) being formed within the roof space. The proposal involved raising the eaves height of the building from 2.95 metres to 3.95 metres, with the ridge height of the building being raised from 5.35 metres to 7.3 metres. The materials to be used were to match those of the existing property. 

As part of the previous approval it was also proposed to erect a detached double garage in the garden area to the north of the property, which would be situated 3 metres from the north facing gable. The garage would have measured 6.28 metres in width, 6.6 metres in length, 2.2 metres to the eaves with a ridge height of 4 metres. The garage was also to be finished in materials to complement the existing property.
Whilst the development was being undertaken a complaint was received from a local resident that the alterations to the property were not being constructed in accordance with the approved drawings. After investigation by Officers confirmed that was the case, the current application has been made to "regularise" the works.

This proposal seeks permission for similar extension to the dwelling, which would provide the same accommodation over the same footprint. The significant difference between this application and the previously approved scheme is that the eaves height of the dwelling has been raised by a further 0.35 metres to 4.3 metres and the ridge height has been increased by 0.40 metres to 7.7 metres. On the south facing gable a bedroom window has been increased by 0.6 metres in width and a bathroom window has been included. 

With the modifications embraced by the current application, the effect is that the overall eaves and ridge heights in comparison with the original dwelling are increased by 1.35 metres and 2.35 metres respectively. The original pebble dashed finish to the property has been removed and it, and the extension, is now refaced with smooth render. The property has been roofed with smooth grey concrete tiles. 

In respect of the proposed garage, its footprint has been reduced by 5 square metres and it has been repositioned within 1 metre of the north facing gable of the property. The applicant’s agent has advised that the garage has been re-sited to avoid a nearby drain. The design of the roof of the garage has been altered with the eaves height being reduced by 0.6 metres to 2 metres and the ridge height has been increased by 0.6 metres to 4.6 metres, which results in a steeper roof pitch. The garage is finished in a smooth render with roof tiles to match that of the dwelling. 

The relevant planning policies against which the application is required to be assessed are Policy H14 of the Carlisle District Local Plan and Policies CP4, CP5 and H11 of the Carlisle District Local Plan 2001-2016 Revised Redeposit Draft.

The proposals raise the following planning issues:

1. Whether The Proposal Is Appropriate To The Dwelling.

It was previously acknowledged that the alterations to the dwelling would significantly enlarge the property in terms of the living accommodation provided; however, this was achieved through the reconfiguration of the roof, which replaced a shallow pitched conservatory that related poorly to the original property. When the earlier application was determined it was the Officers view that, in terms of its scale, the extension was not disproportionate to the dwelling; nor would it dominate the original property. 

The issue that to consider is whether a further increase in the eaves and ridge height by 0.35 metres and 0.4 metres is an acceptable deviation from the previous approval in relation to the scale of the original dwelling. On balance, it is the Officers view that the increase in the overall mass of the structure would not warrant refusal of the application in its own right. 

With regard to the garage, its footprint has been reduced marginally and, therefore, its scale is not an issue. Although the roof design has altered, incorporating a steeper roof pitch than a conventional garage, the garage cannot be viewed from outside the site and, therefore, does not result in demonstrable harm to the wider area. 

Both the garage and alterations to the property are to be finished in smooth render, which is an improvement on the appearance of the original dwelling. Accordingly, the extension to the original dwelling, in terms of its scale, design and materials to be used, is acceptable. 

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

As previously mentioned this current application includes the insertion of a bathroom window and the widening of a bedroom window that are situated at first floor level in the south facing gable of the extended dwelling, which faces towards the rear elevation of the neighbouring property, Nevarra. Aside from the scale of the extension, it is these two aspects that cause the occupier of that property greatest concern. 

With regard to the bedroom window, the principle of its position was agreed through the previous application. It is acknowledged that it has been increased in size by 0.6 metres; however, the minimum distance of 21 metres between primary facing windows, which emerging Policy CP5 of the Revised Redeposit Draft requires, has been achieved. The concerns of the objector are noted; however, as the necessary minimum distance is met it would be unreasonable of the Council to argue that the increase in the window size results in a unacceptable loss of privacy to the occupants of Nevarra. 

In respect of the bathroom window, in planning terms, a bathroom is not considered a primary room and, therefore a minimum distance of 21 metres is not required to be maintained between the primary windows of the neighbouring property. Aside from the fact that a distance of in excess of 21 metres is maintained, the window is obscurely glazed thereby minimising any impact through overlooking. 

The increased ridge height of the garage and its relocation within one metre of the north facing gable of the applicant’s property will affect the outlook and level of light to the windows situated within the north facing gable of the applicant’s property; however, this is a situation that the applicant has chosen to accept. The position of the garage causes no harm to the living conditions of any neighbouring property and, therefore, this aspect of the scheme does not warrant refusal of the application in its own right. 

In terms of this current proposal there are insufficient grounds to refuse the application on the basis of loss of privacy for the reasons stated. Similarly, given the increase in the roof height by an average of 0.375 metres from the previously agreed scheme, particularly given the relationship of the dwelling with the neighbouring properties, it is unlikely that the development will affect the living conditions of adjacent residents through loss of light or overdominance. 

3.  Other Matters. 

The objector had expressed concern regarding the position of a security light high on the south facing gable. This matter was raised with the applicant and the security light has since been removed. 

In overall terms, the revised proposal does not adversely affect the living conditions of adjacent properties by poor design, unreasonable overlooking or unreasonable loss of daylight or sunlight. The scale and design of the alterations to the dwelling and detached garage are acceptable. In all aspects the proposals are compliant with the objectives of the relevant adopted and emerging Local Plan policies.

Relevant Development Plan Policies

Carlisle District Plan

Housing - Proposal H14

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.



Carlisle District Local Plan 2001 - 2016 Revised Redeposit Draft

Core Development Policies - Policy CP4 - Design

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

1.
Have regard to surrounding buildings in the context of their form in relation to height, scale and massing and making use of appropriate materials and detailing.

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

3.
Reinforce local architectural features where appropriate promoting and respecting local distinctiveness rather than detracting from it.

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

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

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

7.
Recognise that landscaping schemes (both hard and soft) will be required to assist in integrating new development into existing areas and ensure that development on the edge of settlements is fully integrated into its surroundings. 

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

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

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



Carlisle District Local Plan 2001 - 2016 Revised Redeposit Draft

Core Development Policies - Policy CP5 - 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.

In order to ensure residential amenity is not compromised a minimum distance of 21 metres should be allowed between primary facing windows between dwellings (12 metres gable end to primary facing window).  A minimum of 4 metres should be allowed between gable ends to allow for maintenance of property.  Changes in levels of land and height of development will be taken into account in applying these distances.



Carlisle District Local Plan 2001 - 2016 Revised Redeposit Draft

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: 04







Appn Ref No:
Applicant:
Parish:

07/0527
 Mr & Mrs J R Workman
St Cuthberts Without





Date of Receipt:
Agent:
Ward:

08/05/2007
H & H Bowe Ltd
Dalston





Location:

Grid Reference:

Land to the rear of The Orchards, Carleton, Carlisle

342902 552652





Proposal:
Erection of Agricultural Workers Dwelling (Outline)

Grant Permission 

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

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

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

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



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

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



3.
Prior to the commencement of development hereby approved, particulars of height and materials of all screen walls and boundary fences shall be submitted to and approved in writing by the Local Planning Authority.

Reason:
To ensure that the appearance of the area is not prejudiced by lack of satisfactory screening which is not carried out in a co-ordinated manner and to ensure compliance with Policy E8 of the Carlisle District Local Plan.



4.
Prior to the commencement of development hereby approved samples or full details of all materials to be used on the exterior of the dwelling shall be submitted to and approved in writing by the Local Planning Authority.

Reason:
To ensure the works harmonise as closely as possible with the existing building and to ensure compliance with Policy CP4 of the Carlisle District Local Plan Revised Redeposit Draft 2001 - 2016.



5.
Prior to the commencement of development hereby approved details shall be submitted of the proposed hard surface finishes to all public and private external areas within the proposed scheme and approved in writing by the Local Planning Authority.

Reason:
To ensure that materials to be used are acceptable and in compliance with the objectives of Policy CP4 of the Carlisle District Local Plan Revised Redeposit Draft 2001 - 2016.



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

Reason:
The unrestricted use of the dwelling would be contrary to the provisions of Policies E8 and H6 of the Carlisle District Local Plan which seek to prevent additional sporadic development in the countryside unless demonstrated to be essential in the interests of agriculture or forestry.



7.
Prior to the commencement of development hereby approved a scheme for the provision of surface water drainage works shall be submitted to and approved in writing by the Local Planning Authority.  Such a scheme shall be constructed and completed in accordance with the approved plans. 

Reason:
To ensure a satisfactory means of surface water disposal and in accord with Policy E22 of the Carlisle District Local Plan.



8.
Prior to the commencement of development hereby approved a scheme for the conveyance of foul drainage to septic tank shall be submitted to and approved in writing by the Local Planning Authority.  No part of the development shall be brought into use until such treatment plant has been constructed and completed in accordance with the approved plans.

Reason:
To prevent pollution of the water environment in accordance with Policy E22 of the Carlisle District Local Plan.



9.
Prior to the commencement of development hereby approved, a scheme for the planting of trees and shrubs shall be submitted to and approved in writing by the Local Planning Authority.  The scheme shall include a detailed survey of any existing trees and shrubs on the site and shall indicate plant species and those trees and shrubs to be retained.  All planting, seeding or turfing comprised in the approved details of landscaping shall be carried out in the first planting and seeding seasons following the occupation of the building or the completion of the development, whichever is the sooner

Reason:
To ensure that a satisfactory landscaping scheme in prepared in accordance Policy E19 of the Carlisle District Local Plan.



Summary of Reasons for the Decision

Introduction

5.1
This application seeks outline planning permission for the erection of an agricultural workers dwelling on land to the rear of The Orchards, Carleton, Carlisle.  

2 The site is located approximately 3.6 kilometres (2.24 miles) south-east of the City Centre.  The site which is a former stack yard, is located to the rear of Butterworths Overseas Property Centre and to the north of a series of residential properties.  To the north and west of the site is open countryside and the site is located outwith the urban area.

5.3
The site is accessed from the main A6 road by means of a tarmacadamed single track road.  The site area as indicated on the block plan measures approximately 29 metres along the frontage by 31 metres to the rear.  The depth of the site measures approximately 25 metres.  

5.4
The Beeches Farm extends in total to 161.87 hectares (400 acres) which is farmed by Mr and Mrs Workman together with their son and two full-time staff.  The family currently reside together in the farmhouse; however, Mr and Mrs Workman's son proposes to get married and wishes to occupy his own property.  The applicants have looked at buying suitable property in the vicinity but find that the current market prices of suitable properties are in excess of what can be justified by the current farm business.  The farm enterprise comprises of lambs, dairy cows, young stock together with grassland, the growing of winter and spring barley and wheat. 

Proposal

5.5
It is proposed to construct a dwelling for occupation by an agricultural worker on and close to, but outwith the steading of The Beeches farm.  The application seeks outline planning consent with all other matters being reserved for subsequent approval.  

5.6
The application is in outline form but the supporting Design and Access Statement indicates that the building would be one and a half storeys high and would include a kitchen, dining area, utility room, sitting room, study, hall/ stairs and toilet to the ground floor with 2no. bedrooms, 2no. bathrooms and storage above.

Assessment

5.7
The relevant planning policies against which the application is required to be assessed are Policies E8, E19, E22, H6 and T7 of the Carlisle District Local Plan and Policies CP1, CP4, CP5, CP11, H7 and T1 of the emerging Carlisle District Local Plan Revised Redeposit Draft 2001 - 2016.

5.8
The proposals raise the following planning issues:

1. The Principle Of Residential Development

5.9
Planning Policy Statement 7: Sustainable Development in Rural Areas (PPS7) published in July 2004 is relevant to this application, as it sets out the Governments planning policies for rural areas that should be taken into consideration when making planning decisions. 

5.10
Paragraph 1 of PPS7, states that "new building development in the open countryside away from existing settlements, or outside areas allocated for development in development plans, should be strictly controlled“.  By doing so it is the Governments aim to safeguard the character and beauty of the countryside, the diversity of its landscapes, heritage and wildlife, and its natural resources. 

5.11
Paragraph 10 of PPS7 makes clear that isolated new houses in the countryside require special justification for planning permission to be granted.  One of the few circumstances in which isolated residential development may be justified is when accommodation is required to enable agricultural, forestry and certain other full-time workers to live at, or in the immediate vicinity of, their place of work.  It will often be as convenient and more sustainable for such workers to live in nearby towns or villages, or suitable existing dwellings, so avoiding new and potentially intrusive development in the countryside; however, there will be some cases where the nature and demands of the work concerned make it essential for one or more persons engaged in the enterprise to live at, or very close to, the site of their work.  Whether this is essential in any particular case will depend on the needs of the enterprise concerned and not on the personal preferences or circumstances of any of the individuals involved.

5.12
In assessing permanent agricultural dwellings such as that proposed in the current application, there are 5 criteria to consider.  New permanent dwellings should only be allowed to support existing agricultural activities on well-established agricultural units, providing that:

(i) 
there is a clearly established existing functional need 

5.13
A functional test is necessary to establish whether it is essential for the proper functioning of the enterprise for one or more workers to be readily available at most times.  Such a requirement might arise, for example, if workers are needed to be on hand day and night.  If a functional requirement is established, it will then be necessary to consider the number of workers needed to meet it, for which the scale and nature of the enterprise will be relevant.

5.14
In relation to the current proposal it is considered that there is a clearly established existing functional need on the holding in relation to the care of the livestock.  This functional need relates to labour requirement for the all year round welfare of the livestock and general agricultural operations.

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

5.15
In relation to the second criteria, relating to the requirement for a full-time worker or one who is primarily employed in agriculture, the requirement for labour is in the region of 7.38 full time workers as calculated by the applicant’s agent whilst the County Land Agent calculated 5.5 full time workers.  Although these figures differ there is clearly a requirement for a full time worker to be resident on the holding and this issue is not in dispute.

(iii) 
the unit and the agricultural activity concerned has been established for at least three years, has been profitable for at least one of those, is currently financially sound, and has a clear prospect of remaining so;

5.16
The unit and the agricultural activity have been established for in excess of 3 years.  PPS7 states that new permanent accommodation cannot be justified on agricultural grounds unless the farming enterprise is economically viable.  A financial test is necessary for this purpose, and to provide evidence of the size of dwelling which the unit can sustain.  In applying this test, authorities should take a realistic approach to the level of profitability, taking account of the nature of the enterprise concerned.  Financial viability can be defined as offering a competent person a prospect of a sufficient livelihood.  Some enterprises, which aim to operate broadly on a subsistence basis, but which nonetheless, provide wider benefits (e.g. in managing attractive landscapes or wildlife habitats), can be sustained on relatively low financial returns.

5.18
The Workman's have farmed at The Beeches since 1904.  The current applicants have been farming at the Beeches for the past 22 years.  Following investment in machinery, livestock and buildings, the applicant’s agent has indicated that the net farm income is £36,406 which is in excess of an agricultural worker’s minimum wage, which is currently in the region of £12,000 per annum.  It is considered that with the current level of stock the business is viable. 

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

5.19
Today it is only really necessary for specialist workers to live on or immediately adjacent to agricultural holdings.  This is to be available at most times in case animals or agricultural processes require essential care at short notice and to deal quickly with emergencies that could otherwise cause serious loss of crop or stock.  

5.20
Based on the overall stock numbers and the level of care required in the interests and the wellbeing off the livestock, for the efficient running of the holding and overall security, it is essential that two full time workers actively involved in the management of this unit be present on, or immediately adjacent to it.  At the present time, the existing dwelling at The Beeches farm satisfies the requirement to house one of those workers.  Of relevance in this case however, is the availability of the self-contained farm flat, which measures approximately 75 square metres externally, located with the farm steading.  

5.21
This one-bedroomed flat is currently rented to tenants and the income generated contributes to the overall farm income.  Furthermore, whether the accommodation that this flat provides would be suitable is an issue.  Annex A of PPS7 requires that if there are existing dwellings they need to be suitable and available for occupation by the workers concerned.  The County Land Agent advises that: 


“although the current purpose of the flat to provide a diversifies source of income is commendable, the overriding interest to provide farm workers accommodation for the wider benefit of the farm business should not be disregarded.”

5.22
Whilst the County Land Agent raises concerns about the proposal insofar as he advocates the use of the flat within the steading, he does state that he is unable to comprehensively comment on the suitability of the potentially available property and suggests that due to the fact that this is clearly a small property, in light of recent decisions relating to agricultural workers dwelling, the planning authority might consider the flat to be below the size of property that might be reasonable for the applicant.

5.23
The reference made to ‘recent decisions’ refers to the decision by Members of the Development Control Committee to approve an outline planning application for an agricultural workers dwelling in 2007 at Little Orton farm.  The circumstances that prevailed in the consideration of this application were tangible to this application at The Beeches insofar as there was a cottage on the farm; however, given the limited floor space of 93 square metres and the applicant’s circumstances being similar to that of the current applicant intending to get married and start a family, the application was approved.  Given these issues, it would be unreasonable to suggest anything other than the principle of development being acceptable.  

5.24
It has already been accepted that the proposed dwelling is of an acceptable scale; therefore, in line with previous decisions, whilst the existing flat could be made available it is not suitable for the worker concerned and would undermine a portion of the farm income.  

2.
The Impact Of The Proposal On The Living Conditions Of Neighbouring Properties

5.25
In order to ensure residential amenity is not compromised, emerging Policy CP5 of the District Local Plan expects that a minimum distance of 21 metres should be provided between primary facing windows of existing and proposed new dwellings (12 metres gable end to primary facing window).  A minimum of 4 metres should be provided between gable ends to allow for maintenance of property.  

5.26
Based on the application site area, there is sufficient distance between the existing buildings and any proposed dwelling that will ensure that the siting of the property will not adversely affect the living conditions of the occupiers of the neighbouring properties by virtue of unreasonable loss of light, loss of privacy or over-dominance.

5.27
The Highway Authority has suggested that if the applicant does not have vehicular access rights over the lane that lead from the A6 to the application site, then the proposal should be refused.  The applicant’s agent has confirmed that the applicant has a right of access to the site as this land was a former stack yard that was in operation as part of the farm.

Conclusion

5.28
In overall terms, the principle of the development, subject to the imposition of a restrictive occupancy condition, is acceptable.  The occupancy of the flat within the farm would be too restrictive for the applicant due to its limited size.  The proposal accords with all the relevant tests contained within PPS7.  The development will not adversely affect the character or appearance of the area and will not affect the living conditions of adjacent properties by unreasonable scale or overlooking.  In all aspects the proposals are considered to be compliant with the objectives of the relevant adopted and emerging Local Plan policies.

Relevant Development Plan Policies

Carlisle District Plan

Environment - Policy E8

Within the remainder of the rural area not covered by Policies E2-E6, proposals which are well related in use, siting, scale and design to existing settlements or other small clusters of buildings including farm buildings will be acceptable providing that:

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

2.
There is no adverse effect upon the amenity of neighbouring property, and the character and appearance of the area; and

3.
Satisfactory access and appropriate car parking can be achieved; and

4.
Any exiting wildlife habitats are safeguarded.

Permission will not be granted for development in the undeveloped open countryside unless it is required to meet local infrastructure needs, or for dwellings supported by a proven agricultural or forestry need.



Carlisle District Plan

Environment - Policy E19

In considering proposals for new development the City Council will where appropriate require the retention of existing trees, shrubs, hedges and other wildlife habitats, and the replacement of any environmental feature lost to development.    Landscaping schemes to be implemented by the applicant will be required as part of most planning applications.



Carlisle District Plan

Environment - Policy E22

New development will only be permitted if foul sewers and sewage treatment works of adequate capacity and design are available or will be provided in time to serve the development.  Within unsewered areas, development which requires the use of septic tanks or other waste water management systems will only be permitted if ground conditions are satisfactory and the plot of land is of sufficient size to provide an adequate subsoil drainage system.



Carlisle District Plan

Housing - Proposal H6

Within the remainder of the Plan area, outside areas covered by Proposal H1 and Policies H2-H5, permission will not be given for dwellings, except where applications are supported by a proven agricultural or forestry need.



Carlisle District Plan

Transport - Proposal T7

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 detailed in Appendix 2;

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 Revised Redeposit Draft

Core Development Policies - Policy CP1 - Landscape Character/Biodiversity

Proposals for development in the rural area must seek to conserve and enhance the special features and diversity of the different landscape character areas.

Such proposals 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 areas which they affect.



Carlisle District Local Plan 2001 - 2016 Revised Redeposit Draft

Core Development Policies - Policy CP5 - 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.

In order to ensure residential amenity is not compromised a minimum distance of 21 metres should be allowed between primary facing windows between dwellings (12 metres gable end to primary facing window).  A minimum of 4 metres should be allowed between gable ends to allow for maintenance of property.  Changes in levels of land and height of development will be taken into account in applying these distances.



Carlisle District Local Plan 2001 - 2016 Revised Redeposit Draft

Core Development Policies - Policy CP11 - Foul And Surface Water Sewerage And Sewage Treatment

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



Carlisle District Local Plan 2001 - 2016 Revised Redeposit Draft

Housing - Policy H7- Agricultural And Forestry Need

Within the remainder of the Plan area, outside areas covered by Policy H1 and Proposal H16, permission will not be given for dwellings, except where applications are supported by a proven agricultural or forestry need.  The size of dwelling should be commensurate with the scale of the business to which it relates.

Section 106 agreements will be used to ensure that such dwellings are only occupied by those working in agriculture or forestry.



Carlisle District Local Plan 2001 - 2016 Revised Redeposit Draft

Transport - Policy T1 - Parking Guidelines

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

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

2.
the availability of public car parking in the vicinity;

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

4.
the likely impact on the surrounding road network; and

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



Item no: 05







Appn Ref No:
Applicant:
Parish:

08/0052
 Mr R Wood
Carlisle





Date of Receipt:
Agent:
Ward:

17/01/2008
Architects Plus (UK) Ltd
Botcherby





Location:

Grid Reference:

The Inglewood, Pennine Way, Carlisle, CA1 3QD

342170 554539





Proposal:
Redevelopment Of Site For 41no. Residential Units (30no. Flats And 11no. Houses) And Associated Car Parking (Revised Application)

Members resolved to give authority to the Head of Planning and Housing Services to issue approval for the proposal subject to the completion of a Section 106 Agreement concerning:

a) 30% of the total number of residential units will be affordable dwellings to be sold at a 30% market value discount or the equivalent as rental units provided by a Registered Social Landlord; b) the payment of a commuted sum of £66,272 with regard to the provision/improvement of off-site of play equipment, play space and public open space; and c) the payment of a commuted sum of £9530 to contribute towards the improvement of the current cycle/pedestrian way leading from Pennine Way to Durranhill Road.

Item no: 06







Appn Ref No:
Applicant:
Parish:

08/0068
Mr Barry Nuttal
Carlisle





Date of Receipt:
Agent:
Ward:

24/01/2008
HTGL Architects Ltd
Stanwix Urban





Location:

Grid Reference:

68 Brampton Road, Carlisle, Cumbria, CA3 9AU

340815 557473





Proposal:
Two Storey Side Extension To Provide Garage, Utility And Kitchen On Ground Floor With En-Suite Bedroom Above.  Single Storey Rear Extension To Provide Breakfast Room.  First Floor Rear Extension To Provide Extended Bedrooms

Grant Permission 

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

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



2.
The materials (and finishes) to be used in the construction of the proposed development shall be in accordance with the details contained in the submitted application, unless otherwise agreed in writing by the local planning authority.

Reason:
To ensure a satisfactory external appearance for the completed development.



3.
Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 1995, (or any Order revoking and re-enacting that Order), no additional windows shall be inserted on the north-east elevation of the side extension or above the ground floor on the south-west 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 H14 of the Carlisle District Local Plan.



Summary of Reasons for the Decision

Introduction

5.1
This application seeks approval for a two storey side extension to provide a garage, utility and kitchen on ground floor with an en-suite bedroom above, a single storey rear extension to provide a breakfast room, and a first floor rear extension to provide extended bedrooms at 68 Brampton Road, Carlisle. The property is a two storey semi-detached dwelling constructed from brick/render walls under a slate roof and is surrounded to the north-east, south-east and south-west by two storey houses.

Background
5.2
The proposed side extension has a length that varies from 7.6 metres to 11.8 metres, a width that varies from 3.5 metres to 3.8 metres and a total ridge height of 7.9 metres. The proposed rear extension has a total length of 4.2 metres, a width of 4.7 metres and a total ridge height of 4.4 metres. The first floor extension to the rear has a total length of 3.6 metres, a width of 6.75 metres and a total ridge height of 7.7 metres. All of the proposed extensions will be constructed from materials to match those of the existing dwelling.

Assessment
5.3
The relevant planning policies against which the application is required to be assessed are Policies H14 and H16 of the Carlisle District Local Plan together with Policies CP4, CP5 and H11 of the Carlisle District Local Plan Revised Redeposit Draft.

5.4  
Paragraph 29 of PPS1 identifies that "the planning system does not exist to protect the private interests of one person against the activities of another, although private interests may coincide with the public interest in some cases". PPS 1 continues "it can be difficult to distinguish between public and private interests, but this may be necessary on occasion. The basic question is not whether owners and occupiers of neighbouring properties would experience financial or other loss from a particular development, but whether the proposal would unacceptably affect amenities and the existing use of land and building which ought to be protected in the public interest."   

5.5
In line with the forgoing it is felt that the two fundamental issues are: 1) whether the proposal can be considered detrimental to the amenity of neighbours; and, 2) whether the proposal is appropriate to the dwelling.

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

5.6
The proposed side and rear extensions will have no windows located on the north-east elevations. The property located to the north-east of the application site (70 Brampton Road) has four windows located on the gable of the property. The ground floor windows are obscurely glazed and the first floor windows serve a landing and a bedroom. This bedroom is also served by a larger window to the front of the property; in such circumstances the bedroom window to the gable is not designated as a primary window. Furthermore there is a 1.2 metre (approx) high fence and shrubbery delineating the north-eastern boundary of the application site. In such circumstances and in relation to the aforementioned matters it is considered that the proposed development will not adversely affect the occupiers of the property situated to the north-east of the application site by overlooking, loss of light or over dominance.

5.7
Furthermore the windows to the front elevation of the side extension and the windows to the south-east elevation of the rear extensions comply with the minimum distances required under the emerging Carlisle District Local Plan. Accordingly, it is considered that the proposed development will not adversely affect the amenities of the occupiers of the residential dwellings situated to north-west and south-east of the application site through overlooking, loss of light or over dominance.

5.8
The occupiers of the neighbouring property "66 Brampton Road" have objected to the proposed development on the grounds that the development will cause loss of light to their property. In relation to that matter it is noted that the first floor extension to the rear of 68 Brampton Road will be located directly on the boundary between 66 and 68 Brampton Road and will project 3.6 metres from the dwelling. Even 'though the extension projects 3.6 metres from the dwelling, the proposed extension is south- east facing.  In this regard it is accepted that a degree of additional overshadowing and loss of sunlight will result particularly in the early morning; however, in this case, it is considered to be so significant as to justify refusal of the application on this basis.

5.9
Furthermore the single storey rear extension to provide a breakfast room has windows situated on the south-west elevation. This extension is situated 5.25 metres from the boundary of the neighbouring property 66 Brampton Road. There is a 1 metre (approx) high fence delineating the boundary between the two properties and the windows in the south-west elevation will not directly face any of the neighbouring properties windows. In such circumstances it is considered that the proposed single storey rear extension will not adversely affect the occupiers of 66 Brampton Road through poor design, over looking or loss of light.

5.10
The objectors have also raised concerns verbally regarding loss of view to their property, however this is not considered to be a material planning objection. Furthermore although initially the objectors requested a right to speak, that was subsequently withdrawn. In such circumstances the application falls to be determined under the Scheme of Delegation.

2. 
Whether The Proposal Is Appropriate To The Dwelling

5.11
The occupiers of 66 Brampton Road have also raised concerns that the proposed development is disproportionate to the size of the plot and is not in keeping with similar properties on Brampton Road.

5.12
Brampton Road consists of a mixture of house types which have similar side and rear extensions. In this respect it is considered that the proposed extension would not appear obtrusive or incongruous within the street scene. 

5.13
The proposed extension complements the existing dwelling in terms of its design and materials to be used. Whilst the proposal is large in terms of its scale it is not considered that the development is excessive or that the extension dominates the original dwelling. The extension would be constructed from materials to match the existing dwelling. It is considered that the proposed extensions would complement the existing dwelling in terms of design and materials to be used.

Conclusion

5.14
In overall terms it is considered that any perceived over dominance from the first floor extension to the rear of 68 Brampton Road and additional overshadowing/loss of light experienced by the residents of 66 Brampton Road are not of such a significance or scale as to warrant refusal of permission. 

5.15
It is also considered that the proposal will not harm the character and appearance of the area.  The scale of the proposed extensions are considered acceptable in relation to the dwelling. In all aspects the proposal is considered to be compliant with the objectives of the relevant adopted and emerging Development Plan policies.

5.16
In conclusion the rights of the objectors are respected but in overall terms the proposal is neither considered detrimental to the living conditions of the neighbouring residents nor detrimental to the character of the area sufficient to warrant refusal. Since only one letter of objection has been received during the consultation period the application has been considered and determined under the City Council's delegated powers procedure.

Relevant Development Plan Policies

Carlisle District Plan

Housing - Proposal H14

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.



Carlisle District Plan

Housing - Proposal H16

High standards of design in new housing sites and dwellings will be required.  Matters to be considered include: The layout of roads and buildings; footpaths and cycleways; the retention of existing trees and hedgerows; planning out crime; the provision of public open space; the relationship to adjacent development.



Carlisle District Local Plan 2001 - 2016 Revised Redeposit Draft

Core Development Policies - Policy CP4 - Design

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

1.
Have regard to surrounding buildings in the context of their form in relation to height, scale and massing and making use of appropriate materials and detailing.

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

3.
Reinforce local architectural features where appropriate promoting and respecting local distinctiveness rather than detracting from it.

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

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

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

7.
Recognise that landscaping schemes (both hard and soft) will be required to assist in integrating new development into existing areas and ensure that development on the edge of settlements is fully integrated into its surroundings. 

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

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

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



Carlisle District Local Plan 2001 - 2016 Revised Redeposit Draft

Core Development Policies - Policy CP5 - 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.

In order to ensure residential amenity is not compromised a minimum distance of 21 metres should be allowed between primary facing windows between dwellings (12 metres gable end to primary facing window).  A minimum of 4 metres should be allowed between gable ends to allow for maintenance of property.  Changes in levels of land and height of development will be taken into account in applying these distances.



Carlisle District Local Plan 2001 - 2016 Revised Redeposit Draft

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:

07/1362
 McKnight & Son Builders
Carlisle





Date of Receipt:
Agent:
Ward:

14/12/2007
John Potts Limited
Denton Holme





Location:

Grid Reference:

McKnight and McIntosh, Denton Business Park, Denton Street, Carlisle CA2 5EL

339778 555258





Proposal:
Change Of Use From Industrial (B2) To Residential Development (C3) Comprising 54 No. 2 And 3 Bedroom Apartments And Townhouses And 370m² Of Commercial Space (Class A1 & A2 Use) (Resubmission)

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

Item no: 08







Appn Ref No:
Applicant:
Parish:

07/1217
 Mr G Dickson
Carlisle





Date of Receipt:
Agent:
Ward:

01/11/2007
B F Child
Castle





Location:

Grid Reference:

Scotby Cycles, Church Street, Carlisle, CA2 5TL

339272 555835





Proposal:
Alterations To Shop Front Windows (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.
Samples of the materials to be used in the construction of the external walls 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 comply with Policy CP4 of the Carlisle District Local Plan 2001-2016 Revised Redeposit Draft.



3.
All new mortar used in the pointing of the building hereby approved shall be coloured and of a type and joint to match the existing building exactly to the satisfaction of the local planning authority.

Reason:
To ensure the works harmonise as closely as possible with the existing building in accordance with Policies CP4 and of the Carlisle District Local Plan 2001-2016 Revised Redeposit Draft.



4.
The materials (and finishes) to be used in the construction of the proposed development shall be in accordance with the details contained in the submitted application, unless otherwise agreed in writing by the local planning authority.

Reason:
To ensure a satisfactory external appearance for the completed development.



Summary of Reasons for the Decision

Introduction

5.1
The property is a late 19th century former Methodist Chapel located at the junction of Wigton Road and Morton Street. While the site is located in a designated Primary Residential Area, there are several commercial properties operating along Wigton Road. The building has a prominent gabled pediment facing Wigton Road, consisting of decorative quoins, string courses, plinth and feature semi-circular and circular window openings, notably at ground floor area and at first floor. The property has a number of existing shop signs on the front elevation with the shop title 'Scotby Cycles’ and a box sign stating ‘The Bike Shop’ underneath.  There is also a canopy with the company's  'website address' hanging over the main entrance to the premises. There have been several alterations to the property over the past decade with two small box windows inserted on the first floor and an entrance inserted on the ground floor.

Background 
5.2
In May of this year, under application 07/0525, planning permission was refused for alterations to the shop front windows.  The current application is a resubmission of an amended proposal to that previously recommend for refusal. Members may recall this application was deferred at the Committee held on the 14th of December in order for further discussions to take place with the applicant.  Revised plans have subsequently been received on the 22nd February 2008. 

5.3
The applicant has submitted a letter in support of his application from which six points can be highlighted:


1.
the building is not listed

2.
it is alleged that the building is not of any architectural interest and cannot accept that there will be a loss of character and local distinctiveness in the area;

3.
the principle of the conversion to a shop has already been accepted by the Council;

4.
the alteration carried out previously (to the entrance) has already been accepted by the Council;

5.
an increase in the display area (increase in the size of windows) is required to attract passers-by on foot or in vehicle otherwise the business will suffer - this would also give more natural light into the building; and,

6.
the Council should be encouraging such activity in the Caldewgate area especially as the Council recognises the need for regeneration. 

Assessment 

5.4
The relevant planning policies against which the application is required to be assessed against are Policies ST3 of the Joint Cumbria Structure Plan, Policies E20 and E45 of the adopted Carlisle District Local Plan, and, Policies EC8, CP4 and LE28 of the Carlisle Revised Redeposit Draft (2001-2016).  As such it is considered that the proposal raises two main issues.


1.
) Whether The Proposal Is Sympathetic To The Character Of The Building

5.5
Policy ST3 and its supporting text of the adopted Cumbria and Lake District Joint Structure Plan (2001 -2016) requires new development to meet high standards of design, siting, scale and use of materials which respect and where possible, enhance the distinctive character of the townscape. This is further supported by criteria 3 of Policy CP4 of the emerging Local Plan that states development should reinforce local architectural features where appropriate and respecting local distinctiveness rather than detracting from it.  Policy EC8, which specifically deals with shopfronts, states that new shopfronts should relate in scale, proportions, materials and decorative treatment to the relevant facade of the building.

5.6
The previous application was recommended for refusal for the following reason:


"The property is a late 19th century former Chapel with a prominent gabled pediment and with decorative quoins, string courses, plinth and feature semi-circular and circular window openings, notably at ground floor area and at first floor on Morton Street. The current proposal to replace the semi-circular ground floor windows to each side of the entrance and related string course would result in the loss of important and attractive detailing of the building and there will be loss of local character and local distinctiveness in the area, contrary to criteria 7 of Policy ST3 of the Cumbria and Lake District Joint Structure Plan, Policy E45 of the Carlisle District Local Plan, and, Policies EC8 and Criteria 3 of Policy CP4 of 2001-2016 Revised Redeposit Draft."

5.7
The amended plans indicate removing the stone surrounds of the two existing windows and inserting two glass panels on either side of the windows. The stone surrounds would be replaced by brick mullion's and a glass panel inserted to replace the existing window. The glass panels measure 854 mm in width by 1.8 metres in length. The string courses, brick arches and stone plinth would remain unaffected and the degree of brick masonry to be removed is significantly less than the previously submitted plans had indicated. While the alterations are still significant in relation to the detailing and key features of this building it is not considered that the proposal would warrant refusal on the grounds of the proposal being detrimental to the visual appearance of the building. 


2.
Flood Risk

5.8
Whilst the application site is located in an area that is at risk from flooding the applicant's agent has submitted a basic flood risk assessment identifying several measures that are to be undertaken to minimise the potential risk of flooding in the future. These measures are considered to be acceptable. 

Conclusion

5.9
Members have to decide if the proposed alterations, as amended, to the frontage of this building would be acceptable in relation to the character of the building. It is considered that the proposal is in compliance with Policy ST3 of the Structure Plan, Policy E45 of the Carlisle District Local Plan, and, Policies EC8 and CP4 of the Carlisle District Local Plan 2001-2016 Revised Redeposit Draft.

Relevant Development Plan Policies

Carlisle District Local Plan 2001 - 2016 Revised Redeposit Draft

Core Development Policies - Policy CP16 - Planning Out Crime

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

The following points should applied to all development proposals:

1. Security measures should be an integral part of the design.

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

3. Public and private spaces should have clearly defined boundaries.

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

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

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

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



Cumbria and Lake District Joint Structure Plan 2001 – 2016 

Policy ST3: - Principles applying to all new development

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

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

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

b) the reuse of previously developed land and only then

c) the use of previously undeveloped land,

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

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

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

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

c)
sites in areas of high flood risk

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

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

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

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

12. ensure high standards of design including siting, scale, use of materials and landscaping which respect and, where possible, enhance the distinctive character of townscape and landscape, promote a safe and secure environment that designs out crime and makes proper provision for people with restricted mobility and people with special needs, promote energy and water efficient design and the use of recycled materials and renewable energy technology, avoid reductions in air quality and the quality and quantity of groundwater and surface waters, ensure development makes efficient use of and is within infrastructure, community and service constraints, or that these can be satisfactorily overcome through planned improvements or at the developers expense without an adverse effect on the environment, Ensure minimal levels of light pollution and noise. 



Carlisle District Plan

Environment - Policy E45

Well designed and appropriate shopfronts whether original or reproduction should be retained wherever practicable and if necessary restored when the opportunity arises.  New shopfronts should relate in scale, proportions, materials and decorative treatment to the relevant facade of the building, and where appropriate, to adjacent buildings and/or shopfronts.



Carlisle District Plan

Environment - Policy E20

Development which would result in the raising of the floor of the floodplain, or which would have an adverse impact on the water environment due to additional surface water run off, or adversely affect river defences will not be permitted unless appropriate alleviation or mitigation measures are included.  This applies to the floodplains of the River Eden, Caldew, Petteril, Esk, Irthing and Lyne and their tributaries which are all subject to periodic flooding.



Carlisle District Local Plan 2001 - 2016 Revised Redeposit Draft

Core Development Policies - Policy CP4 - Design

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

1.
Have regard to surrounding buildings in the context of their form in relation to height, scale and massing and making use of appropriate materials and detailing.

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

3.
Reinforce local architectural features where appropriate promoting and respecting local distinctiveness rather than detracting from it.

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

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

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

7.
Recognise that landscaping schemes (both hard and soft) will be required to assist in integrating new development into existing areas and ensure that development on the edge of settlements is fully integrated into its surroundings. 

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

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

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



Carlisle District Local Plan 2001 - 2016 Revised Redeposit Draft

Local Environment - Policy LE28 - 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; 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 Revised Redeposit Draft

Economic And Commercial Growth - Policy EC8 - Shopfronts

Well designed and appropriate shopfronts whether original or reproduction should be retained wherever practicable and if necessary restored when the opportunity arises.  New shopfronts should relate in scale, proportions, materials and decorative treatment to the relevant facade of the building and where appropriate, to adjacent buildings and/or shopfronts.

Within a conservation area changes to shop fronts and new shop fronts will only be accepted if the design has no unacceptable impact on the area’s character and appearance.  Specifically such proposals will:

1 .
retain or restore any original or period features; and

2.
relate well in scale, height, proportions, materials and detailing to other parts of the building adjoining shop fronts and to the street scene generally; and

3.
not involve a single shop front spanning two or more frontages; and,

4.
 not involve the use of inappropriate modern shop front features such as plastic canopies, large plate glass display windows or roller shutters.



Item no: 09







Appn Ref No:
Applicant:
Parish:

07/1291
 Kirkaldy and Roe Ltd
Burgh-by-Sands





Date of Receipt:
Agent:
Ward:

23/11/2007
Mr Brian Child
Burgh





Location:

Grid Reference:

Orchard Farm, Moorhouse, Carlisle, CA5 6EY

333430 556775





Proposal:
Demolition Of Farm Outbuildings, Alteration And Conversion Of Retained Barn To A Single Dwelling And The Erection Of Two New Dwellings (Semi-Detached)

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 of the new and converted building 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 existing buildings and to ensure compliance with the objectives of Policies E34 and E35 of the Carlisle District Local Plan and Policies LE13 and LE14 of the Revised Redeposit Draft (2001 - 2016).



3.
Particulars of height and materials of all screen walls and boundary fences shall be submitted to and approved by the local planning authority prior to the completion of the development or occupation of the dwellings, whichever is the earlier, hereby permitted.

Reason:
To ensure that the appearance of the area and the setting of the listed building is not prejudiced by lack of satisfactory screening which is not carried out in a co-ordinated manner and to ensure compliance with Policy E35 of the Carlisle District Local Plan and Policy LE13 of the Revised Redeposit Draft (2001 - 2016).



4.
Details shall be submitted of the proposed hard surface finishes to all public and private external areas within the proposed scheme and approved by the Local Planning Authority before any site works commence, and the approved scheme shall be implemented in accordance with a phasing scheme for the conversion works hereby approved.

Reason:
To ensure that materials to be used are acceptable and in compliance with the objectives of Policy E35 of the Carlisle District Local Plan and Policy LE13 of the Revised Redeposit Draft  (2001 - 2016).



5.
Prior to the carrying out of any construction works, the existing building occupying the site shall be recorded in accordance with a Level 2 survey as described by English Heritage’s document Understanding Historic Buildings- A Guide to Good Recording Practice 2006 and, following its completion, 3 copies of that survey shall be furnished to the Local Planning Authority.

Reason:
To ensure that a permanent record is made of the building of architectural or historic interest  prior to its alteration as part of the development and  in accordance with Policies E31 and E34 of the Carlisle District Local Plan and Policies LE8 and LE14 of the Revised Redeposit Draft (2001 - 2016)



6.
All lintels, cills and surrounds shall be of cast stone.

Reason:
To ensure the works harmonise as closely as possible with existing buildings and to ensure compliance with the objectives of Policies E34 and E35 of the Carlisle District Local Plan and Policies LE13 and LE14 of the Revised Redeposit Draft (2001 - 2016).



7.
The dormer in Unit 2 shall be faced in natural slate.

Reason:
To ensure the works harmonise as closely as possible with existing buildings and to ensure compliance with the objectives of Policies E34 and E35 of the Carlisle District Local Plan and Policies LE13 and LE14 of the Revised Redeposit Draft (2001 - 2016).

.



8.
Details showing the provision within the site for the parking, turning and loading and unloading of vehicles and for vehicles to enter and leave the site in a forward direction, shall be submitted to the local planning authority for approval.  The development shall not be brought into use until any such details have been approved and the parking, loading, unloading and manoeuvring areas shall be kept available for those purposes at all times and shall not be used for any other purpose.

Reason:
To ensure that all vehicles can be properly and safely accommodated clear of the highway in accordance with the objectives of Policy H5 of the Carlisle District Local Plan and Policy H1 of the Revised Redeposit Draft (2001 - 2016) and to support Local Transport Plan Policies LD7 and LD8.



9.
The access and parking/turning requirements shall be substantially met before any building work commences on site so that constructional traffic can park and turn clear of the highway.

Reason:
The carrying out of this development without the provision of these facilities during construction work is likely to lead to inconvenience and danger to road users. The condition is in accordance with the objectives of Policy H5 of the Carlisle District Local Plan and Policy H1 of the Revised Redeposit Draft (2001 - 2016) and to support Local Transport Plan Policies LD7 and LD8.



10.
Details of all new windows and doors, in the form, of quarter or full-size drawings including sections, shall be submitted for prior approval by or on behalf of the local planning authority before any development takes place.  Such details shall include the frames, means of affixing to the wall and the size and opening arrangements of the window.

Reason:
To ensure the works harmonise as closely as possible with existing buildings and to ensure compliance with the objectives of Policies E34 and E35 of the Carlisle District Local Plan and Policies LE13 and LE14 of the Revised Redeposit Draft (2001 - 2016).



11.
Detailed working drawings for the barn conversion, at a suitable scale, shall be submitted to and approved by the local planning authority prior to the commencement of construction works and these shall show:

1
New work in relation to existing;

2
Proposed repairs to existing, including structural works, roof structure, doors, windows, fittings, panelling and other architectural works.

3
External ventilation details

Reason:
To ensure that the development is carried out in a manner that respects the architectural integrity of the listed building in accordance with Policy E34 of the Carlisle District Local Plan and Policy LE14 of the Revised Redeposit Draft (2001 - 2016).



12.
No development approved by this permission shall be commenced until a scheme for the provision of surface water drainage works has been approved in writing by the Local Planning Authority.  Such a scheme shall be constructed and completed in accordance with the approved plans. 

Reason:
To ensure a satisfactory means of surface water disposal and in accord with Policy 24 of the Cumbria and Lake District Joint Structure Plan and Policy E22 of the Carlisle District Local Plan.



13.
No development approved by this permission shall be commenced until a scheme for the conveyance of foul drainage to private treatment plant has been submitted to and approved in writing by the Local Planning Authority.  No part of the development shall be brought into use until such treatment plant has been constructed and completed in accordance with the approved plans.

Reason:
To prevent pollution of the water environment in accordance with the objectives of Policies E22 of the Carlisle District Local Plan and CP11 of the Revised Redeposit Draft (2001 - 2016).



14.
Within the barn conversion, the applicant shall provide roosting opportunities for bats in the eaves and under ridge tiles as specified on page 17 and Annex H3 of the Bat and Barn Owl survey report (Reference BAT/07/275) prepared by Envirotech and submitted with the planning application.

Reason:
To provide appropriate habitats for European protected species in accordance with the objectives of Policy E14 of the Carlisle District Local Plan and Policy ST3 of the Cumbria and Lake District Joint Structure Plan (2001 - 2016).



Summary of Reasons for the Decision

This is an application for full planning permission to demolish farm out buildings; to alter and convert a barn to a single dwelling and to erect two (semi-detached) new dwellings on the site of a demolished barn at Orchard Farm, Moorhouse. The site lies to the east of a triangular village green near the centre of the village and the existing access will be used. Orchard House is a Grade II listed building and the barn is curtilage listed.
This application (and the related one for listed building consent (07/1298)) is to modify the planning permission (Ref 93/0487) and listed building consent (Ref 93/0497) approved in 1993.

In consideration of this application Policies H5, E14, E31, E34, E35 and E36 of the Carlisle District Local Plan, Policies H1, H5, LE8. LE13, LE14, LE16, CP4, CP5 and CP14 of the Revised Redeposit Draft (2001 - 2016) and Policy ST3 of the Cumbria and Lake District Joint Structure Plan are relevant.

It is considered that the principle of (1) demolition of the barn adjacent to the house and the lean-to buildings to the north and west of the barn which is to be retained and (2) residential development on the site, have been established by a previous planning permission. As the permitted works have commenced, that planning permission (93/0487) is still extant.

In relation to the Development Plan objectives and the material issues raised by a consultee and an objector, it is considered that the key issues are as follows:

1. 
the effect on the character of the barn, the setting of the Grade II listed building (Orchard House) and the character of the area.

The County Archaeologist considers the building to be of historic importance, the character and appearance of which would be altered by the proposed conversion. A condition could be attached requiring an archaeological building recording programme to be carried out before construction work commences.

It is considered that the scheme has been designed to match the traditional features of the existing farmhouse and attached outbuildings using natural slate for the roof and stone and brick for the walls with timber doors and windows. (Condition required to ensure that details are received of external materials).

More recently built non traditional buildings, extensions and materials (such as the barn roof) will be removed and/or replaced.

The repositioned and additional windows are, like the farmhouse, in a range of shapes, sizes which add interest to elevations, and the development retains the traditional courtyard setting.  Conditions are required to ensure that lintels, cills and surrounds are of cast stone and that details of joinery and detailed working drawings are submitted.

The introduction of a dormer window on the west elevation of Unit 2 was opposed by the Parish Council who consider that dormer windows are not vernacular to the Burgh Parish area but that exceptions included in recent planning permissions are changing this. There are existing local examples of modern developments with dormers and it is considered that the dormer in Unit 2 is small relative to the large roof area which it breaks up visually. Provided it is faced in slate, it should be not be an alien or intrusive feature (Condition required).

As boundary treatment is important in relation to the setting of the listed building, a condition should be attached requiring submission of details.

2.
the requirement for an element of affordable housing.

While the Revised Redeposit Draft Local Plan (Policy H5) advocates a contribution towards affordable housing from housing sites of 3 or more units in the rural area, the policy was the subject of challenge at the recent enquiry, the outcome of which is awaited. It is not therefore considered reasonable to seek a contribution from this development.

3.
the quality of the living conditions of the occupiers of both the proposed and adjacent dwellings.

Although not yet an adopted Local Plan policy, it has become the practice in dealing with planning applications to ensure that residential amenity is not compromised by ensuring that a minimum distance of 21 metres is allowed between primary facing windows between dwellings (12 metres gable end to primary facing windows).

With the exception of the farmhouse, which is owned by the applicant, there are no other houses in close proximity to the proposed development. The three windows in the south elevation of the barn conversion face the windows in the north elevation of the farmhouse. One of the barn windows (a secondary living room window) is only 13m from the elevation of the farmhouse and the other two (which serve a study and utility) are16m from the farmhouse. However given (1) the fact that the windows are not directly facing (2) the types of rooms and windows involved and (3) the fact that they are existing buildings which will continue to form part of courtyard, it is not considered that the living conditions of present and future occupiers will be significantly affected.

4.
standards of accessibility and inclusion for all potential users regardless of disability, age or gender.

Access and facilities within the proposed development will be level and will conform to the requirements of the Building Regulations.

The applicant advises that access and movement around the site will be defined and generally lead to the courtyard which will be publicly accessible space overlooked by each of the units. A condition could be attached requiring submission of hard surface details.

5.
safeguards for protected species.

Although there is no evidence of use of the building by bats or owls, it is considered that a precautionary approach is adapted during construction work. A condition could be attached requiring works to be carried out to form bat access gaps and roost opportunities.

6.
adequacy of disposal arrangements for foul and surface water.

It is proposed to install a private treatment plant with disposal via sub-surface irrigation or a drainage mound (depending on percolation tests). Surface water is to be disposed of to a soakaway. It is not considered that the development will exacerbate the existing situation. However, given the concern expressed about the local drainage situation conditions can be attached requiring submission of details to be approved.

7.
adequacy of access and parking arrangements

County Highways have no objections to access and parking arrangements provided that two conditions are attached relating to the provision and implementation within the site of facilities for parking/turning/ loading and unloading of vehicles and for vehicles to enter and leave the site an forward gear, all prior to building work commencing on site.

In overall terms the proposed development is considered acceptable in relation to the site and the character of the area. In all aspects the proposals are compliant with the objectives of the relevant adopted and emerging Development Plan policies.

Relevant Development Plan Policies

Carlisle District Plan

Housing - Proposal H5

Within the following settlements, large scale residential development will not be permitted.  Proposals for small scale residential development will normally be acceptable providing 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.

Aglionby, Baldwinholme, Banks, Barclose, Beaumont, Blackford, Blackwell, Boltonfellend, Boustead Hill, Broadwath, Brisco, Brunstock, Burgh-by-Sands, Burnrigg, Cardewlees, Cargo, Carleton, Castle Carrock, Cotehill, Cumdivock, Cummersdale, Cumrew, Cumwhinton, Cumwhitton, Durdar, Easton, Farlam, Faugh, Fenton, Gaitsgill, Gilsland, Great Corby, Great Orton, Grinsdale, Hallbankgate, Harker, Hayton, Hayton Townhead, Heads Nook, Hornsby, Boughton, How Mill, Irthington, Kirkcambeck, Kirkandrews-on-Eden, Knells, Lanercost, Laversdale, Linstock, Little Orton, Low Crosby, Longburgh, Low Row, Lyneholmeford, Midgeholme, Milton, Moat, Monkhill, Moorhouse, Newby East, Newtown, Raughtonhead, Rockcliffe, Rickerby, Scaleby, Scotby, Smithfield, Stainton, Stockdalewath, Talkin, Tarraby, Thurstonfield, Tindale, Todhills, Walton, Warwick-on-Eden, Warwick Bridge (including Little Corby & Corby Hill), Westlinton, Wetheral, Wetheral Pasture.



Carlisle District Plan

Environment - Policy E31

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



Carlisle District Plan

Environment - Policy E34

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



Carlisle District Plan

Environment - Policy E35

Proposals for new development which adversely affect a listed building or its setting will not be permitted.  The City Council will seek to encourage any new development to be sympathetic in scale, character and materials.



Carlisle District Plan

Environment - Policy E36

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



Carlisle District Local Plan 2001 - 2016 Revised Redeposit Draft

Housing - Policy H1 - Location Of New Housing Development

New housing development will be located in sustainable locations in accordance with PPG 3: 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 Revised Redeposit Draft

Housing - Policy H5 - Affordable Housing

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

All allocated housing sites are expected to make a contribution towards affordable housing.  In the urban area a contribution will be sought on all other sites over 10 dwellings.  In the rural area the contribution to affordable housing will be:

1.
25% of development costs on large sites (over 0.8 ha or 25 dwellings); or

2.
20% on medium sites (over 0.3 or 10 dwellings); or

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

Where affordable housing is to be provided at a discounted market value a discount of 25- 30% will be sought.



Carlisle District Local Plan 2001 - 2016 Revised Redeposit Draft

Local Environment- Policy LE8 - Archaeology On Other Sites

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



Carlisle District Local Plan 2001 - 2016 Revised Redeposit Draft

Local Environment - Policy LE14 - Alterations To Listed Buildings

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

Applications will be assessed against the following criteria:

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

2.
the particular physical features of the building 

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

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



Carlisle District Local Plan 2001 - 2016 Revised Redeposit Draft

Local Environment - Policy LE13 - Proposals Affecting Listed Buildings

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



Carlisle District Local Plan 2001 - 2016 Revised Redeposit Draft

Local Environment - Policy LE16 - Change Of Use Of Listed Buildings

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



Carlisle District Local Plan 2001 - 2016 Revised Redeposit Draft

Core Development Policies - Policy CP4 - Design

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

1.
Have regard to surrounding buildings in the context of their form in relation to height, scale and massing and making use of appropriate materials and detailing.

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

3.
Reinforce local architectural features where appropriate promoting and respecting local distinctiveness rather than detracting from it.

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

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

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

7.
Recognise that landscaping schemes (both hard and soft) will be required to assist in integrating new development into existing areas and ensure that development on the edge of settlements is fully integrated into its surroundings. 

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

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

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



Carlisle District Local Plan 2001 - 2016 Revised Redeposit Draft

Core Development Policies - Policy CP5 - 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.

In order to ensure residential amenity is not compromised a minimum distance of 21 metres should be allowed between primary facing windows between dwellings (12 metres gable end to primary facing window).  A minimum of 4 metres should be allowed between gable ends to allow for maintenance of property.  Changes in levels of land and height of development will be taken into account in applying these distances.



Carlisle District Local Plan 2001 - 2016 Revised Redeposit Draft

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

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

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

The Council will have regard to the following criteria when assessing development proposals:

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

2.
Location of any development proposal in relation to its potential users, customers, employees

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

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

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



Cumbria and Lake District Joint Structure Plan 2001 – 2016 

Policy ST3: - Principles applying to all new development

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

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

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

b) the reuse of previously developed land and only then

c) the use of previously undeveloped land,

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

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

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

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

c) sites in areas of high flood risk

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

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

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

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

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

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

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

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

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

12. minimise levels of light pollution and noise.



Carlisle District Plan

Environment - Policy E14

Proposals for development including re-use and adaptation of existing buildings, which will directly or indirectly affect species listed in Schedules 1, 5 and 8 of the Wildlife and Countryside Act 1981 (as amended) will not be permitted unless satisfactory safeguards for these species can be agreed in consultation with English Nature.



Carlisle District Plan

Environment - Policy E22

New development will only be permitted if foul sewers and sewage treatment works of adequate capacity and design are available or will be provided in time to serve the development.  Within unsewered areas, development which requires the use of septic tanks or other waste water management systems will only be permitted if ground conditions are satisfactory and the plot of land is of sufficient size to provide an adequate subsoil drainage system.



Carlisle District Plan

Environment - Policy E24

Proposals for development which in the opinion of both the City Council and the Environment Agency would pose an unacceptable risk to the quality of groundwater, surface or coastal water will not be acceptable.



Carlisle District Local Plan 2001 - 2016 Revised Redeposit Draft

Core Development Policies - Policy CP11 - Foul And Surface Water Sewerage And Sewage Treatment

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



Carlisle District Local Plan 2001 - 2016 Revised Redeposit Draft

Core Development Policies - Policy CP10 - Protection Of Groundwaters And Surface Waters

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



Carlisle District Plan

Environment - Policy E14

Proposals for development including re-use and adaptation of existing buildings, which will directly or indirectly affect species listed in Schedules 1, 5 and 8 of the Wildlife and Countryside Act 1981 (as amended) will not be permitted unless satisfactory safeguards for these species can be agreed in consultation with English Nature.



Item no: 10







Appn Ref No:
Applicant:
Parish:

07/1298
 Kirkaldy and Roe Ltd
Burgh-by-Sands





Date of Receipt:
Agent:
Ward:

26/11/2007
Mr Brian Child
Burgh





Location:

Grid Reference:

Orchard Farm, Moorhouse, Carlisle, CA5 6EY

333430 556775





Proposal:
Demolition Of Farm Outbuildings, Alteration And Conversion Of Retained Barn To A Single Dwelling  (LBC)

Grant Permission 

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

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



2.
Samples or full details of all materials to be used on the exterior of the new and converted building 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 existing buildings and to ensure compliance with the objectives of Policies E34 and E35 of the Carlisle District Local Plan and Policies LE13 and LE14 of the Revised Redeposit Draft (2001 - 2016).



3.
Prior to the carrying out of any construction works, the existing building occupying the site shall be recorded in accordance with a Level 2 survey as described by English Heritage’s document Understanding Historic Buildings- A Guide to Good Recording Practice 2006 and, following its completion, 3 copies of that survey shall be furnished to the Local Planning Authority.

Reason:
To ensure that a permanent record is made of the building of architectural or historic interest  prior to its alteration as part of the development and  in accordance with Policies E31 and E34 of the Carlisle District Local Plan and Policies LE8 and LE14 of the Revised Redeposit Draft (2001 - 2016)



4.
Details shall be submitted of the proposed hard surface finishes to all public and private external areas within the proposed scheme and approved by the Local Planning Authority before any site works commence, and the approved scheme shall be implemented in accordance with a phasing scheme for the conversion works hereby approved.

Reason:
To ensure that materials to be used are acceptable and in compliance with the objectives of Policy E35 of the Carlisle District Local Plan and Policy LE13 of the Revised Redeposit Draft  (2001 - 2016). 



5.
All lintels, cills and surrounds shall be of cast stone.

Reason:
To ensure the works harmonise as closely as possible with existing buildings and to ensure compliance with the objectives of Policies E34 and E35 of the Carlisle District Local Plan and Policies LE13 and LE14 of the Revised Redeposit Draft (2001 - 2016).



6.
Details of all new windows and doors, in the form, of quarter or full-size drawings including sections, shall be submitted for prior approval by or on behalf of the local planning authority before any development takes place.  Such details shall include the frames, means of affixing to the wall and the size and opening arrangements of the window.

Reason:
To ensure the works harmonise as closely as possible with existing buildings and to ensure compliance with the objectives of Policies E34 and E35 of the Carlisle District Local Plan and Policies LE13 and LE14 of the Revised Redeposit Draft (2001 - 2016).



7.
Detailed working drawings for the barn conversion, at a suitable scale, shall be submitted to and approved by the local planning authority prior to the commencement of construction works and these shall show:

1
New work in relation to existing;

2
Proposed repairs to existing, including structural works, roof structure, doors, windows, fittings, panelling and other architectural works.

3
External ventilation details

Reason:
To ensure that the development is carried out in a manner that respects the architectural integrity of the listed building in accordance with Policy E34 of the Carlisle District Local Plan and Policy LE14 of the Revised Redeposit Draft (2001 - 2016).



8.
The dormer in Unit 2 shall be faced in natural slate.

Reason:
To ensure the works harmonise as closely as possible with existing buildings and to ensure compliance with the objectives of Policies E34 and E35 of the Carlisle District Local Plan and Policies LE13 and LE14 of the Revised Redeposit Draft (2001 - 2016).

.



9.
Particulars of height and materials of all screen walls and boundary fences shall be submitted to and approved by the local planning authority prior to the completion of the development or occupation of the dwellings, whichever is the earlier, hereby permitted.

Reason:
To ensure that the appearance of the area and the setting of the listed building is not prejudiced by lack of satisfactory screening which is not carried out in a co-ordinated manner and to ensure compliance with Policy E35 of the Carlisle District Local Plan and Policy LE13 of the Revised Redeposit Draft (2001 - 2016).



Summary of Reasons for the Decision

This is an application for listed building consent to demolish farm out buildings and to alter and convert a barn to a single dwelling at Orchard Farm, Moorhouse. The site lies to the east of a triangular village green near the centre of the village and the existing access will be used. Orchard House is a Grade II listed building and the barn is curtilage listed.

This application (and the related one for planning permission (07/1291)) is to modify the planning permission (Ref 93/0487) and listed building consent (Ref 93/0497) approved in 1993.

The applicant has submitted a Design & Access Statement which includes the following points:

1.
while the proposal remains basically the same for both the barn conversion and the two new dwellings, changes in the Building Regulation - particularly requirements relating to mobility access and the provision of toilet facilities on the ground floor - has resulted in the need to relocate of doors and windows.

2.
to achieve adequate headroom, a dormer window will replace a rooflight on the west elevation of the house on Plot 2.

The barn conversion (4 bedrooms) is of random stone and will have a single storey lean-to extension (formed by a downward roof extension) housing the staircase. The double garage attached to the east gable will also be formed of random stone.

The roof will be of natural slate to match the existing house and doors and windows will be timber framed and double glazed.

The applicant has submitted a  'Report on the Structural Inspection of The Barn of Moorhouse Farm' which concludes that the property is generally suitable for domestic accomodation subject to specified remedial works.

In consideration of this application Policies E31, E34, E35 and E36 of the Carlisle District Local Plan, Policies LE8. LE13, LE14, LE16 of the Revised Redeposit Draft (2001 - 2016) and Policy ST3 of the Cumbria and Lake District Joint Structure Plan are relevant.

It is considered that the principle of (1) demolition of the barn adjacent to the house and the lean-to buildings to the north and west of the barn which is to be retained and (2) residential development on the site, have been established by a previous planning permission. As the permitted works have commenced, that planning permission (93/0487) is still extant.

In relation to the Development Plan objectives and the material issues raised by a consultee and an objector, it is considered that the key issue is the effect on the character of the barn, the setting of the Grade II listed building  (Orchard House) and the character of the area.

With regard to this issue:

1.The County Archaeologist considers the building to be of historic importance, the character and appearance of which would be altered by the proposed conversion. A condition is attached requiring an archaeological building recording programme to be carried out before construction commences.

2. It is considered that the scheme has been designed to match the traditional features of the existing farmhouse and attached outbuildings using natural slate for the roof and stone and brick for the walls with timber doors and windows. (Condition attached to ensure that details are received of external materials) More recently built non traditional buildings, extensions and materials (such as the barn roof) will be removed and/or replaced.


3. The repositioned and additional windows are, like the farmhouse, in a range of shapes, sizes which add interest to elevations, and the development retains the traditional courtyard setting.  Conditions are attached to ensure that lintels, cills and surrounds are of cast stone and that details of joinery and detailed working drawings are submitted prior to commencement of construction works.

4. The introduction of a dormer window on the west elevation of Unit 2 is opposed by the Parish Council who consider that dormer windows are not vernacular to the Burgh Parish area but that exceptions included in recent planning permissions are changing this. There are existing local examples of modern developments with dormers and it is considered that the dormer in Unit 2 is small relative to the large roof area which it breaks up visually. Provided it is faced in slate, it should be not be an alien or intrusive feature (Condition attached).


5. As boundary treatment is important in relation to the setting of the listed building, a condition is attached requiring submission of details.

In overall terms the proposed development is considered acceptable in relation to the site and the character of the buildings and area generally. In all aspects the proposals are compliant with the objectives of the relevant adopted and emerging Development Plan policies.

Relevant Development Plan Policies

Carlisle District Plan

Environment - Policy E31

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



Carlisle District Plan

Environment - Policy E34

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



Carlisle District Plan

Environment - Policy E35

Proposals for new development which adversely affect a listed building or its setting will not be permitted.  The City Council will seek to encourage any new development to be sympathetic in scale, character and materials.



Carlisle District Plan

Environment - Policy E36

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



Carlisle District Local Plan 2001 - 2016 Revised Redeposit Draft

Local Environment- Policy LE8 - Archaeology On Other Sites

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



Carlisle District Local Plan 2001 - 2016 Revised Redeposit Draft

Local Environment - Policy LE13 - Proposals Affecting Listed Buildings

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



Carlisle District Local Plan 2001 - 2016 Revised Redeposit Draft

Local Environment - Policy LE14 - Alterations To Listed Buildings

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

Applications will be assessed against the following criteria:

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

2.
the particular physical features of the building 

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

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



Carlisle District Local Plan 2001 - 2016 Revised Redeposit Draft

Local Environment - Policy LE16 - Change Of Use Of Listed Buildings

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



Cumbria and Lake District Joint Structure Plan 2001 – 2016 

Policy ST3: - Principles applying to all new development

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

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

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

b) the reuse of previously developed land and only then

c) the use of previously undeveloped land,

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

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

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

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

c) sites in areas of high flood risk

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

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

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

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

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

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

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

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

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

12. minimise levels of light pollution and noise.



Item no: 11







Appn Ref No:
Applicant:
Parish:

07/1305
 David Allen & Co.
Dalston





Date of Receipt:
Agent:
Ward:

27/11/2007

Dalston





Location:

Grid Reference:

Dalmar House, Barras Lane Estate, Dalston, Carlisle, CA5 7NY

336200 550700





Proposal:
Display of Replacement Free Standing Sign (Externally Illuminated)

Grant Permission 

1.
The existing freestanding sign shall be removed from the site prior to the display of the proposed freestanding sign.  

Reason:
In order to safeguard the character of the area.



2.
The consent now granted is limited to a period of five years from the date hereof.

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



3.
Any advertisements displayed, and any site used for the display of advertisements shall be maintained in a clean and tidy condition to the reasonable satisfaction of the local planning authority.

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



4.
Any advertisements or hoarding erected or used principally for the purpose of displaying advertisements shall be maintained in a safe condition.

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



5.
Where an advertisement is required under these Regulations to be removed, the removal shall be carried out to the reasonable satisfaction of the local planning authority.

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



6.
No advertisement is to be displayed without the permission of the owner of the site or any other person with an interest in the site entitled to grant permission.

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



7.
No advertisement shall be sited or displayed so as to obscure, or hinder the ready interpretation of, any road traffic sign, railway signal or aid to navigation by water or air, or so as otherwise to render hazardous the use of any highway, railway, waterway (including any coastal waters) or aerodrome (civil or military).

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



8.
The lighting units shall be erected so that no direct rays of light from the source of illumination shall be visible to the drivers of vehicles using the highway, and shall be maintained in that respect thereafter.  

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



Summary of Reasons for the Decision

The application seeks approval for an externally illuminated free standing sign to replace an existing sign at Dalmar House on the Barras Lane Industrial Estate, Dalston.  The site is identified in the Carlisle District Local Plan as being within a Primary Employment Area.  

The submitted drawings illustrate a curved double sided sign finished in brushed aluminium measuring 2.4 metres in height by 1 metre in width.  The sign will be externally illuminated utilising the existing ground located floodlights.

In the context of Ministerial advice contained in Circular 5/92 and PPG19 "Advertisements" and the relevant policies of the adopted and emerging Development Plan the two fundamental issues are "amenity" and "public safety".  Amenity considerations are typically those relating to the effect on the appearance of buildings or the immediate vicinity.  Important considerations would include the presence of any Listed Buildings and Conservation Areas.

Considerations of public safety include those matters having a bearing on the safe use and operation of any form of traffic or transport, including pedestrians.  For example, by causing a distraction to drivers or confusion with traffic signs or signals. 

When assessing the application on this basis it is evident that the proposed sign is located close to the entrance of the Barras Lane Industrial Estate and would be viewed against the backdrop of the two/three storey office building to which it relates.  In addition, the application site is not immediately neighboured by any Listed Buildings or part of a designated Conservation Area.  It is, therefore, considered that the siting, scale and method of illumination is appropriate to the immediate vicinity and would not impact upon the visual amenities of either the area or adjacent properties.

With regard to highway safety whilst the sign may attract attention it would not be sufficient to cause a distraction and therefore pose a threat to users of the highway.  The Highways Authority has also confirmed that they have no objections to the proposal subject to the imposition of two conditions. 

In overall terms the siting, scale and design of the signage is such that it is considered that it would not impact on the amenity of the surrounding area or highway safety.  In all aspects the proposals are considered to be compliant with the objectives of the relevant adopted and emerging Development Plan policies.

Relevant Development Plan Policies

Carlisle District Plan

Environment - Policy E48

Within the Area of Special Control, which coincides with the Plan area, (excluding Carlisle, Brampton and Longtown) proposals for advertisements will be permitted providing:

1.
They comply with Regulation 19 of the Advertisement Regulations; and

2.
They respect the high environmental value of the Plan area; and

3
Where appropriate they complement and enhance significant areas of townscape importance.



Carlisle District Plan

Employment - Proposal EM2

Within Primary Employment Areas proposals for B1, B2 and B8 uses will be acceptable.  Permission will not be given for redevelopment or changes of use within such areas for other purposes.  Exceptions may be permitted where:

1. The existing use of the site adversely affects or could adversely affect adjacent residential properties; or

2. The proposed alternative use is essential for the redevelopment of the majority of the site for employment purposes; and

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



Carlisle District Local Plan 2001 - 2016 Revised Redeposit Draft

Economic And Commercial Growth - Policy EC17 - Areas Of Special Control Of Advertisements

Within the Area of Special Control, which coincides with the Plan area, (excluding Carlisle, Brampton and Longtown) proposals for advertisements will be permitted providing:

1.
they comply with Regulation 19 of the Advertisement Regulations; and

2.
they respect the high environmental value of the Plan area; and

3.
where appropriate they complement and enhance significant areas of townscape importance. 

In addition, criteria 1-7 of policy EC16 apply to ensure that proposals are not detrimental to amenity or prejudice public safety.



Carlisle District Local Plan 2001 - 2016 Revised Redeposit Draft

Economic And Commercial Growth - Policy EC1- Primary Employment Areas
Within Primary Employment Areas proposals for B1, B2 and B8 uses will be acceptable. Permission will not be given for redevelopment or changes of use within such areas for other purposes.

Exceptions may be permitted where:

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

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

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

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

Proposals for public sales floorspace within employment units will be restricted to no more than 5% of the available floorspace.  Restrictions will be placed on the hours of operation in order to ensure that the use remains ancillary to the prime use of the unit.

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

In the Sandysike/Whitesyke areas proposals for the redevelopment and

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

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

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

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

4.
adequate access and appropriate parking are provided.



Item no: 12







Appn Ref No:
Applicant:
Parish:

07/1321
Mr A Harid
Carlisle





Date of Receipt:
Agent:
Ward:

30/11/2007
Jock Gordon
Castle





Location:

Grid Reference:

Curry Master, 31 John Street, Carlisle, CA2 5TR

339401 555939





Proposal:
Erection of Illuminated Fascia Sign (Retrospective)

The application Report was withdrawn from discussion at the meeting in order to undertake a night-time assessment of the advertisement in the context of the character of the streetscene and to await a further report on the application at a future meeting of the Committee.

Item no: 13







Appn Ref No:
Applicant:
Parish:

08/0114
Mr & Mrs Booth
Carlisle





Date of Receipt:
Agent:
Ward:

06/02/2008
Jock Gordon
Harraby





Location:

Grid Reference:

2 Hillcrest Avenue, Carlisle, CA1 2QJ

341536 554529





Proposal:
Single Storey Side Extension To Provide Extended Kitchen

Grant Permission 

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

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



2.
The materials (and finishes) to be used in the construction of the proposed development shall be in accordance with the details contained in the submitted application, unless otherwise agreed in writing by the local planning authority.

Reason:
To ensure a satisfactory external appearance for the completed development.



Summary of Reasons for the Decision

5.1
This application seeks approval for extensions to a semi-detached property located on a corner plot on Hillcrest Avenue, directly to the south of the telephone exchange. The property is constructed from rendered brickwork to a tiled roof and is bounded to each flank by wooden board fencing.

5.2

It is proposed to extend the property by means of a single storey side extension to provide an extended kitchen. The proposed extension will have a width of 3.5m, depth of 4.3m and a maximum height of 3.4m to the pitched roof. The extension is to be constructed from rendered brickwork and concrete roof tiles to match the existing.

5.3
The relevant planning polices against which this application is required to be assessed are Policy H14 of the Carlisle District Local Plan and Policies CP4, CP5 and H14 of the Carlisle District Local Plan Revised Redeposit Draft.

5.4
The proposal raises the following planning issues:

5.5
1) Impact on the Living Conditions of Neighbouring Residents

The extension is to be located to the north-west of the house, away from the adjoining property, 4 Hillcrest Avenue. As such, it is not considered that there would be any adverse impact on the living conditions of the residents of this property. Given the location of the proposed extension, It is not considered that the living conditions of the residents of any other neighbouring properties would be adversely impacted.

5.6
2) Impact on the Character of the Property

The proposed extension is relatively small and is to be constructed from materials to match the existing. As such, it is considered that it can be accommodated without detriment to the character of the property.

5.7
In overall terms it is considered that the proposal does not adversely affect the living conditions of adjacent properties by poor design, unreasonable overlooking or unreasonable loss of daylight or sunlight. The scale and design of the proposed extension is considered acceptable in relation to the dwelling. In all aspects the proposals are considered to be compliant with the objectives of the relevant adopted and emerging Development Plan policies.

5.8
Providing no objections are received during the consultation period, the application is recommended for approval.

Relevant Development Plan Policies

Carlisle District Plan

Housing - Proposal H14

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.



Carlisle District Local Plan 2001 - 2016 Revised Redeposit Draft

Housing - Policy H11 - Extensions To Existing Residential Premises

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



Carlisle District Local Plan 2001 - 2016 Revised Redeposit Draft

Core Development Policies - Policy CP4 - Design

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

1.
Have regard to surrounding buildings in the context of their form in relation to height, scale and massing and making use of appropriate materials and detailing.

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

3.
Reinforce local architectural features where appropriate promoting and respecting local distinctiveness rather than detracting from it.

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

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

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

7.
Recognise that landscaping schemes (both hard and soft) will be required to assist in integrating new development into existing areas and ensure that development on the edge of settlements is fully integrated into its surroundings. 

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

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

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



Carlisle District Local Plan 2001 - 2016 Revised Redeposit Draft

Core Development Policies - Policy CP5 - 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.

In order to ensure residential amenity is not compromised a minimum distance of 21 metres should be allowed between primary facing windows between dwellings (12 metres gable end to primary facing window).  A minimum of 4 metres should be allowed between gable ends to allow for maintenance of property.  Changes in levels of land and height of development will be taken into account in applying these distances.



Item no: 14







Appn Ref No:
Applicant:
Parish:

08/0112
 Environment Agency
Multiple Parishes





Date of Receipt:
Agent:
Ward:

06/02/2008
Axis
Multiple Wards





Location:

Grid Reference:

Property along the rivers Caldew (Holmehead to Sheep Mount) and Eden (the Swifts to Spa Well)

340004 554904





Proposal:
Construction Of Flood Alleviation Scheme At Various Locations Along The Rivers Caldew And Eden. The Proposed Development Amends, In Part, The Previously Consented Caldew And Carlisle City Flood Alleviation Scheme (ref: 06/1473) By: Enhancement of Fairy Beck; Revision Of Flood Gate, Flood Defence Wall & Telementry Control Box At Holme Head Weir; Realignment & Regrading Of Cycle Track On Right Bank Of Denton Street Bridge; Widening Of Embankment, Revised Steps/Ramp, Access Ramp & Site Compound From Denton Street Bridge To South Vale Bridge; Telemetry Kiosk & Realignment Of Defence Wall At Metcalfe Street; Temporary Site Compound Off Graham Street; Revised Access, Telemetry Kiosk & Realignment Of Defence Wall To Rear Of Dunelm; Revised Alignment Of Embankment To Trinity School; Replacement Of Existing Swifts Driving Range; Revised Location Of Defence Wall & Car Park Entrance & New Telemetry Kiosk From Turf Tavern To Swifts Bank; Revised Wall Alignment, Play Areas & Extension Of Defence Wall At The Sands Centre; Revised Location Of Flood Defence, Access Ramps/Steps From Hardwicke Circus Subway To Bitts Park; Revised Location & Form Of Flood Defences From Bitts Park To Dacre Road; Ground Raising To Dacre Road & Adjacent Paths; Reconfiguration Of Dacre Road Car Park Including Extension With Revised Access.

Members resolved to give authority to the Head of Planning and Housing Services to issue approval for the proposal subject to: no objections from interested parties prior to the expiration of the notification/consultation period (14/3/08); the imposition of the same conditions as imposed under 06/1473 with an additional condition concerning the provision of nesting holes/boxes for Kingfisher birds; and, the completion of an Appropriate Assessment under the Conservation (Natural Habitats and Conservation) Regulations 1994.

Item no: 15







Appn Ref No:
Applicant:
Parish:

06/1139
Mr Davies 
Carlisle





Date of Receipt:
Agent:
Ward:

25/09/2006
Taylor & Hardy
Castle





Location:

Grid Reference:

48 Abbey Street, Carlisle, CA3 8TX

339788 555955





Proposal:
Variation of condition No.3 attached to L.P.A. ref No. 01/0447 to extend the opening hours to those stated on the premises licence dated 31st October 2005, i.e. Sunday - 11.00 am to 12.20 am; Monday to Thursday - 11.00 am to 12.50am; Friday to Saturday - 11.00 am to 1.50 am; and on Christmas Eve, Easter Sunday and public holidays up to 2.00 am and up to 5.00 am on New Years Eve.

Decision:
Refuse  Permission
Date:
08/12/2006

Decision of:
Planning Inspectorate

Decision Type:
Appeal Dismissed
Date:
08/02/2008

Item no: 16







Appn Ref No:
Applicant:
Parish:

06/1303
 Mr & Mrs G Armstrong
Castle Carrock





Date of Receipt:
Agent:
Ward:

13/11/2006

Great Corby & Geltsdale





Location:

Grid Reference:

Land opposite Castlegate Cottage, Castle Carrock, Brampton, CA8 9LT

354200 555680





Proposal:
Erection Of One Detached Dwelling (outline) Together With The Provision Of 2no. Parking Spaces For Castlegate Cottage

Decision:
Refuse  Permission
Date:
29/01/2007

Decision of:
Planning Inspectorate

Decision Type:
Appeal Allowed with Conditions
Date:
08/01/2008

Item no: 17







Appn Ref No:
Applicant:
Parish:

06/1477
 Mr & Mrs S Russell
Carlisle





Date of Receipt:
Agent:
Ward:

27/12/2006
Gary Tyler
Belle Vue





Location:

Grid Reference:

22 Beck Road, Belle Vue, Carlisle, CA2 7QL

337117 555967





Proposal:
Proposed Two Storey Extension To The Side Elevation And Single Storey Extension To The Rear Elevation (Revised Proposal)

Decision:
Refuse  Permission
Date:
29/03/2007

Decision of:
Planning Inspectorate

Decision Type:
Appeal Dismissed
Date:
27/12/2007

Item no: 18







Appn Ref No:
Applicant:
Parish:

07/9018
 Cumbria County Council
Carlisle





Date of Receipt:
Agent:
Ward:

15/08/2007
Cumbria County Council
Upperby





Location:

Grid Reference:

Petteril Bank House, Petteril Bank Road, Carlisle, CA1 3AZ

341650 553650





Proposal:
New Extension To Petteril Bank House, Minor Alterations And Refurbishment (LBC)

Decision:
City Council Observation -  Observations
Date:
22/10/2007

Decision of:
First Secretary of State (GONW)

Decision Type:
Grant Permission
Date:
16/01/2008

Item no: 19







Appn Ref No:
Applicant:
Parish:

07/9017
 Cumbria  County Council
Carlisle





Date of Receipt:
Agent:
Ward:

15/08/2007
Cumbria County Council
Upperby





Location:

Grid Reference:

Petteril Bank House, Petteril Bank Road, Carlisle, CA1 3AZ

341650 553650





Proposal:
New Extension To Petteril Bank House, Minor Alterations And Refurbishment

Decision:
City Council Observation -  Observations
Date:
24/10/2007

Decision of:
First Secretary of State (GONW)

Decision Type:
Grant Permission
Date:
28/01/2008

Item no: 20







Appn Ref No:
Applicant:
Parish:

07/9025
 Property Unit
Carlisle





Date of Receipt:
Agent:
Ward:

04/12/2007
Cumbria County Council
Botcherby





Location:

Grid Reference:

The Grange, Wood Street, Carlisle, Cumbria, CA1 2SF

342249 555617





Proposal:
Demolish Slated Porch To Rear Of Property (LBC)

Decision:
City Council Observation -  Raise No Objection
Date:
27/12/2007

Decision of:
First Secretary of State (GONW)

Decision Type:
Grant Permission
Date:
17/01/2008

Item no: 21







Appn Ref No:
Applicant:
Parish:

07/1033
 Mr Liam  Moscrop
Kingmoor





Date of Receipt:
Agent:
Ward:

07/09/2007

Stanwix Rural





Location:

Grid Reference:

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

336941 559820





Proposal:
Erection Of Detached House, Garage, Stables, Indoor Riding Arena And Barn (Outline Application)

Members will recall at Committee meeting held on 25th January 2008 that authority was given to the Head of Planning and Housing Services to issue approval subject to the submission of further plans that address the minor discrepancies identified on the submitted plans. 

These plans have been received and the approval was issued on 1st February 2008. 
Grant Permission 

1.
Before any work is commenced, details of the siting, design and external appearance of the building(s), the means of access thereto and the landscaping of the site (hereinafter called "reserved matters") shall be submitted to and approved by the local planning authority.

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



2.
In case of any "Reserved Matter" application for approval shall be made not later than the expiration of 1 year beginning with the date of this permission, and the development shall be begun not later than whichever is the later of the following dates:

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

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

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



3.
Samples or full details of all materials to be used on the exterior shall be submitted to and approved in writing by the Local Planning Authority before any work is commenced.

Reason:
To ensure the works harmonise as closely as possible with the existing building and to ensure compliance with Policy CP4 of the emerging Carlisle District Local Plan Redeposit Draft 2001-2016.



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

Reason:
To ensure that materials to be used are acceptable and to ensure compliance with Policy CP4 of the emerging Carlisle District Local Plan Redeposit Draft 2001-2016.



5.
Details of the relative heights of the existing and proposed ground levels and the height of the proposed finished floor levels of the buildings associated with the development hereby approved shall be submitted to and approved, in writing, by the Local Planning Authority before any site works commence.

Reason:
In order that the approved development overcomes any problems associated with the topography of the area and safeguards the landscape character of the surrounding area in accordance with Policy E9 of the Carlisle District Local Plan.



6.
No development shall take place until full details of hard and soft landscape works, including a phased programme of works, have been submitted to and approved in writing by the Local Planning Authority and these works shall be carried out as approved prior to the occupation of any part of the development or in accordance with the programme agreed by the Local Planning Authority. Any trees or other plants which die or are removed within the first five years following the implementation of the landscaping scheme shall be replaced during the next planting season. 

Reason:
To ensure that an acceptable landscaping scheme is prepared and to ensure compliance with Policy E9 of the Carlisle District Local Plan.



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

Reason:
In order to ensure that adequate protection is afforded to all trees/hedges to be retained on site in support of Policy E9 of the Carlisle District Local Plan.



8.
No development shall commence until the proposed means of surface water disposal have been submitted to and approved, in writing, by the Local Planning Authority.

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



9.
No development approved by this permission shall be commenced until a scheme for the conveyance of foul drainage to a private treatment plant or septic tank have been submitted to and approved in writing by the Local Planning Authority.  No part of the development shall be brought into use until the proposed means of foul drainage has been constructed and completed in accordance with the approved plans.

Reason:
To prevent pollution of the water environment and to ensure compliance with Policy E22 of the Carlisle District Local Plan.



10.
The occupation of the dwelling shall be limited any persons solely in full time employment at the equestrian centre hereby approved.

Reason:
The unrestricted use of the dwelling would be contrary to the provisions of Policies E8 and H6 of the Carlisle District Local Plan which seek to prevent additional sporadic development in the countryside unless demonstrated by an overriding need. 



11.
The riding school and livery hereby approved shall not be open to the public except between the 0900 hours and 2100 hours. 

Reason:
To prevent disturbance to nearby residential occupiers and in accord with Policy H17 of the Carlisle District Local Plan.



12.
No development shall commence until details of the proposed external lighting scheme have been submitted to and approved, in writing, by the Local Planning Authority.

Reason:
To ensure that the living conditions of neighbouring residents are not adversely affected and to ensure compliance with Policy H17 of the Carlisle District Local Plan. 



13.
No system of public address, loudspeaker system or amplified music shall be operated within the site without the prior written approval of the Local Planning Authority.

Reason:
To ensure that noise which may emanate from the development is compatible with the existing noise levels in the area and does not lead to undue disturbance to adjoining occupiers in accordance with Policy H17 of the Carlisle District Local Plan.



14.
The development shall not commence until visibility splays providing clear visibility of 2.4 metres x 215 metres measured down the centre of the access road and the nearside channel line of the major road have been provided at the junction of the access road with the county highway (this applies to both the access to the dwelling and the access to the riding school). Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 1995 (or any Order revoking and re-enacting that Order) relating to permitted development, no structure, vehicle or object of any kind shall be erected, parked or placed and no trees, bushes or other plants shall be planted or be permitted to grown within the visibility splay which obstruct the visibility splays.  The visibility splays shall be constructed before general development of the site commences so that construction traffic is safeguarded.

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



15.
Details of proposed crossings of the highway verge and/or footway shall be submitted to the Local Planning Authority for approval. The development shall not be commenced until the details have been approved and the crossings have been constructed.

Reason:
Policies LD7 and LD8. To ensure a suitable standard of crossing for pedestrian safety and to support Local Transport Policies:  LD5, LD7 and LD8.




16.
The access drive shall be surfaced in bituminous or cement bound materials, or otherwise bound and shall be constructed and completed before the development is brought into use.

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



17.
The use of the development shall not be commenced until the access to the riding school  has been formed with 6 metre radius kerbs, to give a minimum carriageway width of 4.8 metres, and that part of the access road extending 10 metres into the site from the existing highway has been constructed in accordance with details approved, in writing, by the Local Planning Authority.

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



18.
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 unacceptable access or route, in the interests of highway safety and to support Local Transport Plan Policies LD7 and LD8. 



19.
Access gates, if provided, shall be erected to open inwards only away from the highway, be recessed no less than 4.5 metres as measured from the carriageway edge of the adjacent highway and shall incorporate 45 degree splays to each side.

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



20.
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, in writing, prior to development being commenced. Any approved works shall be implemented prior to the development being completed and shall be maintained operational thereafter.

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



21.
Details showing the provision within the site for the parking, turning, loading and unloading of vehicles (including horse boxes) visiting the site, including the provision of parking spaces for staff and visitors, shall be submitted to and approved, in writing, by the Local Planning Authority prior to development commencing.  The development shall not be brought into use until any such details have been approved and the parking, loading, unloading and manoeuvring areas constructed. The approved parking, loading, unloading and manoeuvring areas shall be kept available for those purposes at all times and shall not be used for any other purpose.

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



22.
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 and to support Local Transport Policy LD8. 



Summary of Reasons for the Decision

This application seeks outline planning permission for the erection of a dwelling and the creation of an equestrian centre within a field, which is situated 200 metres to the north of the junction of the minor road that leads to Cargo with the main road that links Carlisle with Rockcliffe. The application site, which covers an area measuring 5,123 square metres, is located within the undeveloped open countryside 4.5km to the north west of the centre of Carlisle. The site’s south western frontage is bounded by the Carlisle-Rockcliffe road and its north eastern boundary abuts a minor road that leads to a single dwelling, known as ‘St Owens’. Substantial hedges align both road frontages. The western boundary of the application site backs onto open fields. 
The proposal comprises two elements: firstly, the erection of a domestic dwelling and, secondly, the creation of an equestrian centre. With regard to the former, the proposal involves the erection of a detached two storey, four bedroom dwelling, with a footprint that measures approximately 115 square metres. A detached garage/store is also proposed. The dwelling and garage etc. would be contained within its own domestic curtilage with separate vehicular access. The proposed dwelling and its grounds are located towards the southern extent of the application site, nearest to the new residential estate known as Edenside, which is situated on the former Site 4 of RAF 14MU. The dwelling would be occupied by the applicant who will operate the equestrian centre. 

The second element of the scheme, which relates to the equestrian centre, involves the creation of a riding school and livery that would be located within the northern extent of the site. It comprises an indoor arena, stable block, multi purpose barn and an associated parking area. A new vehicular access, centrally located along the equestrian centre’s frontage, would be formed onto the Carlisle-Rockcliffe Road. 

The applicant operates Cargo Riding School, which is a family run business that was established in 1973. Until recently the business has operated from within the village of Cargo; however, the site that it previously occupied is now longer available, hence the need for alternative accommodation. 

The applicant has stated that the commercial element of the site, which comprises a livery service and equestrian tuition, would attract 96 vehicular movements per week. These would be divided into the normal ‘liveries’ and two daytime and two evening tuition sessions during the week, with four daytime sessions over the weekend. The premises are proposed to be open to the public from 9 a.m. to 9 p.m. The applicant does not envisage that the centre would typically be open until 9 p.m.; however, the hours proposed provide flexibility should the need arise, particularly in terms of the livery aspect of the scheme. 

Hay and straw deliveries would probably occur 4-6 times per year with feed collected by the applicant in small quantities on a more regular basis. It is intended to stable no more than fourteen horses/ponies at any one time and employ two part time members of staff to assist in the day-to-day running of the business. External lighting will be required, although only during the proposed opening times and occasionally during routine checks of the premises at night.  

The foul water drainage from the domestic and commercial elements of the scheme would be discharged into a septic tank, with surface water collected in storage tanks and recycled where possible. Excess surface water would be discharged to a surface water culvert adjacent to the site, which would require a separate consent from the Environment Agency. 

This is an outline application only the appearance and landscaping of the proposed development have been reserved for subsequent approval and, therefore, the layout, scale and access arrangements are being considered at this outline stage. 

The relevant planning policies against which the application is required to be assessed are Policy E8, E9, E25, T1, T7, H6, H17, EM10 and L4 of the Carlisle District Local Plan and Policies DP1, CP1, CP4, CP11, EC11, H1, H7, LE7, T1 and LC1 of the Carlisle District Local Plan Revised Redeposit Draft.

The proposals raise the following planning issues:

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

The two main issues to consider regarding the principle of the development relate to its location and the association between the development of a stables and indoor arena with the house in terms of need.

With regard to the first issue Policy DP1 of the emerging Local Plan is aimed at ensuring development takes place in the most sustainable location. A proposal, such as this, needs to ensure that it is well related to the likely catchment population. In this instance the catchment would come from Carlisle and, therefore, a site on the fringes of Carlisle would be an appropriate location. Although the site is not on a main bus route it is relatively close to the city helping to minimise travel distances.  Whilst Planning Policy Statement (PPS) 6: Town Centre and Retail Development, looks towards a centralised approach for leisure uses, the use is more rural in nature and an edge of city location is appropriate. 

Paragraph 32 of PPS 7: Sustainable Development in Rural Areas, provides further supports for this stance stating that “horse riding and other equestrian activities are popular forms of recreation in the countryside that can fit in well with farming activities and help to diversify rural economies. In some parts of the country, horse training and breeding businesses play an important economic role”.  

The issue of a house associated with this development is a more contentious issue. Policy H1 of the emerging Local Plan steers the provision of new residential development towards the urban areas of Carlisle and, in the rural area, to the identified Key and Local Service Centres. Although the area is rural in character it is allocated as ‘white land’ within the settlement boundary of Carlisle, as identified on the Urban Area Inset Map that accompanies the emerging Local Plan. Areas of ‘white land’ have no specific land use designation and no future change of use of the land use are envisaged. Development in such areas has to be considered on its merits and need to be in the location specified, an issue, which is discussed above in paragraph 5.14. 

In this instance, the application is accompanied by a letter from the British Horse Society that identifies several factors as to why supervisory residential accommodation is required when horses are stabled. The factors identified relate to the care and security of the livestock and property. For the reasons identified the requirement for a dwelling in this location is justified. 

Had it not been for these special circumstances the approval of a dwelling in this location would not be supported and, therefore, it is appropriate to impose a condition that restricts occupation of the residential unit to a permanent full time employee of the business. 

2. Impact Upon The Landscape Character Of The Surrounding Area.

As discussed in paragraph 5.14 of this report the principle of siting an equestrian development in this edge of city location is appropriate; nonetheless, consideration must still be given to the visual impact of the development upon the surrounding countryside landscape. 

For the most part the structures proposed are relatively low lying and would be largely screened by the roadside hedge. The more substantial structures proposed, such as the dwelling and the indoor arena, are set back from the road frontage thereby lessening their prominence. The visual impact of the development can also be minimised through the retention of the existing roadside hedgerows and the provision of additional landscaping where appropriate. 

When assessing the visual impact it is also important to consider the site within the context of it’s surrounding. For example, whilst the site located within the open countryside, on the opposite side of the road to the site, on the former RAF site, is a residential estate comprising 96 dwellings. Similarly, 0.5km to the southeast of the site is BSW Sawmill, which covers an extensive area. 

The development will have an impact upon the countryside landscape; however, given the agricultural appearance of the enterprise and the context of the site’s surroundings the visual impact of the development will not be significant. 

3. The Impact of the Proposal on the Living Conditions of Neighbouring Residents.

The nearest residential properties are sited approximately 70 metres to the south of the closest physical structure of the proposed development. Situated between the development site and Edenside estate is the Carlisle-Rockcliffe road, which is aligned on either side by substantial hedges. In light of the above, the living conditions of the occupiers of these dwellings will not be affected as a result of loss of light or overdominance. 

It is acknowledged that during the winter months the building associated with the proposed development may become more visible as natural screening recedes; however, given the distance at which these structures would be viewed the development would not be visually intrusive to the residents of Edenside. 

The development will result in an increase on the number of vehicles using the Carlisle-Rockcliffe road; however, the road is already heavily trafficked with large vehicles associated with BSW Sawmill and the nearby industrial estate. Whilst the existing level of traffic may reduce following the construction of the Carlisle Northern Development Route, on balance, over the course of a day, the likely increase in traffic generated by the development is not significant and would not adversely affect neighbouring residents. 

The applicant has indicated that external lighting will be required when the premises are in operation. This aspect can be regulated by an appropriate condition; however, it is not envisage that it would affect neighbouring residents, particularly given the level of external illumination that is emitted from BSW Sawmill/Kingmoor Marshalling Yard.  

4. Whether Adequate Access And Parking Provision Is Available.

The Highway Authority has commented that the level of traffic generation is reasonable and acceptable. The issues relating to access, scale and layout are not held over for the reserved matters application; however, the Highway Authority is of the view that these aspects can be regulated through the imposition of several planning conditions. 

5. Disposal Of Foul And Surface Water.

The applicant has indicated that foul water from the development will be discharged to a septic tank, with surface water discharged to storage tanks, in order for it to be recycled. It is recommended that conditions are imposed to regulate these aspects of the development.

In overall terms, the principle of the location of the development, together with the creation of a dwelling is acceptable. Due to the special circumstances in which the dwelling is being allowed a condition is required that limits occupation of the dwelling to a full time employee of the business. The scale and layout of the development is acceptable and it can be implemented without harm to either the visual qualities of the surrounding landscape or the living condition of the occupiers of neighbouring properties.  Suitable vehicular access and car parking provision would be provided to serve both the residential dwelling and the equestrian centre. In all aspects the proposals are compliant with the objectives of the relevant adopted and emerging Local Plan policies.

Relevant Development Plan Policies

Carlisle District Plan

Environment - Policy E8

Within the remainder of the rural area not covered by Policies E2-E6, proposals which are well related in use, siting, scale and design to existing settlements or other small clusters of buildings including farm buildings will be acceptable providing that:

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

2.
There is no adverse effect upon the amenity of neighbouring property, and the character and appearance of the area; and

3.
Satisfactory access and appropriate car parking can be achieved; and

4.
Any exiting wildlife habitats are safeguarded.

Permission will not be granted for development in the undeveloped open countryside unless it is required to meet local infrastructure needs, or for dwellings supported by a proven agricultural or forestry need.



Carlisle District Plan

Environment - Policy E9

Landscaping schemes will be required for development permitted on the periphery of settlements in order to fully integrate the development with its settlement and the surrounding countryside.



Carlisle District Plan

Environment - Policy E25

Development will not be permitted where there is an unacceptable adverse effect on the Hadrian's Wall Military Zone World Heritage Site.



Carlisle District Plan

Transport - Proposal T1

In considering applications for development, account will be taken of the availability of a choice of means of travel to and from the site.
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Transport - Proposal T7

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 detailed in Appendix 2;

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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Housing - Proposal H6

Within the remainder of the Plan area, outside areas covered by Proposal H1 and Policies H2-H5, permission will not be given for dwellings, except where applications are supported by a proven agricultural or forestry need.
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Housing - Proposal H17

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; and/or

5. Leads to a loss of housing stock.
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Employment - Proposal EM10

Within the remainder of the Plan area permission will not be granted for industrial, warehousing and commercial development.  However, small scale development within existing settlements, the curtilage of existing employment premises, or groups of farm buildings, or moderate extensions to existing premises will be acceptable provided:

1. There is no unacceptable adverse impact on the local landscape; and

2. There is no unacceptable adverse effect on nature conservation interests; and

3. Adequate access and appropriate parking provision can be achieved; and

4. There is no unacceptable adverse affect on the amenity of any adjacent properties.
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Leisure - Proposal L4

Within the Plan area, outside Primary Leisure Areas, proposals for leisure development including sport and active recreation development will be acceptable provided that:

1. The proposal does not have an adverse impact on the amenity of the surrounding area; and

2. Appropriate car parking and access to the site can be achieved; and

3. The proposed use is of an appropriate scale to the locality; and

4. Where practicable, the proposal can be accessed by public transport; and

5. The proposal makes a positive contribution to the development of tourism in the district; and/or

6. If the proposal is within Carlisle, it brings a vacant or part vacant building into use or contributes to the development of a mixed use scheme.
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Development Principles - Policy DP1 - Sustainable Development Locations

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

Urban Area
City of Carlisle







Key Service Centres
Brampton












Longtown








Local Service Centres
Burgh by Sands
Heads Nook





Castle Carrock
Houghton






Cummersdale
Irthington






Cumwhinton
Raughton Head





Dalston
Rockcliffe






Gilsland
Scotby






Great Corby
Smithfield






Great Orton
Thurstonfield





Hallbankgate
Warwick Bridge





Hayton
Wetheral





_________________________________________________________________

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

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

Outside these locations development will be assessed against the needs to be in the location specified.
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Core Development Policies - Policy CP1 - Landscape Character/Biodiversity

Proposals for development in the rural area must seek to conserve and enhance the special features and diversity of the different landscape character areas.

Such proposals 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 areas which they affect.



Carlisle District Local Plan 2001 - 2016 Revised Redeposit Draft

Core Development Policies - Policy CP4 - Design

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

1.
Have regard to surrounding buildings in the context of their form in relation to height, scale and massing and making use of appropriate materials and detailing.

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

3.
Reinforce local architectural features where appropriate promoting and respecting local distinctiveness rather than detracting from it.

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

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

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

7.
Recognise that landscaping schemes (both hard and soft) will be required to assist in integrating new development into existing areas and ensure that development on the edge of settlements is fully integrated into its surroundings. 

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

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

10
Have a layout and design which minimises the potential for crime and antisocial behaviour.
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Core Development Policies - Policy CP11 - Foul And Surface Water Sewerage And Sewage Treatment

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

Conversion of premises (of permanent construction) to live/work units will be acceptable providing that they maintain the character of the original building and be in the region of 60% residential to 40% employment use.  Permission for later conversion of the employment part will not be acceptable unless replacement employment use is provided in adjacent premises.
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Housing - Policy H1 - Location Of New Housing Development

New housing development will be located in sustainable locations in accordance with PPG 3: 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
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Housing - Policy H7- Agricultural And Forestry Need

Within the remainder of the Plan area, outside areas covered by Policy H1 and Proposal H16, permission will not be given for dwellings, except where applications are supported by a proven agricultural or forestry need.  The size of dwelling should be commensurate with the scale of the business to which it relates.

Section 106 agreements will be used to ensure that such dwellings are only occupied by those working in agriculture or forestry.
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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 adverse impact on the character and/or setting of the World Heritage Site will not be permitted. Development within or adjacent to existing settlements, established farmsteads and other groups of buildings will be permitted, where it is consistent with other policies of this Plan, providing that:

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

2.
there is no unacceptable adverse effect on the character and/or appearance of the Hadrian’s Wall Military Zone World Heritage Site.
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Transport - Policy T1 - Parking Guidelines

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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Leisure & Community Uses - Policy LC1- Leisure Development

Proposals for leisure development will be acceptable provided that:

1. there is a need for the development; and

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

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

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

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

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



