Committee Minutes


Control of Development and Advertisements
The Development Control Committee received and considered the following applications: 
	Item no: 01
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	09/0216
	 ND Homes
	St Cuthberts Without

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	20/03/2009 08:03:25
	Taylor & Hardy
	Dalston

	
	
	

	Location:
	
	Grid Reference:

	Former Stables, Horsebox & Lorry Park, Land adjacent Blackwell House, Durdar Road
	
	340211 552948

	
	
	

	Proposal:
	Residential Development To Provide 42No. Dwellings (33No. Houses and 9No. Apartments) - Works To Be Carried Out Include New Build, The Conversion Of Existing Buildings And Works To Form Two Improved Vehicular Accesses Including The Demolition Of No.68 Durdar Road.


Members resolved to give authority to the Head of Planning and Housing Services to issue approval for the proposal subject to:
1. the Assessment of Likely Significant Effects under the Habitats Direction confirming there are no significant adverse effects upon wildlife interests,
2. the imposition of a condition requiring the submission and approval of site levels and finished floor levels; and
3. completion of a S106 Agreement to ensure the developer contribution to the Connect2 scheme.
	Item no: 02
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	09/0217
	 ND Homes
	St Cuthberts Without

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	20/03/2009 08:03:25
	Taylor & Hardy
	Dalston

	
	
	

	Location:
	
	Grid Reference:

	Former Stables, Horsebox & Lorry Park, Land adjacent Blackwell House, Durdar Road
	
	340211 552948

	
	
	

	Proposal:
	Works Of Demolition, Alteration And Extension In The Curtilage Of A Listed Building Relating To Residential Development (LBC)


Members resolved to give authority to the Head of Planning and Housing Services to issue approval for the proposal subject to:
1. the Assessment of Likely Significant Effects under the Habitats Direction confirming there are no significant adverse effects upon wildlife interests,
2. the imposition of a condition requiring the submission and approval of site levels and finished floor levels; and
3. completion of a S106 Agreement to ensure the developer contribution to the Connect2 scheme. 
	Item no: 03
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	09/0068
	Mrs Sandra Vevers
	Cumrew

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	02/02/2009
	Sandysike Construction Ltd
	Great Corby & Geltsdale

	
	
	

	Location:
	
	Grid Reference:

	Field North of Cumrew House to Cumrew Beck, Cumrew, Heads Nook
	
	354982 550672

	
	
	

	Proposal:
	Erection Of 1no. Dwelling With Garage & Workshop


Refuse Permission 
	1.
	Reason:
The application site lies within Cumrew village where there is a presumption against further residential development except for dwellings essential to agriculture, forestry or any other rural based enterprise supported by proven need.The proposed development would be contrary to the sustainability objectives of Policies DP1 and H1 of the Carlisle District Local Plan (2001-2016)


	2.
	Reason:
The site lies in a corner of an open field within Cumrew Conservation Area, the character of which includes views of the Pennines. The development of this site would be detrimental to the character of the conservation area and would set a precedent for additional development of this open space which would  be further detrimental to the character of the Cumrew Conservation Area and therefore contrary to the objectives of Policy LE19  of the Carlisle District Local Plan (2001-2016)


	3.
	Reason:
The application site lies within .the North Pennines Area of Outstanding Natural Beauty (AONB). The proposed development would be detrimental to the character of the AONB and would set a precedent for additional development of this open space which would  be further detrimental to the character of the AONB and therefore contrary to the objectives of Policy CP9  of the Carlisle District Local Plan (2001-2016)


	4.
	Reason:
The applicant has failed to submit sufficient information with regard to the potential impact of the proposed development on adjacent trees.



Relevant Development Plan Policies
	Carlisle District Local Plan 2001 - 2016 
Core Development Policies - Policy CP1 - Landscape Character
Proposals for development in the rural area must seek to conserve and enhance the special features and diversity of the different landscape character areas.  Development will be considered appropriate to the character of the landscape provided the proposal has regard to and conserves:
the landform and natural patterns of drainage;
· the pattern of trees and woodland;
· the habitats of species of importance for wildlife;
· the pattern and composition of field boundaries;
· the pattern of historic landscape features;
· the pattern and distribution of settlements


	Carlisle District Local Plan 2001 - 2016 
Core Development Policies - Policy CP2 - Biodiversity
Proposals in both the rural and urban area should not harm the integrity of the biodiversity resource as judged by key nature conservation principles, and proposals should seek to conserve and enhance the biodiversity value of the areas which they affect.
In areas where species protected under national and European legislation are most likely to occur, special account will be given to their presence in the consideration of development proposals.


	Carlisle District Local Plan 2001 - 2016
Core Development Policies - Policy CP3 - Trees And Hedges On Development Sites
Proposals for new development should provide for the protection and integration of existing trees and hedges.  Where trees and hedges are present, a survey will be required showing the following:
1
the location of existing trees and hedges;
2
the species, age, height and crown spread of each tree;
3
an assessment of the condition of each tree;
4
the location and crown spread of trees on adjacent land which may be affected by the development;
5
existing and proposed changes in ground level.
In order to protect and integrate existing trees and hedges within new development, the City Council will resist proposals which cause unacceptable tree loss, and which do not allow for the successful integration of existing trees identified in the tree survey. 
Layouts will be required to provide adequate spacing between existing trees and buildings, taking into account the existing and future size of the trees, and their impact both above and below ground. 
The City Council will protect existing trees and woodlands where appropriate, by tree preservation orders, and by the use of planning conditions requiring protective fencing around trees to be retained to prevent site works within their crown spread.


	Carlisle District Local Plan 2001 - 2016
Core Development Policies - Policy CP4 - Agricultural Land
Permission will not be given for development where it would lead to the loss of the best and most versatile agricultural land, unless:
1
there is an overriding need for the development; and
2
there is insufficient land of a lower grade available; or
3
available lower grade land has a statutory landscape, wildlife, historic or archaeological designation.


	Carlisle District Local Plan 2001 - 2016
Core Development Policies - Policy CP5 - Design 
All new development proposals will be assessed against the following design principles.  Proposals should:
1
Respond to the local context and the form of surrounding buildings in relation to height, scale and massing, and by making use of appropriate materials and detailing;
2
Take into consideration any important landscape or topographical features and respect local landscape character;
3
Reinforce local architectural features, where appropriate, promoting and respecting local distinctiveness;
4
Ensure all components of the proposal, such as buildings, car parking, access routes, open space and landscaping, are well related to one another to ensure a well integrated, successful and attractive development;
5
Ensure there is no adverse effect on the residential amenity of existing areas, or adjacent land uses, or result in unacceptable standards for future users and occupiers of the development;
6
Ensure the retention and enhancement of existing trees, shrubs, hedges and other wildlife habitats where possible. Where environmental features are lost as a result of the proposal, appropriate mitigation measures should be put in place and on-site replacement of those features will be sought;
7
Include landscaping schemes (both hard and soft) to assist the integration of new development into existing areas and ensure that development on the edge of settlements is fully integrated into its surroundings;
8
Ensure that the necessary services and infrastructure can be incorporated without causing unacceptable harm to retained features;
9
Ensure that the layout and design incorporates adequate space for waste and recycling bin storage and collection.


	Carlisle District Local Plan 2001 - 2016 
Spatial Strategy & Development Principles - Policy DP1 - Sustainable Development Locations
All proposals for development will be assessed against their ability to promote sustainable development.  Proposals will be considered favourably in the following locations, provided they are in scale with their location and consistent with other Policies of this Local Plan.
Urban Area
City of Carlisle
Key Service Centres
Brampton
Longtown
Local Service Centres
Burgh by Sands
Heads Nook
Castle Carrock
Houghton
Cummersdale
Irthington
Cumwhinton
Raughton Head
Dalston
Rockcliffe
Gilsland 
Scotby
Great Corby
Smithfield
Great Orton
Thurstonfield
Hallbankgate
Warwick Bridge
Hayton
Wetheral
Proposals for development within these locations will be assessed on the basis of the need for development to be in the location specified.
Within the Urban Area proposals for retail, office and leisure developments will be subject to a sequential approach which requires that locations re considered as follows: firstly within the City Centres; secondly edge-of-centre locations; and thirdly the remainder of the urban area.
Proposals for residential development will be considered against the need to give priority to the reuse of previously developed land, with particular emphasis on vacant and derelict sites and buildings.
Settlement Boundaries have been established on the Proposals Map to recognise the extent of built development or where planning permission already exists to judge proposals for development and are not indicative of land ownership.
Outside these locations development will be assessed against the needs to be in the location specified.


	Carlisle District Local Plan 2001 - 2016
Spatial Strategy And Development Principles - Policy DP9 - Areas Of Outstanding Natural Beauty
Within the North Pennines and Solway Coast Areas of Outstanding Natural Beauty, and their settings, permission will not be given for development that would harm the special characteristics and landscape quality of the areas.  Development proposals must conserve or enhance the natural beauty of the areas, including scenic qualities, landform, ecology, geology, cultural interests, and the historic environment, so that these qualities can be enjoyed by present and future generations.
Major development of a national scale will only be permitted in exceptional circumstances where it can be demonstrated to be in the public interest.  Development required to meet local infrastructure needs which cannot be located anywhere else will be permitted provided it is sited to minimise environmental impact and meet high standards of design.


	Carlisle District Local Plan 2001 - 2016
Housing - Policy H1 - Location Of New Housing Development
New housing development will be located in sustainable locations in accordance with PPS3: Housing, Regional Planning Guidance and the Joint Structure Plan.  During the Plan period 80% of new development will be located within the urban area of Carlisle, including allocated sites on the edge of the City referred to in Proposal H16.  The remaining 20% will be permitted in the rural area of the District with the focus on the two Key Service Centres of Brampton and Longtown. 
In the remainder of the rural area small-scale development will be located in accordance with Policy DP1 and other policies of this Plan to ensure that:
1
the site is well related to the landscape of the area and does not intrude into open countryside; and
2
the scale of the proposed development is well related to the scale, form and character of the existing settlement; and
3
the layout of the site and the design of the buildings is well related to existing property in the village; and
4
the siting and design of the buildings is well related to and does not adversely affect the amenity of neighbouring property; and
5
appropriate access and parking can be achieved; and
6
the proposal will not lead to the loss of amenity open space within or at the edge of the settlement; and
7
the proposal will not lead to the loss of the best and most versatile agricultural land.
Settlement boundaries have been drawn for the following Local Service Centres within which proposals will be judged against the above criteria.
Burgh-by-Sands
Castle Carrock

Cummersdale
Cumwhinton

Dalston


Gilsland
Great Corby

Great Orton


Hallbankgate
Hayton

Heads Nook


Houghton
Irthington

Raughton Head

Rockcliffe


Scotby

Smithfield


Thurstonfield

Warwick Bridge (including Little Corby & Corby Hill)
Wetheral





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

Cardewlees


Cargo
Carleton

Cotehill


Cumwhitton
Durdar

Faugh



Harker
Hethersgill

How Mill


Lanercost

Laversdale

Low Row


Monkhill 
Moorhouse

Talkin



Todhills 
Walton 

Warwick-on-Eden

Wreay


	Carlisle District Local Plan 2001 - 2016
Housing - Policy H5 - Affordable Housing
The City Council will negotiate with developers for an element of affordable housing to be included in the majority of housing developments.
All allocated housing sites and windfall sites of 10 or more dwellings in the urban area will be expected to make a contribution of 30% of units on-site towards affordable housing.  Only in exceptional circumstances will the Council consider off-site contributions or a financial contribution in lieu of on-site provision. 
In the rural area the contribution to affordable housing will be:
1
25% of housing on large sites (over 0.8ha or 25 dwellings)
2
20% of housing on medium sites (over 0.3ha or 10 dwellings)
3
10% of housing on small sites (over 0.1ha or 3 units)
The proportion of affordable housing sought will only be varied if this can be justified on a robust, evidence based, assessment of the economic viability of the site.  Where intermediate affordable housing is to be provided at a discounted market value a discount of 25-30% will be sought and the discounted sale will be required to be in perpetuity.


	Carlisle District Local Plan 2001 - 2016
Housing - Policy  H7 - Agricultural, Forestry And Other Occupational Dwellings
Outside of those areas covered by Policy H1 and Proposal H16, permission will not be given for dwellings other than those essential to agriculture, forestry or any other rural-based enterprise and supported by a proven need. The size of dwelling should be commensurate with the scale of the business to which it relates. Occupancy conditions will be used to ensure that such dwellings are only occupied by those working in agriculture, forestry or any other rural-based enterprise.


	Carlisle District Local Plan 2001 - 2016
Local Environment - Policy LE19 - Conservation Areas
The City Council will continue to review existing and designate new conservation areas. Development proposals within and adjoining conservation areas will be granted planning permission provided they preserve or enhance their character and appearance.  Any new development or alterations to existing buildings should harmonise with their surroundings and be in sympathy with the setting, scale, density and physical characteristics of conservation areas, and protect important views into or out of such areas. Applications for outline planning permission will not be accepted for proposals in conservation areas.
Proposals for new development and/or alterations to buildings in conservation areas will be judged against the following criteria:
1
the development should preserve or enhance all features which contribute positively to the area's character or appearance, in particular the design, massing and height of the building should closely relate to adjacent buildings and should not have an unacceptable impact on the townscape or landscape;
2
the development should not have an unacceptable impact on the historic street patterns and morphology, roofscape, skyline and setting of the conservation area, important open spaces or significant views into, out of and within the area;
3
development proposals should not result in the amalgamation or redrawing of boundaries between traditional buildings and plots, or demolition and redevelopment behind retained facades;
4
wherever practicable traditional local materials such as brick, stone and slate should be used and incongruous materials should be avoided;
5
individual features both on buildings and contributing to their setting, should be retained e.g. doorways, windows, shopfronts, garden walls, railings, cobbled or flagged forecourts, sandstone kerbs, trees and hedges, etc. Where features have deteriorated to the extent to which they have to be replaced, the replacement should match the original;
6
proposals which would generate a significant increase in traffic movements and heavy vehicles or excessive parking demands will not be permitted since these would be prejudicial to amenity;
7
proposals which would require substantial car parking and servicing areas which can not be provided without an adverse effect on the site and its surroundings will not be permitted.



	Item no: 04
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	09/0245
	 The Diocesan Trustees
	Carlisle

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	27/03/2009
	Derek Hicks & Thew
	Stanwix Urban

	
	
	

	Location:
	
	Grid Reference:

	Social Club And Field, St Augustine’s Church, Waverley Gardens, Carlisle, CA3 4JU
	
	339733 557884

	
	
	

	Proposal:
	Proposed Residential Development On Social Club And Side Field Site (Revised Application)


Members resolved to defer consideration of the proposal in order to discuss the vehicular access arrangements with the applicant's, with a view to not creating an access on Waverley Gardens, and to await a further report on the application at a future meeting of the Committee.
	Item no: 05
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	09/0102
	 Mr James Newton
	Carlisle

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	12/02/2009
	Mr Ian Newton
	Stanwix Urban

	
	
	

	Location:
	
	Grid Reference:

	The Old Stables, Church Place, Church Street, Stanwix, Carlisle
	
	340093 557100

	
	
	

	Proposal:
	Erection Of Single Storey Side Extension To Provide Kitchen/Dining Area


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.
	An archaeological watching brief shall be undertaken by a qualified archaeologist during the course of the ground works of the proposed development, in accordance with a written scheme of investigation which has been submitted by the applicant and approved by the local planning authority.  Following its completion, 3 copies of the report shall be furnished to the local planning authority.
Reason:
To afford reasonable opportunity for an examination to be made to determine the existence of any remains of archaeological interest within the site and for the investigation and recording of such remains.   



This application seeks Full Planning Permission for a single storey extension to a property to the rear of the terraced properties of Church Place, Stanwix.  The property, originally a former stable, has pedestrian access via an archway between numbers 3 and 4 Church Place.  The property is enclosed by 2 metre high brick walls, Stanwix School's playground lies immediately to its north-west and north-east boundaries whilst to its immediate south east are the rear enclosed yards of Church Place.  In 2008, under Permitted Development, a two storey extension was constructed.
The submitted drawings illustrate a single storey side extension which would provide a kitchen/dining area off the existing kitchen.  It would project 3.6 metres from the south-western gable elevation and be, at its widest part, 3.6 metres with a ridge height of 3.2 metres.  The extension would be finished in painted render with a slate roof in keeping with the existing dwelling. 
The relevant planning policies against which the application is required to be assessed are Policies H11, CP5, LE5 and LE19 of the Carlisle District Local Plan 2001-2016.
The proposals raise the following planning issues:
1.
The Impact Of The Proposal On the Living Conditions of Neighbouring Residents
Policy H11 and Policy CP5 of the Local Plan seek to protect the living conditions of adjacent properties from proposals which adversely affect them, through inappropriate scale, design, unreasonable overlooking and/or unreasonable loss of daylight and sunlight will not be permitted.
Several of the objectors have cited possible loss of light to the rear rooms and yard areas of properties in Church Place.  Their objections have been noted; however, It is not considered that the proposal would exacerbate the current situation to an unacceptable level to warrant refusal, due to a combination of factors.  Firstly, the orientation of the proposal in relation to its neighbours; secondly, it would be single storey with a maximum ridge height of 3.2 metres; and third the roof would slope away from the properties at Church Place.  In order to assist Members, a shadow plan has been prepared and included within the Schedule which illustrates the shadows that would be cast by the proposal together with those currently cast by the Old Stables and boundary walls of Church Place. 
2.
Whether The Proposal Is Appropriate To The Dwelling
As previously stated, Policies H11 and CP5 seek to ensure the development is appropriate in terms of quality to that of the surrounding area, are of good design and are of an acceptable scale.  The proposals which are being presented for consideration are relatively minor in scale, resulting in an overall ground floor area being created of 12.96 square metres.  In such a context, therefore, it is considered that the proposal would not be disproportionate to the property.  Likewise the design is considered acceptable, using materials to match the existing property.
3.
The Impact Of The Proposal On The Stanwix Conservation Area
Policy LE19 outlines that proposals for new development should preserve or enhance all features which contribute positively to the area's character or appearance.  In particular the design, massing and height of the building should closely relate to adjacent buildings and should not have an unacceptable impact on the townscape or landscape.  It goes on to explain that developments should not have an unacceptable impact on the historic street patterns and should protect significant important open spaces and views into, out of, and within the area.  
This proposal seeks to develop a piece of land, currently used as a patio area, within a shared communal garden/drying area, which is not visible from public viewpoints.  The scale and materials proposed are considered acceptable in relation to the existing dwelling.  The City Council's Conservation Officer has been consulted and has no objections to the development from a conservation standpoint.
4.
The Impact Of The Proposal On Hadrians Wall World Heritage Site
The application site lies within Hadrian's Wall World Heritage Site and as such Policy LE5 of the Local Plan is relevant.  Policy LE5 outlines that development will not be permitted where there is an unacceptable impact on the World Heritage Site.  In line with standard procedures, English Heritage and the County Council's Historic Environment Officer have been consulted.  Following receipt of additional information, illustrating that the foundations will have a minimum depth of 450mm below ground level, both consultees have confirmed that they have no objections subject to the imposition of a condition ensuring a watching brief is undertaken.   
5.
Other Matters
Several objectors have raised issues regarding right of access and ownership of the communal garden/drying area.  Their objections have been noted; however, these issues relate to Civil Law and not planning legislation.
In overall terms, the principle of the proposed development is acceptable. The scale, siting and design of the proposal is acceptable in relation to the site and the surrounding properties. The living conditions of neighbouring properties would not be compromised through unreasonable loss of light, overlooking or overdominance.  In all aspects the proposal is compliant with the objectives of the adopted Local Plan policies.
Relevant Development Plan Policies
	Carlisle District Local Plan 2001 - 2016
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
Core Development Policies - Policy CP5 - Design 
All new development proposals will be assessed against the following design principles.  Proposals should:
1
Respond to the local context and the form of surrounding buildings in relation to height, scale and massing, and by making use of appropriate materials and detailing;
2
Take into consideration any important landscape or topographical features and respect local landscape character;
3
Reinforce local architectural features, where appropriate, promoting and respecting local distinctiveness;
4
Ensure all components of the proposal, such as buildings, car parking, access routes, open space and landscaping, are well related to one another to ensure a well integrated, successful and attractive development;
5
Ensure there is no adverse effect on the residential amenity of existing areas, or adjacent land uses, or result in unacceptable standards for future users and occupiers of the development;
6
Ensure the retention and enhancement of existing trees, shrubs, hedges and other wildlife habitats where possible. Where environmental features are lost as a result of the proposal, appropriate mitigation measures should be put in place and on-site replacement of those features will be sought;
7
Include landscaping schemes (both hard and soft) to assist the integration of new development into existing areas and ensure that development on the edge of settlements is fully integrated into its surroundings;
8
Ensure that the necessary services and infrastructure can be incorporated without causing unacceptable harm to retained features;
9
Ensure that the layout and design incorporates adequate space for waste and recycling bin storage and collection.


	Carlisle District Local Plan 2001 - 2016
Local Environment - Policy LE5 - Hadrian’s Wall World Heritage Site
Development will not be permitted where there is an unacceptable impact on the Hadrian’s Wall Military Zone World Heritage Site.


	Carlisle District Local Plan 2001 - 2016
Local Environment - Policy LE19 - Conservation Areas
The City Council will continue to review existing and designate new conservation areas. Development proposals within and adjoining conservation areas will be granted planning permission provided they preserve or enhance their character and appearance.  Any new development or alterations to existing buildings should harmonise with their surroundings and be in sympathy with the setting, scale, density and physical characteristics of conservation areas, and protect important views into or out of such areas. Applications for outline planning permission will not be accepted for proposals in conservation areas.
Proposals for new development and/or alterations to buildings in conservation areas will be judged against the following criteria:
1
the development should preserve or enhance all features which contribute positively to the area's character or appearance, in particular the design, massing and height of the building should closely relate to adjacent buildings and should not have an unacceptable impact on the townscape or landscape;
2
the development should not have an unacceptable impact on the historic street patterns and morphology, roofscape, skyline and setting of the conservation area, important open spaces or significant views into, out of and within the area;
3
development proposals should not result in the amalgamation or redrawing of boundaries between traditional buildings and plots, or demolition and redevelopment behind retained facades;
4
wherever practicable traditional local materials such as brick, stone and slate should be used and incongruous materials should be avoided;
5
individual features both on buildings and contributing to their setting, should be retained e.g. doorways, windows, shopfronts, garden walls, railings, cobbled or flagged forecourts, sandstone kerbs, trees and hedges, etc. Where features have deteriorated to the extent to which they have to be replaced, the replacement should match the original;
6
proposals which would generate a significant increase in traffic movements and heavy vehicles or excessive parking demands will not be permitted since these would be prejudicial to amenity;
7
proposals which would require substantial car parking and servicing areas which can not be provided without an adverse effect on the site and its surroundings will not be permitted.



	Item no: 06
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	08/1089
	 Egertons  Recovery Ltd
	Carlisle

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	24/10/2008
	Taylor & Hardy
	Belle Vue

	
	
	

	Location:
	
	Grid Reference:

	Caxton Road, Newtown Industrial Estate, Carlisle CA2 7HS
	
	338054 556147

	
	
	

	Proposal:
	Change Of Use Of Depot To Recovery And Storage Of Vehicles Involved In Accidents And Erection Of Palisade Fencing (Retrospective/Revised Application)


Members resolved to defer consideration of the proposal in order for the Officer to carry out further investigation regarding the noise monitoring and to await an additional report on the application at a future meeting of the Committee.
	Item no: 07
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	09/0283
	Mr Bell
	Arthuret

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	07/04/2009 08:00:36
	Tsada Building Design Services
	Longtown & Rockcliffe

	
	
	

	Location:
	
	Grid Reference:

	Unit 9 Sandysikes Ind Est, Sandysike, Longtown, CA6 5SR
	
	338847 566088

	
	
	

	Proposal:
	Refurbishment and Extension Of Existing Storage Building; Formation Of Storage Yard, Erection Of Security Fencing And Formation Of Drainage Swale; Improvement To Access (Revised Application)


Refuse  Permission 
	1.
	Reason:
In order to accommodate the proposed development it would be necessary to remove an extensive area of woodland, which is protected by Tree Preservation Order No.226 and is subject to a Restocking Notice served by the Forestry Commission.  The irrevocable loss of such a significant area of protected woodland would be detrimental to the landscape character of the surrounding area and result in the loss of a natural area and significant landscape feature.  As such the proposal is contrary to the objectives of criteria 1 and 2 of Policy EC1 (Primary Employment Area - relating to Sandysike), the objectives of Policy CP1 (Landscape Character), Policy CP3 (Trees and Hedges on Development Sites), and criterion 6 of Policy CP5 (Design) of the Carlisle District Local Plan 2001-2016. 



Relevant Development Plan Policies
	Carlisle District Local Plan 2001 - 2016 
Spatial Strategy & Development Principles - Policy DP1 - Sustainable Development Locations
All proposals for development will be assessed against their ability to promote sustainable development.  Proposals will be considered favourably in the following locations, provided they are in scale with their location and consistent with other Policies of this Local Plan.
Urban Area
City of Carlisle
Key Service Centres
Brampton
Longtown
Local Service Centres
Burgh by Sands
Heads Nook
Castle Carrock
Houghton
Cummersdale
Irthington
Cumwhinton
Raughton Head
Dalston
Rockcliffe
Gilsland 
Scotby
Great Corby
Smithfield
Great Orton
Thurstonfield
Hallbankgate
Warwick Bridge
Hayton
Wetheral
Proposals for development within these locations will be assessed on the basis of the need for development to be in the location specified.
Within the Urban Area proposals for retail, office and leisure developments will be subject to a sequential approach which requires that locations re considered as follows: firstly within the City Centres; secondly edge-of-centre locations; and thirdly the remainder of the urban area.
Proposals for residential development will be considered against the need to give priority to the reuse of previously developed land, with particular emphasis on vacant and derelict sites and buildings.
Settlement Boundaries have been established on the Proposals Map to recognise the extent of built development or where planning permission already exists to judge proposals for development and are not indicative of land ownership.
Outside these locations development will be assessed against the needs to be in the location specified.


	Carlisle District Local Plan 2001 - 2016
Economic & Commercial Growth - Policy EC1 - Primary Employment Areas
Within Primary Employment Areas proposals for B1, B2 and B8 uses will be acceptable. Permission will only be given for redevelopment or changes of use within such areas for other purposes where:
1
the existing use of the site adversely affects or could adversely affect adjacent residential properties or the local environment; or
2
the proposed alternative use provides for needed community building or public amenity space; or
3
the proposed alternative use is essential for the redevelopment of the majority of the site for employment purposes; and
4
the alternative development would be appropriate in terms of scale and design to the surrounding area and the amenity of adjacent properties would not be prejudiced.
Proposals for public sales floorspace, as opposed to trade counters, will not be permitted within employment units unless there is clear evidence that the use is an integral but ancillary part of the operation.  Planning conditions, including a restriction on the hours of operation, may be used to ensure the use remains ancillary to the prime use of the unit
Employment uses have now become established at the former RAF14MU outlying sites at Harker, Heathlands and Rockcliffe. The sites are designated as Primary Employment Areas.
In the Sandysike/Whitesyke areas proposals for the redevelopment and
extension to existing industrial and warehousing premises will be acceptable provided:
1
the proposal does not have an adverse impact on the landscape; and
2
the proposal does not involve the loss of existing tree cover; and
3
where appropriate, opportunities are taken to reinforce existing landscaping; and
4
adequate access and appropriate parking are provided.


	Carlisle District Local Plan 2001 - 2016 
Core Development Policies - Policy CP1 - Landscape Character
Proposals for development in the rural area must seek to conserve and enhance the special features and diversity of the different landscape character areas.  Development will be considered appropriate to the character of the landscape provided the proposal has regard to and conserves:
the landform and natural patterns of drainage;
· the pattern of trees and woodland;
· the habitats of species of importance for wildlife;
· the pattern and composition of field boundaries;
· the pattern of historic landscape features;
· the pattern and distribution of settlements


	Carlisle District Local Plan 2001 - 2016
Core Development Policies - Policy CP3 - Trees And Hedges On Development Sites
Proposals for new development should provide for the protection and integration of existing trees and hedges.  Where trees and hedges are present, a survey will be required showing the following:
1
the location of existing trees and hedges;
2
the species, age, height and crown spread of each tree;
3
an assessment of the condition of each tree;
4
the location and crown spread of trees on adjacent land which may be affected by the development;
5
existing and proposed changes in ground level.
In order to protect and integrate existing trees and hedges within new development, the City Council will resist proposals which cause unacceptable tree loss, and which do not allow for the successful integration of existing trees identified in the tree survey. 
Layouts will be required to provide adequate spacing between existing trees and buildings, taking into account the existing and future size of the trees, and their impact both above and below ground. 
The City Council will protect existing trees and woodlands where appropriate, by tree preservation orders, and by the use of planning conditions requiring protective fencing around trees to be retained to prevent site works within their crown spread.


	Carlisle District Local Plan 2001 - 2016
Core Development Policies - Policy CP5 - Design 
All new development proposals will be assessed against the following design principles.  Proposals should:
1
Respond to the local context and the form of surrounding buildings in relation to height, scale and massing, and by making use of appropriate materials and detailing;
2
Take into consideration any important landscape or topographical features and respect local landscape character;
3
Reinforce local architectural features, where appropriate, promoting and respecting local distinctiveness;
4
Ensure all components of the proposal, such as buildings, car parking, access routes, open space and landscaping, are well related to one another to ensure a well integrated, successful and attractive development;
5
Ensure there is no adverse effect on the residential amenity of existing areas, or adjacent land uses, or result in unacceptable standards for future users and occupiers of the development;
6
Ensure the retention and enhancement of existing trees, shrubs, hedges and other wildlife habitats where possible. Where environmental features are lost as a result of the proposal, appropriate mitigation measures should be put in place and on-site replacement of those features will be sought;
7
Include landscaping schemes (both hard and soft) to assist the integration of new development into existing areas and ensure that development on the edge of settlements is fully integrated into its surroundings;
8
Ensure that the necessary services and infrastructure can be incorporated without causing unacceptable harm to retained features;
9
Ensure that the layout and design incorporates adequate space for waste and recycling bin storage and collection.


	Carlisle District Local Plan 2001 - 2016
Transport - Policy T1- Parking Guidelines For Development
The level of car parking provision for development will be determined on the basis of the following factors:
1
the Parking Guidelines for Cumbria as updated by additional requirements in PPG 13;
2
the availability of public car parking in the vicinity;
3
the impact of parking provision on the environment of the surrounding area;
4
the likely impact on the surrounding road network; and
5
accessibility by and availability of, other forms of transport.



	Item no: 08
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	09/0289
	 Knightbridge Developments
	Hayton

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	09/04/2009
	Architects Plus (UK) Ltd
	Hayton

	
	
	

	Location:
	
	Grid Reference:

	Former WI Hall Site, Hayton
	
	350568 557995

	
	
	

	Proposal:
	Erection Of 2no. Detached 2 Storey Dwellings


Grant Permission 
	1.
	The development shall be begun not later than the expiration of 3 years beginning with the date of the grant of this permission.
Reason:
In accordance with the provisions of Section 91 of the Town and Country Planning Act 1990 ( as amended by Section 51 of the Planning and Compulsory Purchase Act 2004).


	2.
	Samples or full details of all materials to be used on the exterior shall be submitted to and approved, in writing, by the Local Planning Authority before any work is commenced.
Reason:
To ensure that the materials to be used are acceptable and to ensure compliance with Policy CP5 of the Carlisle District Local Plan 2001-2016. 


	3.
	All new external stonework shall be carried out in natural stone, which shall be laid in a random manner, in accordance with the details contained in the submitted application, unless otherwise agreed, in writing, by the Local Planning Authority.
Reason:
To ensure an acceptable external appearance for the completed development in accordance with Policy CP5 of the Carlisle District Local Plan 2001-2016.


	4.
	Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 1995 (or any Order revoking and re-enacting that Order) there shall be no enlargement or external alterations to the dwelling units to be erected in accordance with this permission, within the meaning of Schedule 2 Part (1) of these Orders, without the written approval of the Local Planning Authority.
Reason:
To ensure that adequate external amenity space is available to serve the dwellings in accordance with Policy CP5 of the Carlisle District Local Plan 2001-2016.


	5.
	No development shall take place until full details of the soft landscape works, including a phased programme of these works, has been submitted to and approved, in writing, by the Local Planning Authority. These works shall be carried out as approved, prior to the occupation of any dwelling or in accordance with the programme agreed by the Local Planning Authority. Any trees or other plants which die or are removed within the first five years following the implementation of the landscaping scheme shall be replaced during the next planting season. 
Reason:
To ensure that an acceptable landscaping scheme is prepared and to ensure compliance with Policy CP5  of the Carlisle District Local Plan 2001-2016.


	6.
	The access drive shall be surfaced in bituminous or cement bound materials, or otherwise bound and shall be constructed and completed before the dwellings are occupied.
Reason:
In the interests of highway safety and to support Local Transport Plan Policies LD5, LD7 and LD8.


	7.
	The whole of the access area bounded by the carriageway edge, entrance gates and the splays shall be constructed and drained to the specification of the Local Planning Authority in consultation with the Highway Authority.
Reason:
In the interests of road safety and to support Local Transport Plan Policies LD5, LD7 and LD8.


	8.
	Before any development takes place, a plan shall be submitted for the prior written approval of the Local Planning Authority reserving adequate land for the parking of vehicles engaged in construction operations associated with the development hereby approved, and that land, including vehicular access thereto, shall be used for or be kept available for these purposes at all times until completion of the construction works.
Reason:
The carrying out of this development without the provision of these facilities during the construction work is likely to lead to inconvenience and danger to road users contrary to Local Transport Policy LD8. 



Summary of Reasons for the Decision
This application seeks full planning permission for the erection of two detached dwellings on land that was formerly occupied by the Women’s Institute Hall in Hayton. The site, which is positioned immediately adjacent the roadside, is situated opposite the junction that Acre Close shares with the main road that leads into Hayton when accessing the village from the western approach of the A69. The site occupies a long frontage measuring 37 metres in length, but is narrow in depth, measuring only 16.4 metres at its deepest point. 
 
Immediately to the north and south of the site are field accesses to the agricultural land that borders the eastern boundary of the site. To the west of the site, on the opposite side of the main road, are the residential properties of Acre Close, which are elevated in relation to the application site. Additional residential properties are also located to the north and south of the site beyond the field accesses. 
 
The Women’s Institute Hall was removed from the site prior to the application being submitted. The hall was a timber framed structure that measured 27 metres in length by 7 metres in depth. A site survey that has was undertaken by the applicant prior to the removal of the hall indicates that the building had an eaves height of approximately  4.08 metres and a ridge height of 6.16 metres when measured from the adjacent road. 
The site is identified on the Inset Map that accompanies the Local Plan, as lying within the settlement boundary of the Hayton.
 
The Proposal
 
It is proposed to erect a 2no. two storey dwellings, the layout of which are mirror images of one another. The dwellings have a footprint of 114 square metres and sit within plots that measure 296 square metres (Plot 1) and 264 square metres (Plot 2). The properties, which are “double fronted”, are positioned parallel with the road, 2.4 metres from the roadside boundary. The dwellings incorporate conventional eaves and ridge heights of 5 metres and 7.6 metres respectively.   
 
The proposed dwellings comprise a single garage, entrance hall, open plan dining room/kitchen, utility and lounge to the ground floor with four bedrooms (one of which has ensuite facilities), and a bathroom to the first floor. 
 
The properties, which are traditional in appearance, would be predominantly two storeys in height; although the proposed garages would be single storey. The dwellings incorporate a two storey forward projecting gable to the front elevation, which would be finished using randomly laid natural stone. The remainder of the external walling would be rendered with a self-coloured cream render and the properties would be roofed with natural slate. The design of the properties includes stone lintels, cills, quoins and copings to the gables. All new windows and doors are to be timber effect upvc framed. Externally the dwellings appear largely the same; however, the fenestration detail to the front elevation of the dwelling to be accommodated on Plot 2 differs from Plot 1 in order to overcome privacy issues. 
 
Parking provision for two vehicles per plot would be available. One space would be provided on the driveway, with a further space available within the single garage. The driveways, which are accessed directly from the highway, are centrally located along the site’s road frontage. Between the driveways that serve the individual residential units would be one visitor’s parking space.  
 
The existing stock proof fence to the site’s northern, eastern and southern boundaries is to be retained; however, a retaining wall would be erected to the rear boundary of Plot 2 to compensate for the difference in levels between the site and the surrounding agricultural land. The retaining wall would be rendered with a stone coping.
 
It is proposed to discharge foul and surface water drainage to the main sewer.
 
Assessment
 
The relevant planning policies against which the application is required to be assessed are Policies CP3, CP5, CP12, H1, H4 and T1 of the Carlisle District Local Plan 2001-2016.
 
The proposals raise the following planning issues:
 
1.  Whether The Principle Of The Proposed Development Is Acceptable.
 
The application site lies within the settlement boundary of Hayton, which is identified as a Local Service Centre by Policy H1 of the Local Plan. As such, the principle of residential development is acceptable, subject to compliance with the criteria identified in Policy H1 and the other relevant policies contained within the Local Plan.
  
2.  Whether The Scale And Design Of The Dwellings Is Acceptable.
 
The appearance of the dwellings is traditional in character and the external materials to be used are sympathetic to the site’s semi-rural setting. 
 
The scale of the dwellings, in terms of their overall height, is in keeping with the surrounding two storey semi-detached properties. A number of local residents have made reference to the height of the dwellings in comparison to the Women’s Institute Hall, which was a single storey building. Although the building may have been single storey it was elevated on the ground and was a substantial structure. It had a ridge height of 6.16 metres, when measures from the roadside, which is only 1.5 metres lower that the ridgeline of the dwellings hereby proposed. 
It is acknowledged that the buildings stand forward of the other properties on the eastern side of the main road; however, the site is detached from these properties and the position of the proposed building is comparable to that which was occupied by the Women’s Institute Hall. 
The principal issue that this application raises, from a policy perspective, is whether the gardens are adequately sized to serve these four bedroom dwellings. The rear garden area to serve Plot 1 would measure approximately 13 metres by 5 metres, whereas the dwelling to Plot 2 would have a rear garden measuring 13 metres by 4.2 metres, albeit diminishing in width to 3.6 metres. 
With regard to this issue the architect has stated that the applicant is targeting families who could possibly not afford a typical four bedroom house in a village, as they tend to have larger gardens and consequently a higher asking price. The issue to consider was whether the living conditions of the future occupiers of these dwellings would be compromised due to the size of the garden areas. On balance, this was not considered to be the case, as adequate garden space, drying areas and storage provision for recycling/refuse bins would be available. Furthermore, the proposed units would offer an importance contribution to a more affordable family sized accommodation, which is a rare commodity in rural areas. The local resident’s preference for a single detached property to be erected on the site is understandable; however, it should not be the role of the planning system to impose preconceived ideas regarding rural housing, particular where it cannot be demonstrated that the living conditions of future or existing residents would be harmed by the proposal.   
In order to ensure that adequate garden space is retained to serve the future occupiers of these properties it is considered that it would not be unreasonable to impose a planning condition, which removes “permitted development rights” from these properties thereby ensuring that future extensions to these dwellings can be controlled. 
  
In summary, the scale, design and external materials to be used area are acceptable. Taking into account the position of the neighbouring properties in relation to the buildings proposed, the overall height and mass of the dwellings proposed would sit comfortably with the scale of the surrounding buildings.  
3.  The Impact Of The Proposal On The Living Conditions Of Neighbouring Residents.
 
Adequate separation distance has been maintained between the existing residential properties and the proposed dwellings to ensure that the living conditions of neighbouring residents are not affected through loss of light or overdominance. 
 
In terms of loss of privacy, the property most affected would be No.2 Acre Close. The dwelling on Plot 1 is offset from No.2 Acre Close and, therefore, would not result in any loss of privacy. In contrast, however, the dwelling to Plot 2 is positioned opposite No.2 Acre Close. There is a difference in levels of approximately 1 metre between the application site and No.2 Acre Close, with the latter being positioned at a higher level. As a consequence, the windows to the ground floor of the dwelling to Plot 2 would not result in loss of privacy. 
There is a single bedroom window to the front elevation of Plot 2 that would be 18 metres from the primary windows serving No.2 Acre Close. This distance is marginally less than the recommended distance of 21 metres, which Officers generally encourage as a good practise guide. In this instance, views from the bedroom window in question would be partially obscured by the forward projecting two storey gable to the front elevation of the dwelling. In addition, it is only this window that would result in any loss of privacy. On balance, the adverse impact that this window would have as a result of loss of privacy is insufficient to warrant refusal of this application. 
 
4.  Highway Issues.
 
One of the principal issues raised by local residents relates to the perceived highway safety issues that this proposal would generate. In concluding that the proposal is acceptable from a highway safety perspective the Highway Authority has commented that “the provision of off road parking at this location is seen as a highway benefit to the potential traffic/parking demand that the previous hall would generate”. 
The Highway Authority go on to state that “it might be beneficial to reduce the space in front of the garages to 6 metres (from the current 6.5 metres). This reduction could avoid the temptation of parking parallel to the carriageway behind a vehicle on the space”. The applicant has amended the plans accordingly in light of the Highway Authority’s advice. 
Whilst the concerns of the residents are noted, as the Highway Authority has raised no objections to the proposal, subject to the imposition of three planning conditions, it would not be justifiable to refuse the application on highway grounds.   
 
5.  Whether The Removal Of Existing Planting Is Significant. 
The proposal involves the removal of two modestly proportioned Hawthorn bushes. The site layout plan suggests that additional planting is proposed to compensate for their loss; however, no specific details have been provided. The implementation of an appropriate landscaping scheme could be secured through the imposition of a planning condition.
              
A number of residents have commented regarding the loss of a Copper Beech tree, which was removed prior to the application being submitted. The tree was not protected by a Tree Preservation Order and, therefore, its retention was at the applicants' discretion.  
 
6.  Impact Created By Construction Traffic/Works. 
 
Local residents have expressed concern that, if the scheme were approved, construction traffic/works would cause undue disturbance to neighbouring residents. It is normally reasoned that such disturbance is an inevitable temporary manifestation of any development project and is not the concern of the planning system unless there would be exceptional harm to amenity. It is the Officers view that there would be no significant harm to the living conditions of local residents as a result of construction works. With regard to highway safety, the Highway Authority has recommended that a condition is imposed that requires a plan to be submitted, which illustrates that adequate land has been reserved parking of vehicles engaged in the construction of the dwellings.   
 
Conclusion
 
In overall terms, the principle of the proposed development is acceptable. The scale, siting and design of the proposed dwellings are acceptable in relation to the site and the surrounding properties. The living conditions of neighbouring properties would not be compromised through unreasonable overlooking or unreasonable loss of daylight or sunlight. Adequate car parking and amenity space would be provided to serve the dwellings. In all aspects the proposals are compliant with the objectives of the relevant Local Plan policies.
Relevant Development Plan Policies
	Carlisle District Local Plan 2001 - 2016
Core Development Policies - Policy CP3 - Trees And Hedges On Development Sites
Proposals for new development should provide for the protection and integration of existing trees and hedges.  Where trees and hedges are present, a survey will be required showing the following:
1
the location of existing trees and hedges;
2
the species, age, height and crown spread of each tree;
3
an assessment of the condition of each tree;
4
the location and crown spread of trees on adjacent land which may be affected by the development;
5
existing and proposed changes in ground level.
In order to protect and integrate existing trees and hedges within new development, the City Council will resist proposals which cause unacceptable tree loss, and which do not allow for the successful integration of existing trees identified in the tree survey. 
Layouts will be required to provide adequate spacing between existing trees and buildings, taking into account the existing and future size of the trees, and their impact both above and below ground. 
The City Council will protect existing trees and woodlands where appropriate, by tree preservation orders, and by the use of planning conditions requiring protective fencing around trees to be retained to prevent site works within their crown spread.


	Carlisle District Local Plan 2001 - 2016
Core Development Policies - Policy CP5 - Design 
All new development proposals will be assessed against the following design principles.  Proposals should:
1
Respond to the local context and the form of surrounding buildings in relation to height, scale and massing, and by making use of appropriate materials and detailing;
2
Take into consideration any important landscape or topographical features and respect local landscape character;
3
Reinforce local architectural features, where appropriate, promoting and respecting local distinctiveness;
4
Ensure all components of the proposal, such as buildings, car parking, access routes, open space and landscaping, are well related to one another to ensure a well integrated, successful and attractive development;
5
Ensure there is no adverse effect on the residential amenity of existing areas, or adjacent land uses, or result in unacceptable standards for future users and occupiers of the development;
6
Ensure the retention and enhancement of existing trees, shrubs, hedges and other wildlife habitats where possible. Where environmental features are lost as a result of the proposal, appropriate mitigation measures should be put in place and on-site replacement of those features will be sought;
7
Include landscaping schemes (both hard and soft) to assist the integration of new development into existing areas and ensure that development on the edge of settlements is fully integrated into its surroundings;
8
Ensure that the necessary services and infrastructure can be incorporated without causing unacceptable harm to retained features;
9
Ensure that the layout and design incorporates adequate space for waste and recycling bin storage and collection.


	Carlisle District Local Plan 2001 - 2016
Core Development Policies - Policy CP12 - Foul And Surface Water Sewerage And Sewage Treatment
Development will not be permitted where inadequate foul and surface water sewerage infrastructure and sewage treatment capacity exists, or where such provision can not be made within the time constraint of the planning permission.


	Carlisle District Local Plan 2001 - 2016
Housing - Policy H1 - Location Of New Housing Development
New housing development will be located in sustainable locations in accordance with PPS3: Housing, Regional Planning Guidance and the Joint Structure Plan.  During the Plan period 80% of new development will be located within the urban area of Carlisle, including allocated sites on the edge of the City referred to in Proposal H16.  The remaining 20% will be permitted in the rural area of the District with the focus on the two Key Service Centres of Brampton and Longtown. 
In the remainder of the rural area small-scale development will be located in accordance with Policy DP1 and other policies of this Plan to ensure that:
1
the site is well related to the landscape of the area and does not intrude into open countryside; and
2
the scale of the proposed development is well related to the scale, form and character of the existing settlement; and
3
the layout of the site and the design of the buildings is well related to existing property in the village; and
4
the siting and design of the buildings is well related to and does not adversely affect the amenity of neighbouring property; and
5
appropriate access and parking can be achieved; and
6
the proposal will not lead to the loss of amenity open space within or at the edge of the settlement; and
7
the proposal will not lead to the loss of the best and most versatile agricultural land.
Settlement boundaries have been drawn for the following Local Service Centres within which proposals will be judged against the above criteria.
Burgh-by-Sands
Castle Carrock

Cummersdale
Cumwhinton

Dalston


Gilsland
Great Corby

Great Orton


Hallbankgate
Hayton

Heads Nook


Houghton
Irthington

Raughton Head

Rockcliffe


Scotby

Smithfield


Thurstonfield

Warwick Bridge (including Little Corby & Corby Hill)
Wetheral





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

Cardewlees


Cargo
Carleton

Cotehill


Cumwhitton
Durdar

Faugh



Harker
Hethersgill

How Mill


Lanercost

Laversdale

Low Row


Monkhill 
Moorhouse

Talkin



Todhills 
Walton 

Warwick-on-Eden

Wreay


	Carlisle District Local Plan 2001 - 2016
Housing - Policy H4 - Residential Development On Previously Developed Land And Phasing Of Development
In order to achieve the higher target of 65% brownfield permissions in the urban area, applications for greenfield development in addition to any allocations in H16 will not be granted planning permission.  A sequential approach to site development will be applied and, in the context of Policy DP1, brownfield sites in unsustainable locations will not be given priority over more sustainably located greenfield sites.  Permission will be phased on sites over 20 dwellings in the urban area and over 10 dwellings in the rural area.


	Carlisle District Local Plan 2001 - 2016
Transport - Policy T1- Parking Guidelines For Development
The level of car parking provision for development will be determined on the basis of the following factors:
1
the Parking Guidelines for Cumbria as updated by additional requirements in PPG 13;
2
the availability of public car parking in the vicinity;
3
the impact of parking provision on the environment of the surrounding area;
4
the likely impact on the surrounding road network; and
5
accessibility by and availability of, other forms of transport.



	Item no: 09
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	08/1254
	 JJ Lattimer Ltd
	Dalston

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	19/12/2008
	Swarbrick Associates
	Dalston

	
	
	

	Location:
	
	Grid Reference:

	Ben Hodgson Bodyworks, Dalston Service Station, The Square, Dalston, Carlisle, CA5 7QA
	
	336861 550000

	
	
	

	Proposal:
	Removal Of Existing Garage Buildings And Erection Of Convenience Store And Two Residential Units (Revised Proposal Submitted 30.04.09)


Members resolved to defer consideration of the proposal in order to await  (a) a response from English Heritage (b) amended plans from the applicant and (c) a recommendation on the associated application (Ref 09/358) for a car park in the adjacent field and to await a further report on the application at a future meeting of the Committee.
	Item no: 10
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	09/0358
	 J. J. Lattimer Limited
	Dalston

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	29/04/2009 13:00:48
	Swarbrick Associates
	Dalston

	
	
	

	Location:
	
	Grid Reference:

	Land adjacent to Dalston Service Station, Dalston, Carlisle, CA5 7QA
	
	336831 549981

	
	
	

	Proposal:
	Formation Of Car Parking Area To Serve Proposed Convenience Store And Two Residential Units; Subject Of Planning Application Ref: 08/1254


Members resolved to defer consideration of the proposal to await (a)  outstanding consultation responses (b) submission of a Tree Survey by the applicants and (c) expiry of the period for representations and to await a further report on the application at a future meeting of the Committee.
	Item no: 11
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	09/0018
	Mr John Fisher
	Irthington

	
	
	

	Date of Receipt:
	Agent:
	Ward:

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

	
	
	

	Location:
	
	Grid Reference:

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

	
	
	

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


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.
	Within two months from the date of this permission, details of the proposed alterations to the highway shall be submitted to and approved in writing by the Local Planning Authority in consultation with the Highway Authority.  The details shall provide a full specification of the works and shall be designed to a suitable standard as laid down in the current Cumbria Design Guide.  The approved works shall be completed prior to the lagoon being brought into use.
Reason:
To ensure a minimum standard of construction in the interests of highway safety and to support Local Transport Plan Policies LD5, LD7, LD8. 


	3.
	The 1.8 metre high protective fencing and gates around the lagoon detailed on the letter and attached plan received on 23 March 2009 shall be completed prior to the lagoon being brought into use.  The fencing and gates shall not be altered or removed without the prior approval of the local planning authority.
Reason:
To ensure compliance with Policy CP5 of the Carlisle District Local Plan 2001-2016.


	4.
	Full details of the proposed hedging defining the northern and western boundaries of the lagoon shall be submitted to and approved in writing by the Local Planning Authority within two months from the date of this approval.  All works comprised in the approved details of hedge planting shall be carried out in the first planting and seeding season following the lagoon being brought into use.
Reason:
To ensure that the appearance of the area is enhanced by the proper landscaping of the site in accordance with Policy CP5 of the Carlisle District Local Plan 2001-2016.


	5.
	The landscaping approved by condition 4 shall be maintained thereafter to the satisfaction of the Council; and any trees or plants which within a period of 5 years from the completion of the development die, are removed or become seriously damaged or diseased shall be replaced in the next planting season with others of similar size and species, unless the Local Planning Authority gives written consent to any variation.
Reason:
To ensure that a satisfactory landscaping scheme is implemented and that if fulfils the objectives of Policy CP5 of the Carlisle District Local Plan 2001-2016.



Summary of Reasons for the Decision
This application seeks Full Planning Permission for the retrospective formation of a slurry lagoon in field number 1724 which forms part of the agricultural holding of The Glebe, Hethersgill.  The main farmsteading is located in open countryside to the south-east of Hethersgill, with the slurry lagoon located approximately 570 metres to the north west of the main farm steading. 
The application was accompanied by a Design and Access Statement together with additional Supporting Statements prepared by the applicant's agent (reproduced in full in the Main Schedule).  In summary, the Supporting Statements outline that: 
1.
The Glebe is a 167.9 hectare (415 acre) dairy farm.  Currently the stock levels stand at 455 dairy cows plus young stock; however, the applicant is expanding the herd with a view of having 650 dairy cows by Summer 2009;
2.
the farm presently has 400,000 gallons of slurry storage which is inadequate for a farming operation of this size.  The current facility consists of a 250,000 gallon ring tower and a 150,000 gallon slurry lagoon.  The existing slurry facilities are insufficient for the current level of stock, therefore, the 43% uplift in cow numbers by Summer 2009 will significantly increase the amount of slurry produced.  As such, there is an overriding need for additional slurry capacity to be provided which is essential for the farming operation;
3.
there is a need to change the applicant's current method of slurry management due to the potential inclusion of his land into the Nitrate Vulnerable Zone (NVZ).  Under the Water Framework Directive, areas of land are being designated as NVZs, which are to be fully implemented by 2010.  Part of NVZ legislation, imposes a closed period when no spreading of slurries are allowed.  This period is from 1st August to 31st December for arable land or 1st September to 31st December for grassland.  In addition, from the 1st January until the last day of February the maximum amount of slurry that can be applied at any one time is 50 cubic metres per hectare with at least three weeks between each individual application.  Farms, therefore, have to ensure that they have a minimum of five months storage capacity to meet NVZ requirements.
The submitted drawings illustrate a rhombus shaped slurry lagoon located at the top of a rise in the south eastern corner of field no. 1724.  It would have a storage capacity of approximately 1,364,641 gallons (6,202,915 litres) and has a maximum external length of 82 metres and a maximum external width of 64 metres.  The depth of the lagoon would be a maximum of 5.2 metres and would be surrounded by earth bunds ranging in height between 3 metres and 3.6 metres. 
A 1.8 metre high protective fence would be erected around the base of the earth bunds, which are to be reseeded with grass.  The existing hedgerow to the east and west of the lagoon would be allowed to grow and thicken whilst a new landscaping belt is to be planted along its northern and western boundary.
The applicant is going to install a separator at the existing 400,000 gallon storage facility at The Glebe which means the existing lagoon will be used to store the solids and the existing tower will store the dirty water.  Once the existing tower, is full, an umbilical cord will be used to deliver the dirty water to the proposed slurry lagoon.
Once slurry has been through the separator it will be mixed with an additive which will reduce the odour produced and the dirty water will not require mixing.  Under normal lagoon systems is necessary to ensure that the ‘crusting’ is broken up which is typically when the odour is produced.
The use of a slurry separator reduces the volume of slurry entering the tower / lagoon by 15% - 20%.  Other benefits are that the solid portion is a potential saleable commodity (to other farmers to replace artificial fertilisers) and the liquid portion is more consistent making it quicker, easier and cheaper to spread thereby reducing sward (grass) contamination.  Based on the planned herd size of 650 cows and a reduction of 15% of the slurry volume, by use of the separator, could reduce the slurry storage by 1,150 cubic metres over the close period (under NVZ designation, see below) and reduce the annual slurry output by 1,718 cubic metres.
Prior to excavating the lagoon the applicant had explored a number of other locations in and around the farm steading.  The applicant's agent has explained that these were discounted due to:
1.
proximity to residential dwellings;
2.
visual impact;
3.
the requirement of the land around the steading in case of emergency;
4.
unsuitable soil type;
5.
the distance from the steading, in relation to surrounding farm land to access all land;
6.
presence of field drainage and watercourses;
7.
increase in herd numbers resulting in insufficient slurry storage facilities;
8.
potential NVZ designation; and 
9.
more efficient use of slurry throughout winter months.  
Advice against which the application is required to be assessed in contained within Planning Policy Statement 7 (Sustainable Development in Rural Areas), with this advice being transposed in Policies CP1, CP5, CP11, CP13 and LE25 of the Carlisle District Local Plan 2001-2016.
The proposals raise the following planning issues:
1.
Whether The Principle Of Siting A Lagoon Is Acceptable In This Location
The applicant's agent has identified that a number of alternative locations for the proposed lagoon were considered, but were discounted for the reasons identified in paragraph 5.8.
Criterion 1 of Policy LE25 of the Local Plan states that proposals for farm buildings and structures should be sited, where practical, to integrate with existing farm buildings and/or take advantage of the contours of the land and any natural screening.
In this instance, the lagoon is located in open fields, approximately 570 metres to the north west of the main steading.  The applicant's agent has identified that there are several reasons for this which are summarised below:
1.
lack of alternative sites; and
2.
operational requirement to provide a lagoon of this size
In light of the above, the applicant has demonstrated that there is a clear need for the lagoon to be situated in the location specified. Whilst Officers accept that there is a need for the lagoon in this location Members must balance this against the potential harm, that may result, which is discussed in the following paragraphs. 
2.
Whether The Scale And Design Of Proposed Slurry Lagoon Is Acceptable 
PPS7 and Policies CP1 and CP2 of the Local Plan seek to ensure that proposals for development in the rural area conserve and enhance the special features and diversity of the different landscape character areas.  Development proposals are expected to incorporate high standards of design including regard to siting, scale and landscaping which respect and, where possible, should enhance the distinctive character of the landscape.
Policy LE25 of the Local Plan requires that agricultural buildings and other farm structures relating to agricultural development are sited where practical to integrate with existing farm buildings and/or take advantage of the contours of the land and any existing natural screening.
PPS7 also recognises the important and varied roles of agriculture, including the maintenance and management of the countryside and most of our valued landscapes.  Government guidance goes on to state that Regional and Local Planning Policies should recognise these roles and support development proposals that will enable farming and farmers to:

(i) become more competitive, sustainable and environmentally friendly;
(ii) adapt to new and changing markets;
(iii) comply with changing legislation and associated guidance;
(iv) diversify into new agricultural opportunities (e.g. renewable energy crops); or
(v) broaden their operations to ‘add value’ to their primary produce.
The County Land Agent's advice has been sought and in his response he outlines that the size of the proposed lagoon is consistent with the requirement to store slurry from 700 head of stock (dairy cows and replacements) with spare capacity for the proposed expansion to 650 milking cows in the near future.  At present, the applicant reports that he spreads in the region of 250,000 gallons of slurry each month which is slightly in excess of half his existing storage capability.  By having capacity to store slurry for longer periods of time, the applicant will have the ability to use this valuable agricultural by-product at optimum times of the year. For information, the existing facilities were installed in 1991 when there were approximately 160 head of stock on the farm.
The Glebe does not fall within the newly enlarged NVZ, there is widespread belief that these zones will eventually be extended across the whole region.  In addition to specific dates for non-spreading of slurry, the NVZ requirements ask each farm to show that it has the capacity to store 5 months production of slurry. The proposed facility at The Glebe will, under current rules, fulfil this requirement.
An earth walled lagoon is currently by far the cheapest means of storing large volumes of slurry.  Below ground stores, slurry bags, circular towers and concrete panelled stores all require significantly higher initial capital investment.  The County Land Agent concludes that from an agricultural perspective the proposed facility is consistent with the applicant’s objectives for the management of this business. 
It is acknowledged that the retrospective slurry lagoon has been formed approximately 540 metres to the north west of the main farm steading on the crest of a hill; however, any visual impact that the lagoon would have would be lessened by the bunds being reseeded with grass and the planting and retention of existing hedgerows.  The scale and form of the lagoon is commensurate with the scale of the agricultural operation and the proposal accords with advice contained within PPS7 together with Local Plan policies.
3.
The Impact Of The Proposal On The Living Conditions Of Neighbouring Residents
Policies CP5 and LE25 of the Local Plan both seek to ensure that there is no adverse effect on the residential amenity of adjacent properties.  Within the immediate vicinity of the lagoon there are a number of residential properties, the closest of which being "The Close" which is approximately 210 metres to the south-east.
Within the immediate area there are also several other residential properties which have been notified and/or commented upon the proposal.  These being: "The Scare" (291 metres to the south-east); "West Knowe" (310 metre to north-east); "1 Woodhouses" (385 metres to the south-east); "Common House" (659 metres to north-east); "Wagtails" (680 metres to the south-east); "Bromwell" (879 metres to the north-east); and "Broomhills" (976 metres to the north-east).
Several of these residents have raised objections, concerning possible increase in odour, attraction of flies to the lagoon, impact on the environment/biodiversity of the area, highway safety and noise.  The proposal is to serve an existing farm and given that the closest residential property ("The Close") is over 200 metres from the lagoon and that the lagoon would be landscaped to minimise any visual impact, the lagoon would not create any additional adverse impact on the living conditions of the occupiers of these properties through noise or odours to those usually associated with the rural area to warrant refusal.
4.
Impact Of The Proposal On Highway Safety
The proposal utilises an umbilical cord system which would pump the dirty water from the existing slurry storage facilities on The Glebe into the lagoon.  The cord would be feed through a culvert under the road continue in a north-westerly direction across the fields to the lagoon and avoiding Public Footpath No. 119013.  This, the applicant's agent has explained, would reduce the need for tractors and slurry tankers to transport the dirty water via the road network.  The Highway Authority has been consulted and do not object to the proposal, subject to the imposition of a condition requiring that the works to the highway are constructed to a suitable standard and imposition of two advisory notes. 
5.
Impact Of The Proposal On The Environment/Biodiversity Issues
As the report has previously outlined, PPS7 recognises the important varied roles of agriculture and its need to become more competitive, sustainable and environmentally friendly whilst complying with changing legislation and associated guidance. 
As previously stated, under the Water Framework Directive, areas of land are being designated as NVZs, which are to be fully implemented by 2010.  Although, currently not within an NVZ it is envisaged that within the next ten years, the land farmed at The Glebe together with the rest of the UK will be included with the NVZ, in order to meet the increased demands of European Legislation on Nitrates.
Part of NVZ legislation, imposes a closed period when no spreading of slurries are allowed.  This period is from 1st August to 31st December for arable land or 1st September to 31st December for grassland.  In addition, from the 1st January until the last day of February the maximum amount of slurry that can be applied at any one time is 50 cubic metres per hectare with at least three weeks between each individual application.  Farms, therefore, have to ensure that they have a minimum of five months storage capacity to meet NVZ requirements.
The applicant's agent has outlined in the Supporting Statement that The Glebe currently has a storage for 400,000 gallons of slurry which is inadequate for their needs. Apart from being insufficient for the current level of stock, the applicant is expanding stock numbers from the current 455 dairy cows to 650.  They consider that this 43% uplift in cow numbers will significantly increase the amount of slurry produced and therefore there is an overriding need, essential for the farming business, for additional slurry capacity to be provided. 
The applicant is proposing to change his current method of storage of slurry by introducing a slurry separation system.  This method separates the solids from the liquid.  The solids will then be stored in the existing slurry lagoon on the steading whilst the liquids will be stored in the existing slurry tower.  Once this is full then it will be pumped via the umbilical cord to the proposed slurry lagoon.  The agent has explained that this method reduces the volume of slurry entering the tower / lagoon by 15-20%.  It also has huge environmental benefits such as reducing the risk of run off and also no fibres lodge on the plant foliage where ammonia and nitrogen are easily released into the atmosphere.
Concerns have been raised in regard to the impact of the lagoon on animal and wildlife welfare.  The Farming Advisory Wildlife Group (FWAG) have been consulted in this respect who are familiar with the farming practices of the applicant having undertaken a farm conservation advisory visit.  FWAG outline that the applicant, following their advice, has undertaken small-scale improvements wildlife improvements as well as achieving Entry Level Stewardship which commits the applicant to a series of measures that will further enhance the value of the farm for wildlife.  Two of the measures implemented being the provision of over winter-stubbles to benefit farmland birds and the management of grassland with very low inorganic fertiliser and manure inputs and management of unimproved rough grazing land to conserve its biodiversity.  In addition he has prepared and follows a manure management plan for the farm to identify and reduce the risks associated with the storage and spreading of livestock manures on the holding.
FWAG continues by explaining that the proposed lagoon corresponds with current environmental recommendations for the management of slurry.  The lagoon will enable the cattle slurry that is produced on the farm to be stored throughout the winter so that it can be spread at the optimum time (late winter and through the growing season) to take best advantage of the nutrients it contains and minimise the risk of diffuse pollution due to run-off, which occurs where slurry is spread when ground conditions are inappropriate such as when they are frozen hard or waterlogged.
They conclude by stating that it is not envisaged that the applicant' s (retrospective) proposal to construct an earth banked slurry lagoon will have a detrimental effect on wildlife.  Moreover, it is likely to provide significant environmental benefits through enabling environmentally responsible management of slurry on the farm.
Another issue raised was the potential pollution of waterways.  The Environment Agency (EA) has been consulted in regard to this issue who have no objections to the proposal; however, the proposal is required to comply with the 'Code of Good Agricultural Practice', the 'Silage, Slurry and Fuel Oils Regulations' and 'CIRIA Report 126: Farm Waster Storage Guidelines for Construction'.
Further advice has been sought from the EA in regard to the who have confirmed the procedures that have to be followed in the construction of slurry lagoons.  All work must be carried out in accordance with "The Control of Pollution (Silage, Slurry and Agricultural Fuel Oil) Regulations 1991 and as amended 1997".  Under this Legislation farmers are required to give 14 days prior notification to the EA.  The EA will then carry out an assessment of risk.  If they consider that the lagoon has not been properly constructed, under the aforementioned legislation they can serve a "works notice" which can prevent or forestall commissioning of the lagoon; however, this further inspection by the EA should not preclude planning permission being granted.
It has been alleged that the construction of the lagoon and its earth bunds may render it not fit for purpose and that it is within 10 metres of a water course and field drains.  At the time of preparing the report clarification from the agent has been sought; however, it should be noted that the construction of a lagoon and its potential to seep into watercourse would be dealt with under EA Legislation.  Officers have written to the EA and relayed the objector's concerns with regard t the method of construction and potential proximity to field drains and watercourses.  Any subsequent pollution as a result of this development, should it occur, will be a matter for the EA to enforce under their Legislation.
6.
Other Matters
Concern has been raised in regard to the prevention of unauthorised access to the lagoon from children and animals.  The lagoon will be enclosed by a 1.8 metre high non-climbable fence with lockable gates.  The height of which will be in excess of the Health & Safety Executive requirements under their legislation "Construction (Design and Management) Regulations" (2007).  It is therefore considered that these will reduce any possible risks to human and animal welfare.
In conclusion, the recommendation is for approval; however, this recommendation may be revised subject to the expected response from the EA.  Policies do allow for development outwith the farm steading provided that the development utilises the topography of the land and does not adversely affect the character of the area.  It has been demonstrated that the scale and design of the lagoon is commensurate with the farming operation and whilst the siting is detached from the existing steading, the use of landscaping would lessen any visual impact that the lagoon may have.  As such, the character or appearance of the area would not be adversely affected by the development.  The applicant also has a requirement to comply with the various EA Legislation.
The living conditions of the occupiers of the neighbouring properties would not be adversely affected and in all other aspects, the proposal is compliant with current planning policies
Relevant Development Plan Policies
	Carlisle District Local Plan 2001 - 2016 
Core Development Policies - Policy CP1 - Landscape Character
Proposals for development in the rural area must seek to conserve and enhance the special features and diversity of the different landscape character areas.  Development will be considered appropriate to the character of the landscape provided the proposal has regard to and conserves:
the landform and natural patterns of drainage;
· the pattern of trees and woodland;
· the habitats of species of importance for wildlife;
· the pattern and composition of field boundaries;
· the pattern of historic landscape features;
· the pattern and distribution of settlements


	Carlisle District Local Plan 2001 - 2016
Core Development Policies - Policy CP5 - Design 
All new development proposals will be assessed against the following design principles.  Proposals should:
1
Respond to the local context and the form of surrounding buildings in relation to height, scale and massing, and by making use of appropriate materials and detailing;
2
Take into consideration any important landscape or topographical features and respect local landscape character;
3
Reinforce local architectural features, where appropriate, promoting and respecting local distinctiveness;
4
Ensure all components of the proposal, such as buildings, car parking, access routes, open space and landscaping, are well related to one another to ensure a well integrated, successful and attractive development;
5
Ensure there is no adverse effect on the residential amenity of existing areas, or adjacent land uses, or result in unacceptable standards for future users and occupiers of the development;
6
Ensure the retention and enhancement of existing trees, shrubs, hedges and other wildlife habitats where possible. Where environmental features are lost as a result of the proposal, appropriate mitigation measures should be put in place and on-site replacement of those features will be sought;
7
Include landscaping schemes (both hard and soft) to assist the integration of new development into existing areas and ensure that development on the edge of settlements is fully integrated into its surroundings;
8
Ensure that the necessary services and infrastructure can be incorporated without causing unacceptable harm to retained features;
9
Ensure that the layout and design incorporates adequate space for waste and recycling bin storage and collection.


	Carlisle District Local Plan 2001 - 2016
Core Development Policies - Policy CP11 - Protection Of Groundwaters And Surface Waters
Proposals for development which would cause demonstrable harm to the quality, quantity and associated ecological features of groundwater and surface waters will not be permitted.


	Carlisle District Local Plan 2001 - 2016
Core Development Policies - Policy CP13 - Pollution
Development will not be permitted where it would generate, either during construction or on completion, significant levels of pollution (from contaminated substances, odour, noise, dust, vibration, light, heat) which can not be satisfactorily mitigated within the development proposal or by means of planning conditions.


	Carlisle District Local Plan 2001 - 2016
Local Environment - Policy LE25 - Agricultural Buildings
Proposals for new farm buildings and extensions to existing agricultural buildings and other farm structures will be permitted provided that;
1
the building or structure is sited where practical to integrate with existing farm buildings and/or take advantage of the contours of the land and any existing natural screening; and 
2
the scale and form of the proposed building or structure relates to the existing group of farm buildings; and
3
within AONBs, conservation areas and Landscapes of County Importance, the design and materials used reflect the overall character of the area; and
4
the proposal would not have an unacceptable impact on any adjacent properties.
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	Appn Ref No:
	Applicant:
	Parish:

	09/0278
	 Mr K McAll
	Hayton

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	06/04/2009
	HTGL Architects Ltd
	Hayton

	
	
	

	Location:
	
	Grid Reference:

	L/A Stockdale House, Heads Nook, Brampton, Cumbria, CA8 9AF
	
	349318 555416

	
	
	

	Proposal:
	Erection Of 1no. Detached Dwelling With Garage


Grant Permission 
	1.
	The development shall be begun not later than the expiration of 3 years beginning with the date of the grant of this permission.
Reason:
In accordance with the provisions of Section 91 of the Town and Country Planning Act 1990 ( as amended by Section 51 of the Planning and Compulsory Purchase Act 2004).


	2.
	No development approved by this permission shall be commenced until a scheme for the conveyance of foul drainage to a septic tank 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.


	3.
	No development shall commence until visibility splays providing clear visibility of 2.4 metres by 70 metres measured down the centre of the exit road and the nearside channel line of the trunk road have been provided at the junction of the access road with the county highway.  Notwithstanding the provision of the Town and Country Planning (General Permitted Development) Order 1995 (or any Order revoking and re-enacting that Order) relating to permitted development, no structure, vehicle or object of any kind shall be erected, parked or placed and no trees, bushes or other plants shall be planted or be permitted to grow within the visibility splay which obstruct the visibility splays.
Reason:
In the interests of highway safety, to ensure compliance with Criterion 5 of Policy H1 of the Carlisle District Local Plan 2001-2016.


	4.
	The whole of the access area bounded by the carriageway edge, entrance gates and the splays shall be constructed and drained to the specification of the local planning authority.
Reason:
In the interests of highway safety and in accordance with Policy CP4 of the Carlisle District Local Plan 2001-2016.


	5.
	An existing highway fence boundary shall be reduced to a height not exceeding 1.05 metres above the carriageway level of the adjacent highway before development commences and shall not be raised to a height exceeding 1.05 metres thereafter.
Reason:
In the interests of highway safety and to preserve sight lines in accordance with Criterion 5 of Policy H1 of the Carlisle District Local Plan 2001-2016.



Summary of Reasons for the Decision
The proposal is located in the extensive gardens of Stockdale House located on the northern fringe of Heads Nook to the east of the road running through the village.  To the north west of the site is Stockdale House, a large two storey sandstone with slate roofed dwelling and its various outbuildings.  To its south east is Croft House, a large two storey render and slate roofed property.  The property's roadside boundary (south west) consists of a combination hedges and close boarded wooden fences approximately 1.8 metres in height with its remaining boundaries being hedges, trees and stock proof fences of various heights.  
The application seeks Full Planning Permission for the erection of a detached house with an attached garage, located in the garden to the south east of Stockdale House.  The submitted drawings illustrate an "L-shaped" dwelling with the single storey garage wing projecting forward of the main elevation.  The overall length of the proposed dwelling would be 12.7 metres and at its widest part (including the garage wing) would be 15.5 metres wide.  The maximum ridge height of the dwelling would be 7.6 metres. 
The accommodation provided would comprise of an attached double garage, entrance hall, w.c., utility, kitchen, dining room and living room with 3no. bedrooms, bathroom and ensuite bedroom above.  Access would be via a new private driveway in the north west corner of the site, its access gates being set back to provide sufficient space for a vehicle to clear the highway.
 The scale and massing of the proposed dwelling would be similar to those of its immediate neighbours.  The proposed materials are red sandstone with white render panels, natural slate roof and white upvc windows and doors.
The relevant planning policies against which the application is required to be assessed are Policies DP1, H1, H9, CP3, CP5, CP6, CP9, CP12 and T1 of the Carlisle District Local Plan 2001-2016. 
The proposals raise the following issues:
1.
Whether The Principle of Development Is Acceptable
Policies require that development proposals, and in this instance, residential development, should enhance the overall quality of life within Cumbria through the promotion of sustainable development that seeks to protect the environment, ensure prudent use of resources and maintain social progress and economic growth.  In particular, H1 of the Local Plan, identifies Local Service Centres that are considered to be sustainable and appropriate for additional development, subject to consideration against the relevant policy criteria.  
Although Heads Nook is one such Local Services Centre, the application site falls outwith the settlement boundary.  Paragraph 5.4 of the supporting text of Policy H1 does; however, make provision for new housing to be located on the edge of villages provided that: firstly, they relate well to, and are contained by the existing landscape features; secondly, relate well to the form, scale and character of the village; and  finally the scheme does not adversely affect the amenity of adjacent dwellings.
In such a context, Stockdale House forms a natural boundary to the village.  The utilisation of part of the garden of this property resulting in an infill development with the property to its immediate south east, Croft House, and the village of Heads Nook itself.  It is, therefore, considered that this application would not set a precedent for extending the settlement beyond the built up extent of the village and that the proposal satisfies the objectives of Policy H1. 
2.
Whether The Scale And Design Of The Dwelling Is Acceptable
The submitted drawings illustrate that the proposed dwelling would be of a similar scale and massing to those of its immediate neighbours and other properties within the immediate vicinity.  The Design and Access Statement, submitted as part of the application, indicates that the proposed materials would also complement the existing dwellings.  Furthermore, the proposal would achieve adequate amenity space and off-street parking.  
In summary, the scale and design of the proposed dwelling is considered acceptable and that the proposed dwelling would not form a discordant feature in the street scene.  
3.  The Impact Of The Proposal On The Living Conditions Of Neighbouring Residents
The proposed dwelling would be so orientated so as to achieve adequate separation distance between the primary windows of the nearest residential property, Stockdale House, and the proposed dwelling (21 metres).  As such, taking into consideration the scale and position of the proposed dwelling in relation to Stockdale House and other properties with the immediate vicinity, it is unlikely that the living conditions of the occupiers of these properties will be compromised through overlooking or overdominance. 
4.
Impact Of The Proposal On Highway Safety
The occupiers of two neighbouring properties have raised objections in regard to highway safety.  Following standard procedures, the Highway Authority has been consulted.  At the time of preparing the report, the formal observations of the Highway Authority in regard to revised access arrangements are awaited.  These observations will be reported verbally to the Committee.
In overall terms, the principle of the proposed development is acceptable. The scale, siting and design of the proposed dwelling is acceptable in relation to the site and the surrounding properties. The living conditions of neighbouring properties would not be compromised through unreasonable overlooking or overdominance.  In overall terms, it is considered that the proposal is compliant with the objectives of the adopted Local Plan policies.
Relevant Development Plan Policies
	Carlisle District Local Plan 2001 - 2016 
Spatial Strategy & Development Principles - Policy DP1 - Sustainable Development Locations
All proposals for development will be assessed against their ability to promote sustainable development.  Proposals will be considered favourably in the following locations, provided they are in scale with their location and consistent with other Policies of this Local Plan.
Urban Area
City of Carlisle
Key Service Centres
Brampton
Longtown
Local Service Centres
Burgh by Sands
Heads Nook
Castle Carrock
Houghton
Cummersdale
Irthington
Cumwhinton
Raughton Head
Dalston
Rockcliffe
Gilsland 
Scotby
Great Corby
Smithfield
Great Orton
Thurstonfield
Hallbankgate
Warwick Bridge
Hayton
Wetheral
Proposals for development within these locations will be assessed on the basis of the need for development to be in the location specified.
Within the Urban Area proposals for retail, office and leisure developments will be subject to a sequential approach which requires that locations re considered as follows: firstly within the City Centres; secondly edge-of-centre locations; and thirdly the remainder of the urban area.
Proposals for residential development will be considered against the need to give priority to the reuse of previously developed land, with particular emphasis on vacant and derelict sites and buildings.
Settlement Boundaries have been established on the Proposals Map to recognise the extent of built development or where planning permission already exists to judge proposals for development and are not indicative of land ownership.
Outside these locations development will be assessed against the needs to be in the location specified.


	Carlisle District Local Plan 2001 - 2016
Housing - Policy H1 - Location Of New Housing Development
New housing development will be located in sustainable locations in accordance with PPS3: Housing, Regional Planning Guidance and the Joint Structure Plan.  During the Plan period 80% of new development will be located within the urban area of Carlisle, including allocated sites on the edge of the City referred to in Proposal H16.  The remaining 20% will be permitted in the rural area of the District with the focus on the two Key Service Centres of Brampton and Longtown. 
In the remainder of the rural area small-scale development will be located in accordance with Policy DP1 and other policies of this Plan to ensure that:
1
the site is well related to the landscape of the area and does not intrude into open countryside; and
2
the scale of the proposed development is well related to the scale, form and character of the existing settlement; and
3
the layout of the site and the design of the buildings is well related to existing property in the village; and
4
the siting and design of the buildings is well related to and does not adversely affect the amenity of neighbouring property; and
5
appropriate access and parking can be achieved; and
6
the proposal will not lead to the loss of amenity open space within or at the edge of the settlement; and
7
the proposal will not lead to the loss of the best and most versatile agricultural land.
Settlement boundaries have been drawn for the following Local Service Centres within which proposals will be judged against the above criteria.
Burgh-by-Sands
Castle Carrock

Cummersdale
Cumwhinton

Dalston


Gilsland
Great Corby

Great Orton


Hallbankgate
Hayton

Heads Nook


Houghton
Irthington

Raughton Head

Rockcliffe


Scotby

Smithfield


Thurstonfield

Warwick Bridge (including Little Corby & Corby Hill)
Wetheral





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

Cardewlees


Cargo
Carleton

Cotehill


Cumwhitton
Durdar

Faugh



Harker
Hethersgill

How Mill


Lanercost

Laversdale

Low Row


Monkhill 
Moorhouse

Talkin



Todhills 
Walton 

Warwick-on-Eden

Wreay


	Carlisle District Local Plan 2001 - 2016
Housing - Policy H9 - Backland Development
Proposals for housing development, where appropriate, in large back gardens or behind existing housing developments will be acceptable providing that:
1
the scale, design and siting of the proposal is appropriate for the site and is in keeping with the character and quality of the local environment; and
2
there is no loss of amenity to surrounding properties; and
3
existing landscape features are retained and additional planting is included as an integral part of the scheme; and
4
appropriate access and car parking can be achieved.


	Carlisle District Local Plan 2001 - 2016
Core Development Policies - Policy CP3 - Trees And Hedges On Development Sites
Proposals for new development should provide for the protection and integration of existing trees and hedges.  Where trees and hedges are present, a survey will be required showing the following:
1
the location of existing trees and hedges;
2
the species, age, height and crown spread of each tree;
3
an assessment of the condition of each tree;
4
the location and crown spread of trees on adjacent land which may be affected by the development;
5
existing and proposed changes in ground level.
In order to protect and integrate existing trees and hedges within new development, the City Council will resist proposals which cause unacceptable tree loss, and which do not allow for the successful integration of existing trees identified in the tree survey. 
Layouts will be required to provide adequate spacing between existing trees and buildings, taking into account the existing and future size of the trees, and their impact both above and below ground. 
The City Council will protect existing trees and woodlands where appropriate, by tree preservation orders, and by the use of planning conditions requiring protective fencing around trees to be retained to prevent site works within their crown spread.


	Carlisle District Local Plan 2001 - 2016
Core Development Policies - Policy CP5 - Design 
All new development proposals will be assessed against the following design principles.  Proposals should:
1
Respond to the local context and the form of surrounding buildings in relation to height, scale and massing, and by making use of appropriate materials and detailing;
2
Take into consideration any important landscape or topographical features and respect local landscape character;
3
Reinforce local architectural features, where appropriate, promoting and respecting local distinctiveness;
4
Ensure all components of the proposal, such as buildings, car parking, access routes, open space and landscaping, are well related to one another to ensure a well integrated, successful and attractive development;
5
Ensure there is no adverse effect on the residential amenity of existing areas, or adjacent land uses, or result in unacceptable standards for future users and occupiers of the development;
6
Ensure the retention and enhancement of existing trees, shrubs, hedges and other wildlife habitats where possible. Where environmental features are lost as a result of the proposal, appropriate mitigation measures should be put in place and on-site replacement of those features will be sought;
7
Include landscaping schemes (both hard and soft) to assist the integration of new development into existing areas and ensure that development on the edge of settlements is fully integrated into its surroundings;
8
Ensure that the necessary services and infrastructure can be incorporated without causing unacceptable harm to retained features;
9
Ensure that the layout and design incorporates adequate space for waste and recycling bin storage and collection.


	Carlisle District Local Plan 2001 - 2016
Core Development Policies - Policy CP6 - Residential Amenity
The amenity of residential areas will be protected from inappropriate development where that development:
1
is for a use inappropriate for residential areas; and/or
2
is of an unacceptable scale; and/or
3
leads to an unacceptable increase in traffic or noise; and/or
4
is visually intrusive.


	Carlisle District Local Plan 2001 - 2016
Core Development Policies - Policy CP9 - Development, Energy Conservation And Efficiency
Development proposals should take into account the need for energy conservation and efficiency in their design, layout and choice of materials. The principles should be introduced in the early stages of the design process in order to consider the orientation of buildings to maximise solar gain coupled with high levels of insulation to reduce heating costs. The efficient and effective use of land, including the reuse of existing buildings and the use of environmentally sustainable materials should also be encouraged. Landscaping schemes also may be used to shelter buildings in exposed positions to reduce heat loss.
These elements will contribute to the energy efficiency of a new development. Developers should also consider the possible incorporation of photovoltaic cells, active solar panels and other small-scale sources of renewable energy. Consideration should be given to recycled materials, waste minimisation and recycling measures within the design.
Designers will be encouraged to include systems for collecting roof water to enable its re-use.


	Carlisle District Local Plan 2001 - 2016
Core Development Policies - Policy CP12 - Foul And Surface Water Sewerage And Sewage Treatment
Development will not be permitted where inadequate foul and surface water sewerage infrastructure and sewage treatment capacity exists, or where such provision can not be made within the time constraint of the planning permission.


	Carlisle District Local Plan 2001 - 2016
Transport - Policy T1- Parking Guidelines For Development
The level of car parking provision for development will be determined on the basis of the following factors:
1
the Parking Guidelines for Cumbria as updated by additional requirements in PPG 13;
2
the availability of public car parking in the vicinity;
3
the impact of parking provision on the environment of the surrounding area;
4
the likely impact on the surrounding road network; and
5
accessibility by and availability of, other forms of transport.
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	Appn Ref No:
	Applicant:
	Parish:

	09/0017
	Mr M Doherty
	Beaumont

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	13/01/2009
	
	Burgh

	
	
	

	Location:
	
	Grid Reference:

	Land At Field No 4490, Monkhill, Cumbria
	
	334442 558905

	
	
	

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


Grant Permission 
	1.
	The development shall be begun not later than the expiration of 3 years beginning with the date of the grant of this permission.
Reason:
In accordance with the provisions of Section 91 of the Town and Country Planning Act 1990 ( as amended by Section 51 of the Planning and Compulsory Purchase Act 2004).


	2.
	This permission relates solely to the development of 2 self catering cabins, 3 camping cabins and 10 tent pitches which should be used solely for short term holiday letting for not more than 21 days at any time and following the expiry of such period those persons occupying the cabin / pitch shall not re-occupy any pitch / cabin within 28 days.  
Reason:
The site is within an area, where to preserve the character of the countryside it is the policy of the local planning authority not to permit additional residential development and to ensure compliance with Policy H1 and EC16 of the Carlisle District Local Plan


	3.
	The key workers accommodation, camping cabins, self catering cabins, service cabin, washing/drying room, storage shed and all associated infrastructure including any hardstanding shall be removed from the site, and the ground reinstated to its former condition, within 6 months of the facility ceasing to operate.
Reason:
To ensure that the accommodation is only occupied in association with the operation of the tourist facility and  that the development complies with the objectives of Policy H1 and EC16 of the Carlisle District Local Plan (2001-2016).


	4.
	The key workers accommodation, identified on the block plan, shall be occupied only by the site manager and his/her immediate family.
Reason:  
To ensure that the accommodation is only occupied in association with the operation of the tourist facility  and  that the development complies with the objectives of Policy H1 and EC16 of the Carlisle District Local Plan (2001 - 2016).


	5.
	The site manager/owner shall keep a register to monitor the occupation of the 2 self catering cabins, 3 camping cabins and 10 tent pitches hereby approved. Any such register shall be available for inspection by the Local Planning Authority at any time when so requested and shall contain details of those persons occupying the holiday caravans, their name, normal permanent address and the period of occupation of the holiday caravan.
Reason:
To ensure that the holiday caravans are not occupied as permanent residential accommodation and to ensure that the development complies with Policies H1 and EC16 of the Carlisle District Local Plan  (2001 - 2016).


	6.
	Before use of the site hereby permitted approved commences, details of the proposed; 
1. Crime prevention and site security measures
2. Noise  control measures
Shall be submitted, to and approved in writing by, the Local Planning Authority
Reason:
To avoid a negative impact on the living conditions of neighbouring residents


	7.
	Trees and shrubs shall be planted in accordance with a scheme to be agreed with the local planning authority before building work commences and the trees and shrubs shall be retained and maintained to the satisfaction of the local planning authority.  The scheme shall include the use of native species and shall also 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.
Reason:
To ensure that a satisfactory landscaping scheme in prepared in accordance with the objectives of Policy EC16 of the Carlisle District Local Plan.


	8.
	Other than those trees identified for removal on the approved plan, no tree or hedgerow existing on the site shall be felled, lopped, uprooted or layered without the prior consent in writing of the local planning authority and the protection of all such trees and hedgerows during construction shall be ensured by a detailed scheme to be agreed with the local planning authority.
Reason:
The local planning authority wishes to see existing hedgerows/trees incorporated into the new development where possible and to ensure compliance with Policy CP3 of the Carlisle District Local Plan.


	9.
	All works comprised in the approved details of landscaping shall be carried out in the first planting and seeding season following [occupation of the building/dwelling or completion of the development,] whichever is the sooner.
Reason:
To ensure that a satisfactory landscaping scheme is implemented in accord with Policy CP3 and EC16 of the Carlisle District Local Plan.


	10.
	Before the use of the site herby permitted commences, the whole of the access area bounded by the carriageway edge, entrance gates and the splays shall be constructed and drained in accordance with details submitted to, and approved in writing by, the Local Planning Authority.
Reason:
In the interests of road safety. To support Local Transport Plan Policies: LD5, LD7, LD8


	11.
	The development shall not commence until visibility splays providing clear visibility of 2.4metres by 70metres measured down the centre of the access road and the nearside channel line of the major road have been provided at the junction of the access road with the county highway.  Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 1995 (or any Order revoking and re-enacting that Order) relating to permitted development, no structure, vehicle or object of any kind shall be erected, parked or placed and no trees, bushes or other plants shall be planted or be permitted to grown within the visibility splay which obstruct the visibility splays.  The visibility splays shall be constructed before general development of the site commences so that construction traffic is safeguarded.
Reason:
In the interests of highway safety. To support Local Transport Plan Policies: LD7, LD8


	12.
	The use of the development shall not be commenced until the access has been formed with 4.5 metre radius kerbs, to give a minimum carriageway width of 4.8 metres, and that part of the access road extending 6 metres into the site from the existing highway has been constructed in accordance with details approved by the Local Planning Authority.
Reason:
In the interests of highway safety. To support Local Transport Plan Policies:  LD7, LD8


	13.
	Access gates, if provided, shall be hung to open inwards only away from the highway, be recessed no less than 6.5m 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. To support Local Transport Plan Policies:  LD7, LD8


	14.
	The use shall not be commenced until the parking requirements have been constructed in accordance with the approved plan.  Any such parking provision shall be retained and be capable of use when the development is completed and shall not be removed or altered without the prior consent of the Local Planning Authority.
Reason:
To ensure a minimum standard of parking provision when the development is brought into use. To support Local Transport Plan Policies:  LD5, LD7, LD8 


	15.
	The use hereby permitted shall not be commenced until drainage works to serve the development have been completed in accordance with the proposed Sewage Treatment and Disposal System recommended in the report prepared by Mr D Clayton of Lakeland Environmental Management and dated 6th April 2009
Reason:
To ensure that adequate drainage facilities are available.


	16.
	The use hereby permitted shall not be commenced until a scheme for the harvesting of surface water 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 the appropriate treatment of surface waters


	17.
	Prior to the commencement of the hereby permitted development on any part of the site there shall be submitted to and approved in writing by the Local Planning Authority, a plan and/or programme showing the proposed phasing of the development and the development shall thereafter proceed only in accordance with the approved phasing plan and/or programme or such variation to that plan and/or programme as may subsequently be agreed in writing by the Local Planning Authority.
Reason:       To secure in the public interest a satisfactorily correlated order of development.



Summary of Reasons for the Decision
Introduction
5.1
Members will recall that they resolved  to refuse permission for this proposal at the Committee Meeting on 24th April 2009. However, the decision was made in the absence of all the available information, particularly in relation to comments received from Hadrian's Wall Heritage Ltd. It was therefore considered, in fairness to all parties, to re-present the application at this meeting. As Members will be aware, the application seeks full planning permission for the provision of tourist accommodation and associated facilities within a field located on the eastern side of the road leading north from Monkhill to Beaumont.  The application site is approximately 500m to the south-west of the Hadrian's Wall Path National Trail (HWPNT) within the Hadrian's Wall World Heritage Site Buffer Zone and adjoins the Solway Coast Area of Outstanding Natural Beauty. The field has an approximate area of 0.44 hectares and is bounded to the south, west and east by natural hedging. The northern boundary is a post and wire fence. The field is above the level of the road that runs along its western flank.  Agricultural fields are located to each other flank with the nearest residential property, Lock House, located approximately 60m north-west of the northern boundary of the site. The closest properties within Monkhill are approximately 180m from the application site; the closest properties in Beaumont are approximately 200m. Access to the site is from the south-west corner of the field.
The Proposal
5.2
This application seeks approval to provide 3 camping cabins, 2 self catering cabins, a service cabin, storage shed, info cabin, ten tent pitches and a cabin to provide accommodation for a "key worker" within the site.  It is also intended to provide a gravel access road and undertake landscaping, primarily through hedge planting.  The site plan indicates that the proposed tents will be located on the eastern side of the access road  (away from the public highway) and the remaining timber structures located to the west of the access road. The applicants have indicated that surface water drainage will be in the form of a soakaway with foul sewerage dealt with by means of a package treatment plant.
5.3
The proposed self catering cabins are to have a length of 8.1m (including overhang), depth of 2.7m, maximum roof height of 2.95m, and are to be constructed from timber. The cabins will provide a bedroom, toilet/shower and combined living space and kitchen.
5.4
The camping cabins are ‘A’ shaped buildings with a floor area of 5.5m x 3.7m and a roof height of 2.8m.  The cabins will again be constructed from timber and provide a single living space with no washing facilities.
5.5
The service cabin is to have a floor area of 9.2m x 6m with a maximum roof height of 3.5m. It is to be divided into two distinct areas, one comprising a kitchen and café area; the second two toilets (including one suitable for disabled people) and two showers.  A ramp is to be provided to allow access to the cabin for disabled people. The cabin is to be constructed from timber. Adjacent to the service cabin it is proposed to a erect a timber drying room with a floor area of 3.63m x 1.82m and a roof height of 2.27m.
5.6
As noted, the tent pitches are to be located to the east of the site with individual pitches screened from one another by means of willow/hazel hurdles of approximately 2m in height.  A dogwood hedge is to be planted to the rear of the tent pitches to provide delineation with the soakaway that is to be located directly behind.
5.7
The key worker's accommodation, that is for the manager and his/her family, is to be located at the northern end of the site. It is to be single storey with a floor area of 10.9m x 6m (maximum 13.1m x 7m including veranda). It will provide three bedrooms, a bathroom, toilet/shower and combined kitchen and living area and is to be constructed from timber.
5.8
The application is supported by a planning statement, design and access statement, traffic assessment, hedgerow survey report, archaeological evaluation, and a business plan.  The intention is for the proposed accommodation to be primarily, but not exclusively, used by those walking along the HWPNT and cyclists on the Coast to Coast (C2C) route. The facility will offer tourist accommodation throughout the year. Given the nature of the anticipated users, it is likely that the length of stay will generally be short, i.e. one or two nights.
Assessment
5.9
The relevant policies against which this application is required to be assessed are Policies DP1, CP1, CP4, CP5, CP6, EC16, H7, LE5 and LE29 of the Carlisle District Local Plan. 
5.10
The proposal raises two distinct issues. The first is whether the principle of providing holiday accommodation in this location is acceptable and is considered at 5.11 to 5.31. The second relates to the acceptability of providing key workers accommodation on site which is considered at 5.32 to 5.34. 
1.
Whether The Principle Of Tourist Accommodation Is Acceptable In This Location
5.11
The proposal falls outside of a sustainable development location as defined by Policy DP1 of the Carlisle District Local Plan. However, Policy EC16 of the Local Plan states that proposals for tourism related development will be supported where they contribute to the economic and physical regeneration of an area provided that the following criteria are achievable on site:
1. the scale and design of the development are compatible with the surrounding 


area; and
2. the would be no unacceptable adverse impact on the landscape/townscape; and
3. adequate access by a choice of means of transport, including sustainable modes 


of travel such as cycling or long distance walking and appropriate car parking can 


be achieved; and
4. the level of traffic generated can be adequately accommodated within the local


road network without detriment to the particular rural character of the area; and
5. If the proposal is within a rural area it is well related to an established tourist 


attraction or an existing group of buildings, or would form an important element of 


a farm diversification scheme; and 
6. the distinctive environment, culture and history of the area are safeguarded.
5.12

In addition, the policy stresses the importance of Hadrian's Wall as an attraction for sustainable tourism with the supporting text referring specifically to opportunities for the provision of new facilities close to the trail - particularly refreshment facilities, toilet blocks, car parks and accommodation.

2.
Impact On Landscape Character
5.13
As noted, criteria 1 and 2 of Policy EC16 relate to the impact on landscape character and existing settlements.  The proposal will result in the introduction of a number of timber structures on an open field within the Hadrian's Wall Buffer Zone and adjoining the Solway Coast AONB. A number of objections have been received on the basis that the proposed structures will be visually intrusive, especially in the context of  their proximity to areas of recognised historic and landscape value.  However, the cabins and associated buildings are small-scale low level removable structures which could, if required, be removed from the site without any significant restoration of the land. The tent pitches will also have minimal impact. The plans show there to be minimal hard surfacing to accommodate parking/barbecue areas with the intended surfacing materials designed to enable grass to grow through. The applicant has also included details of further screening of the site and cabins in addition to the existing hedgerows that will minimise any visual impact. It is therefore considered that the requirements of the aforementioned criteria are achievable on site.

3 . Accessibility 
5.14
Criteria 3 of Policy EC16 requires any tourist facility to be accessible by a choice of means of transport. In this regard, the applicants are specifically marketing the site at walkers and cyclists following the HWPNT and C2C.  As such, it is likely that a higher percentage of people using the facility would arrive on foot or by bike than would normally be associated with a development of this type. In addition, there is also a bus service which runs in close proximity to the site. Whilst it is inevitable that some people using the site will arrive by car, it is considered that the proposal provides sufficient alternatives to demonstrate compliance with criterion 3. 

4.  Impact On The Local Highway Network
5.15
The fourth criterion seeks to ensure that the level of traffic generated can be adequately accommodated by the local highway network. As already discussed, it is considered likely that a high percentage of visitors to the site will arrive on foot or by bike. However, the proposal will also generate additional motor vehicle movements. A number of concerns have been raised by residents in relation to this aspect of the proposal. Firstly it is asserted that due to the narrowness of the road between Beaumont and Monkhill, two vehicles - especially when this involves a tractor, bus or similar - are unable to pass without driving onto the verge. Photographs have been provided by one objector to show the damage which has already been caused to local verges as a result of this. Secondly, there are highway safety concerns because the staggered cross-road in Monkhill is considered to have particularly poor visibility. Likewise, the visibility for cars leaving the site is felt to be particularly poor. There is also a general concern in relation to increasing the amount of traffic on the relatively narrow rural roads in the vicinity of the site. 
5.16
In relation to the impact on the verges, as demonstrated by the photographs submitted by the local resident, this is a pre-existing issue which, given the modest nature of the tourist facility and its emphasis on attracting walkers and cyclists, is considered unlikely to significantly exasperate the problem. In relation to safety concerns, the Highway Authority has raised no objection to the proposal subject to appropriate conditions being attached to any permission that may be granted to ensure, amongst other things, appropriate visibility splays and entrance to the site is achieved. On this basis, it is considered inappropriate to recommend refusal of the application on highway grounds.

5.  Whether The Proposal Is Well Related To An Existing Tourist Attraction
5.17
Criteria 5 of Policy EC16 of the Local Plan states that proposals for tourism related development in the rural area must be 'well related to an established tourist attraction or an existing group of buildings, or would form an important element of a farm diversification scheme'. In this instance the proposal is clearly well related to the Hadrian's Wall World Heritage Site and the associated Hadrian's Wall Path National Trail. As such, it is considered that the requirements of this criteria are met.
5.18
A number of objections have been received on the basis that there is no need for the facility as there are numerous other establishments of various kinds offering accommodation for people visiting / walking the Wall in the wider area. However, Hadrian's Wall Heritage Ltd have provided a letter of support for the proposal which states that 'we are particularly interested in the development due to the fact that it will offer high quality, environmentally friendly facilities for walkers and cyclists in an area of Hadrian's Wall corridor that currently has no provision of this nature'. In addition, a further letter of support has been received from Hadrian's Wall Path National Trail Manager which states, in summary, that 'most National Trail walkers using Hadrian's Wall Path do not have access to cars, they arrive and leave on foot each day and they rely on local accommodation provision and supporting services to enable their holidays to become a reality.  There remains a shortage of budget accommodation, including camping provision, west of Carlisle, and I believe that the Monkhill Camping Park development will help to meet that need'.  In addition, the applicant has submitted a publication entitled 'The Economic Impact of Cycle Tourism in North-East England' which has been produced by SUSTRANS. This publication states that 160,000 trips were made on Hadrian's Cycleway in 2006 (79,000 in the North-West region). Of these, 7500 were end to end users. The route generated £6,500,000 and created or safeguarded 105 full-time equivalent jobs.
5.19
It may be asserted that granting approval for this development could potentially impact on the financial interests of nearby enterprises - listed by objectors - which also provide tourist accommodation, albeit of a different kind, in close proximity to the Wall. However, ministerial advice has often re-iterated that considerations of commercial competition are not planning matters and this would therefore not provide a valid reason for refusing the application.

6.  Whether The Proposal Would Safeguard The Local Environment
5.20
The final criteria of Policy EC16 requires that 'the distinctive environment, culture and history of the area are safeguarded.' As noted, the proposal falls within the buffer zone of the Hadrian's Wall World Heritage Site and is therefore in a location of acknowledged historical significance. Concern has been raised that the proposal will have a detrimental impact on the historic and archaeological interest of the area. As such, the applicants have submitted an archaeological evaluation of the site and both the Cumbria County Archaeologist and English Heritage were consulted. However neither raised any objection to the proposal as it was not considered that any archaeological remains would be affected. 
5.21
In addition to impact on the historic environment, concern has also been raised as to the potential impact on wildlife. However, it should be noted that the proposal falls within an intensively managed agricultural field which has most recently been used for grazing animals. As such, the field is likely to have low intrinsic value for wildlife. Whilst it may be used by foraging animals, the field represents a small part of an extensive resource of similar habitat and any impact on wildlife is therefore likely to be minimal. 
5.22
In addition to the above, should permission be granted, the proposal would require the hedgerow around the proposed entrance to be cut back to allow the visibility splays required by the Cumbria Highway Authority to be achieved on site. It may also be necessary to remove a small amount of hedgerow (<0.50m) to allow the minimum carriageway width of 4.8m to be achieved. The Council Tree Officer has assessed this hedgerow and has advised that it would qualify as 'important' under the terms of the Hedgerow Regulations 1997. As such, he has noted that there is strong presumption in favour of it's with any loss only warranted in exceptional circumstances. However, given the minor nature of any hedgerow removal which may be required and the mitigation afforded by additional planting within the site, it is not considered that their would be sufficient grounds to warrant refusal of the application on the basis of the loss of this small section of hedgerow, if required.
5.23
In addition to the above, a number of additional concerns have been raised in relation to the tourist accommodation which are addressed below.
7.
Crime and Anti-Social Behaviour
5.24
A number of residents have raised concerns that by potentially having up to 60 tourists in the area at one time, there will be an increased risk of criminal activity within Beaumont and Monkhill.  As such, the Cumbria Constabulary Architectural Liaison Officer has been consulted on the proposal. Whilst officially raising no comment, he has verbally advised that there is no actual or anecdotal evidence to suggest that this type of development is associated with an increased risk of criminal activity. 
5.25
Concern has also been raised over the potential for anti-social behaviour caused by ‘partying' tourists. The Cumbria Constabulary Architectural Liaison Officer has verbally commented that whilst this type of anti-social behaviour was historically a problem on the large Lake District camp sites, it has now largely been ‘managed out’ through, for example, the adoption of policies refusing admittance to large, single sex groups of tourists. It is therefore considered that through good management of the site, anti-social behaviour could be minimised.  It must also be remembered that the proposed site is largely seeking to attract walkers, cyclists and visitors to Hadrian's Wall and will offer limited services.  It is therefore likely that the site would attract visitors wanting a different experience to the large Lake District sites that retail alcohol and provide on-site entertainment.

8.   Impact On The Living Conditions Of Neighbouring Residents
5.26
There have been a number of general objections to the proposal on the basis that it will adversely effect the living conditions of residents of Monkhill and Beaumont through an increase in the number of people walking through both villages. There has also been a specific objection from the resident of Lock Cottage as he considers that the proposal will result in a direct loss of his privacy and amenity.
5.27
Policy CP5 of the Carlisle District Local Plan seeks to ensure that there is no adverse effect on residential amenity arising through development.  Whilst acknowledging the general objections raised, it should be remembered that the proposed site is relatively small and will cater for a limited number of tourists at any given time. Members should also be aware that the HWPNT already passes through Beaumont and so - given that the site is primarily aiming to attract walkers - it is likely that a high percentage of people using the site would pass through Beaumont regardless of the presence or otherwise of the application proposal.  In addition, given that Monkhill is farther from the HWPNT than the site and has little to offer in terms of tourist facilities, it is reasonable to assume that not everyone using the camp site will journey as far as Monkhill. If people require, for example, evening meals,  it is more likely that they will continue along the trail to Burgh-by-Sands. It is acknowledged that if the Public House in Monkhill were to re-open, this would act as a draw to people using the site. However, it is still not considered that this would lead to people visiting Monkhill in sufficient numbers to adversely effect the living conditions of residents.
5.28
The concerns raised by the resident of Lock Cottage in relation to loss of privacy and amenity are acknowledged. However, any assessment of likely impact must be made on the basis that, at its closest point, Lock Cottage is some 60m from the boundary of the proposed site and a hedgerow, road, agricultural field and bank and a number of trees are located between the two. In addition, as the visitor facilities are located towards the southern end of the site, they would actually be at a distance of some 100m from the house. It should also be noted that the northern end of the site is significantly elevated in relation to the southern end so views of Lock Cottage from the tourist accommodation - and vice versa - would be limited. The key workers accommodation is to be located to the northern end of the site and would be more visible. However, given the distances involved it is not considered that this would have sufficient adverse impact on the living conditions of the resident of Lock Cottage to warrant refusal of the application.
9.
Flooding and Drainage
5.29
A number of objections have been received on the basis that the road which serves the site is liable to flooding. It has been suggested that this is a result of the poor condition of existing drains in the area and also as the ditches which run along the side of the road are blocked. As this is clearly an existing problem, it needs to be considered whether the development of the site will significantly exasperate the situation. Concern has also been raised as to the condition of the field itself which it  has been stated is subject to regular flooding. However, as this element does not affect the public realm, it is not a material planning consideration but rather a matter for the applicant to address should planning permission be granted.
5.30
A further letter from the occupier of Lock Cottage has also been received. This questions the occupancy rate on which the initial foul sewerage scheme submitted with the previously withdrawn application was calculated. This is addressed within the revised drainage scheme prepared by Lakeland Environmental Management.  He has also stated that two properties within Monkhill discharge into the adjacent storm drains and has provided a letter from the City Council Estates Office from 1997  to confirm this. His concern is that if the field were to flood, users of the site would be exposed to contaminated flood water. The Environment Agency are however aware of these comments and continue to raise no objection to the proposal.
5.31
In relation to likely impact on the road, the proposal will introduce little in the way of permanent areas of hard standing. The access drive is to be constructed from gravel and the parking places from reinforced mesh, neither of which will impede surface water drainage. Whilst the timber structures may have some impact, given their footprint in relation to that of the overall site, it is considered that this would be minimal.  In relation to foul sewerage, the applicants indicated that this would be dealt with by means of a package treatment plant.  Members previously requested that the detail of this scheme be submitted prior to the determination of the application. The applicants have now provided this information. While the calculations are based on an 80% occupancy rate rather than a 100% and a flow of 50 litres rather than the standard 75 litres has been used for tents, even at the higher occupancy levels and flow rates, the amount of waste produced would fall well within the capacity of the proposed system.  The proposed sewage treatment and disposal system is therefore considered to be acceptable. The Council Environmental Quality Section - who would be responsible for licensing the site - have confirmed that they have no objection to the proposed system. 
5.32
In relation to surface waters, the applicants have now indicated that they intend to implement a water harvesting system with water from the buildings collected and redirected to a holding tank where it will be used to flush the toilets. This would have the benefit of slightly reducing surface water on the site and also provide considerable environmental benefits. While details of the system have not been provided in advance, the scheme could be secured by means of an appropriate condition. The scheme would be constructed in tandem with the proposed foul sewage scheme.
5.33
Notwithstanding the above, even without the provision of the above scheme it is not considered that the proposal would result in sufficient additional surface water reaching the road or adjacent land to warrant refusal of the application. The proposal introduces little in the way of permanent areas of hard-standing and the buildings are set back approximately 8m from the edge of the highway. Without the above water harvesting system, water would be allowed to run directly from the roofs of the buildings on to small gravelled areas around their perimeter where it would soak into the ground in the existing manner.  As such, while the provision of the water harvesting system is of benefit, even without it, it is not considered that there would be sufficient grounds to refuse the application on the basis of additional surface water reaching the road.
10.
Whether The Provision Of Key Workers Accommodation Is Acceptable
5.34
The report so far has concentrated on the acceptability of providing tourist accommodation. However, the second major aspect of the proposal relates to the provision of key workers accommodation on site. This element of the proposal has raised significant concern largely on the basis that a) the proposal is not of a sufficient size to warrant the provision of the dwelling and b) the tourist element of the proposal is merely a means for the applicants to receive permission for a dwelling in a location in which it would generally be considered unacceptable. 
5.35
The Good Practice Guide on Planning for Tourism states that for many types of holiday parks a residential managerial presence is often essential to achieve quality service to the customer, security for the property and to meet the obligations of health and safety. In order to assess proposals for staff accommodation the Guide suggests that consideration should be given to annex A in PPS7 which requires the applicant to meet the criteria set out in paragraph 12.
5.36
Policy H7 of the local plan provides guidance in respect of dwellings essential to agriculture, forestry and other rural based enterprises. This policy is based on the guidance in PPS7 annex A.  It is also relevant to note that the proposed accommodation is in the form of a timber cabin that can be relatively easily removed from the site should the proposed enterprise prove unsuccessful. As such, Members can consider the imposition of a condition that either gives temporary permission for the cabin or requires the cabin to be removed and the land reinstated should the proposed enterprise cease operation. Any further accommodation would require a separate application. The applicants have submitted a business plan that indicates the phased introduction of the camping and self catering cabins over a three year period. As such, it is proposed to attach a condition to any permission that may be granted to ensure the phased introduction of the holiday accommodation actually takes place alongside the provision of the proposed key workers accommodation. A condition is also proposed requiring the removal of all structures and the restoration of the land within a given time scale should the venture fail.
Conclusion
5.37
On the basis of the above assessment, the proposal is recommended for approval subject to the imposition of relevant conditions.
Relevant Development Plan Policies
	Carlisle District Local Plan 2001 - 2016 
Spatial Strategy & Development Principles - Policy DP1 - Sustainable Development Locations
All proposals for development will be assessed against their ability to promote sustainable development.  Proposals will be considered favourably in the following locations, provided they are in scale with their location and consistent with other Policies of this Local Plan.
Urban Area
City of Carlisle
Key Service Centres
Brampton
Longtown
Local Service Centres
Burgh by Sands
Heads Nook
Castle Carrock
Houghton
Cummersdale
Irthington
Cumwhinton
Raughton Head
Dalston
Rockcliffe
Gilsland 
Scotby
Great Corby
Smithfield
Great Orton
Thurstonfield
Hallbankgate
Warwick Bridge
Hayton
Wetheral
Proposals for development within these locations will be assessed on the basis of the need for development to be in the location specified.
Within the Urban Area proposals for retail, office and leisure developments will be subject to a sequential approach which requires that locations re considered as follows: firstly within the City Centres; secondly edge-of-centre locations; and thirdly the remainder of the urban area.
Proposals for residential development will be considered against the need to give priority to the reuse of previously developed land, with particular emphasis on vacant and derelict sites and buildings.
Settlement Boundaries have been established on the Proposals Map to recognise the extent of built development or where planning permission already exists to judge proposals for development and are not indicative of land ownership.
Outside these locations development will be assessed against the needs to be in the location specified.


	Carlisle District Local Plan 2001 - 2016 
Core Development Policies - Policy CP1 - Landscape Character
Proposals for development in the rural area must seek to conserve and enhance the special features and diversity of the different landscape character areas.  Development will be considered appropriate to the character of the landscape provided the proposal has regard to and conserves:
the landform and natural patterns of drainage;
· the pattern of trees and woodland;
· the habitats of species of importance for wildlife;
· the pattern and composition of field boundaries;
· the pattern of historic landscape features;
· the pattern and distribution of settlements


	Carlisle District Local Plan 2001 - 2016
Core Development Policies - Policy CP4 - Agricultural Land
Permission will not be given for development where it would lead to the loss of the best and most versatile agricultural land, unless:
1
there is an overriding need for the development; and
2
there is insufficient land of a lower grade available; or
3
available lower grade land has a statutory landscape, wildlife, historic or archaeological designation.


	Carlisle District Local Plan 2001 - 2016
Core Development Policies - Policy CP5 - Design 
All new development proposals will be assessed against the following design principles.  Proposals should:
1
Respond to the local context and the form of surrounding buildings in relation to height, scale and massing, and by making use of appropriate materials and detailing;
2
Take into consideration any important landscape or topographical features and respect local landscape character;
3
Reinforce local architectural features, where appropriate, promoting and respecting local distinctiveness;
4
Ensure all components of the proposal, such as buildings, car parking, access routes, open space and landscaping, are well related to one another to ensure a well integrated, successful and attractive development;
5
Ensure there is no adverse effect on the residential amenity of existing areas, or adjacent land uses, or result in unacceptable standards for future users and occupiers of the development;
6
Ensure the retention and enhancement of existing trees, shrubs, hedges and other wildlife habitats where possible. Where environmental features are lost as a result of the proposal, appropriate mitigation measures should be put in place and on-site replacement of those features will be sought;
7
Include landscaping schemes (both hard and soft) to assist the integration of new development into existing areas and ensure that development on the edge of settlements is fully integrated into its surroundings;
8
Ensure that the necessary services and infrastructure can be incorporated without causing unacceptable harm to retained features;
9
Ensure that the layout and design incorporates adequate space for waste and recycling bin storage and collection.


	Carlisle District Local Plan 2001 - 2016
Core Development Policies - Policy CP6 - Residential Amenity
The amenity of residential areas will be protected from inappropriate development where that development:
1
is for a use inappropriate for residential areas; and/or
2
is of an unacceptable scale; and/or
3
leads to an unacceptable increase in traffic or noise; and/or
4
is visually intrusive.


	Carlisle District Local Plan 2001 - 2016
Economic & Commercial Growth - Policy EC16 - Tourism Development
Priority will be given for tourism related development in the City of Carlisle in accordance with Structure Plan Policy EM15.  Proposals will be supported in Carlisle and elsewhere where they contribute towards the economic and physical regeneration of an area provided that the following criteria are met:
1
The scale and design of the development are compatible with the surrounding area; and
2
There would be no unacceptable adverse impact on the landscape/townscape; and
3
Adequate access by a choice of means of transport, including sustainable modes of travel such as cycling or long distance walking, and appropriate car parking can be achieved; and
4
The level of traffic generated can be adequately accommodated within the local road network without detriment to the particular rural character of the area; and
5
If the proposal is within a rural area it is well related to an established tourist attraction or an existing group of buildings, or would form an important element of a farm diversification scheme; and
6
The distinctive environment, culture and history of the area are safeguarded.
Hadrian’s Wall World Heritage Site is a major attraction for sustainable tourism and proposals for new tourism development which aim to promote the enjoyment and understanding of the WHS whilst meeting the above criteria will be permitted.


	Carlisle District Local Plan 2001 - 2016
Housing - Policy  H7 - Agricultural, Forestry And Other Occupational Dwellings
Outside of those areas covered by Policy H1 and Proposal H16, permission will not be given for dwellings other than those essential to agriculture, forestry or any other rural-based enterprise and supported by a proven need. The size of dwelling should be commensurate with the scale of the business to which it relates. Occupancy conditions will be used to ensure that such dwellings are only occupied by those working in agriculture, forestry or any other rural-based enterprise.


	Carlisle District Local Plan 2001 - 2016
Local Environment - Policy LE5 - Hadrian’s Wall World Heritage Site
Development will not be permitted where there is an unacceptable impact on the Hadrian’s Wall Military Zone World Heritage Site.


	Carlisle District Local Plan 2001 - 2016
Local Environment - Policy LE29 - Land Affected By Contamination
Development on land known or thought to be contaminated will be permitted provided that contaminant sources, pathways and human and environmental receptors are clearly identified in a risk assessment and measures taken to treat, contain and control contamination so as not to:
1
Expose the occupiers of a development and neighbouring land uses to unacceptable risk;
2
Cause the contamination of adjoining land or allow contamination to continue;
3
Lead to the contamination of any watercourse, water body or aquifer;
4
Have an unacceptable adverse effect on habitats and ecosystems;
5
Cause harm to buildings, animals or crops
The Policy will also apply to proposed development on or within 250 metres of an existing landfill or a site known to be used for landfill within the last 30 years.


	Carlisle District Local Plan 2001 - 2016
Spatial Strategy And Development Principles - Policy DP9 - Areas Of Outstanding Natural Beauty
Within the North Pennines and Solway Coast Areas of Outstanding Natural Beauty, and their settings, permission will not be given for development that would harm the special characteristics and landscape quality of the areas.  Development proposals must conserve or enhance the natural beauty of the areas, including scenic qualities, landform, ecology, geology, cultural interests, and the historic environment, so that these qualities can be enjoyed by present and future generations.
Major development of a national scale will only be permitted in exceptional circumstances where it can be demonstrated to be in the public interest.  Development required to meet local infrastructure needs which cannot be located anywhere else will be permitted provided it is sited to minimise environmental impact and meet high standards of design.



	Item no: 14
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	09/0130
	 Mrs L J Eplett
	Carlisle

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	23/02/2009
	Jock Gordon
	Denton Holme

	
	
	

	Location:
	
	Grid Reference:

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

	
	
	

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


Grant Permission 
	1.
	All planting comprised in the approved landscaping scheme shall be carried out in the first planting season following the date of this permission and maintained thereafter to the satisfaction of the Council; and any trees or plants which within a period of 5 years from the completion of the development die, are removed or become seriously damaged or diseased shall be replaced in the next planting season with others of similar size and species, unless the Local Planning Authority gives written consent to any variation.
Reason:
To ensure the decking is satisfactorily landscaped, in accordance with Policy CP5 of the Carlisle District Local Plan 2001-2016.



Summary of Reasons for the Decision
This is a retrospective application which seeks approval for the erection of timber decking and handrails at 3 Dowbeck Road, Carlisle.  The property is a semi-detached brick built dwelling, which is part rendered on the front elevation and has a tiled roof.  The property, which is surrounded by residential development, has gardens to the front, side and rear.  The dwelling is elevated above Dowbeck Road, which runs downhill from Weardale Road, past the property.  A 1m solid wooden fence, with a concrete base and posts, separates the dwelling from the highway.
Members will recall that the application was deferred at the last meeting, in order to give the applicant an opportunity to submit details of a proposed landscaping scheme, which would help to reduce the visual impact of the decking.
The application was originally refused at Development Control Committee in July 2008 for the following reason:
                     The proposed decking, by virtue of its scale and siting, would have a detrimental impact on the character of the area.  As such, the proposal is contrary to Criteria 2 and 4 of Policy H17 (Residential Amenity) of the Carlisle District Local Plan and Criteria 2 and 4 of Policy CP5 (Residential Amenity) of the Carlisle District Local Plan Revised Redeposit Draft (as amended by the Inspector's Report).  
The decking and handrails, which are constructed of timber, are located to the front and side of the dwelling.  Due to the change in levels, the height of the decking varies from 0.9m, adjacent to 1 Dowbeck Road, to 1.6m, adjacent to the applicant's own garden.  Handrails 1.2m high run along the edge of the decking.  The decking projects 3m from the front of the dwelling, where it comes within 1m of the front boundary fence.  To the side of the dwelling, the decking projects outwards by 3.7m and sits adjacent to the remainder of the applicant's side garden. This revised application is seeking to remove the front corner of the decking, which lies adjacent to Dowbeck Road, in order to reduce its visual impact.  The width of the decking fronting Dowbeck Road would be reduced from 9.8m to 7m, whilst its length would be reduced from 10.3m to 8.3m.
The applicant is also proposing to plant an evergreen hedge to screen the front and side elevations of the decking.  A 0.6m high hedge would be planted along the side of the decking and at the front of the decking, in the small gap that remains between the edge of the decking and the front boundary fence.  The species, which would be planted 0.3m apart, would grow at approximately 0.3m per annum, and would fully screen the decking within 2 to 3 years of planting.  The applicant is also intending to place large specimen plants in pots on the decking, up against the handrails and this would further help to reduce the impact of the decking.
The dwelling is located at a higher level than the road, and sits above the front and side gardens of the property.  The applicant has added the decking, which is at the same level as the house, to increase the useable space within the curtilage.  A table and chairs and a two seater swing chair were sited on the decking, at the time of the site visit.
Members should note that since the last application was refused, the applicant has added a bark surface adjacent to the decking and placed some planters in the garden, adjacent to the decking.  In addition, the applicant has also sought to address concerns, that have previously been expressed, about the small strip of garden that remains between the decking and the front boundary fence.  At the time of the last application, large weeds were growing in this area and it looked unsightly.  The applicant is proposing to clear this and plant an evergreen hedge, as outlined above.
The relevant planning policies against which the application is required to be assessed include Policies CP5 and H11 of the Carlisle District Local Plan 2001-2016.
 
The proposal raises the following planning issues:
1.   Whether The Proposal Is Appropriate To The Dwelling
 
Given the height of the decking, together with the handrails, and given that it extends some 3m out from the front of the dwelling, it is visually prominent and looks incongruous when viewed against the brick/ render property.  The visual impact would, however, be reduced by removing the front corner of the decking adjacent to Dowbeck Road and planting an evergreen hedge adjacent to the front and side elevations of the decking.
Whilst the decking is prominent, it is not considered to be so visually harmful to warrant refusal of the application.  Additional planting adjacent to the base of the decking, as outlined in the proposed landscaping scheme, would help to reduce the visual impact of the decking and this could be secured, and retained, by way of a condition.  In addition, the removal of the weeds that are currently growing between the decking and the front boundary fence and the provision of an evergreen hedge in this area would visually improve the current decking.  It is worth noting that there have been no objections from local residents to the proposed development.
2.   The Impact Of The Proposal On The Living Conditions Of Neighbouring Residents
The decking is located to the front and side of the dwelling and is in close proximity to the boundary with adjacent residential dwellings.  The residential properties on the opposite side of Dowbeck Road, which are at a lower level than the decking, are 15m away from the front of the decking.  This distance is adequate to ensure that the living conditions of the occupiers of these properties are not harmed, through loss of privacy.
The boundary with 5 Dowbeck Road lies in close proximity to the decking, which is 1.1m high at this point.  There is a 2m high solid wooden fence between the properties and this reduces the impact of the decking.  Whilst the height of the decking would enable a degree of overlooking of the neighbouring garden (No. 5), this is not significantly worse than would occur without the decking being present, given the difference in ground levels between the two properties.  In terms of direct overlooking of the property itself, this would be limited due to the angle at which the dwelling sits in relation to the decking.
3.   Other Issues
If the Development Control Committee decides that the decking, as proposed, is unacceptable, enforcement action would then be required and the steps required to remedy the breach would need to be specified.
In overall terms, the visual impact of the decking as it stands is unduly prominent.  This could be moderated, provided that the front corner is removed and the evergreen hedge, outlined in the submitted landscaping scheme, is planted along the base of the decking.  The decking would not have an adverse impact on the living conditions of the occupiers of adjacent properties by poor design, unreasonable overlooking or unreasonable loss of daylight.
It is clear that this matter is finally balanced.  If Members consider that the harm and visual amenity can be remedied by these revised proposals, permission should be granted.
Relevant Development Plan Policies
	Carlisle District Local Plan 2001 - 2016
Core Development Policies - Policy CP5 - Design 
All new development proposals will be assessed against the following design principles.  Proposals should:
1
Respond to the local context and the form of surrounding buildings in relation to height, scale and massing, and by making use of appropriate materials and detailing;
2
Take into consideration any important landscape or topographical features and respect local landscape character;
3
Reinforce local architectural features, where appropriate, promoting and respecting local distinctiveness;
4
Ensure all components of the proposal, such as buildings, car parking, access routes, open space and landscaping, are well related to one another to ensure a well integrated, successful and attractive development;
5
Ensure there is no adverse effect on the residential amenity of existing areas, or adjacent land uses, or result in unacceptable standards for future users and occupiers of the development;
6
Ensure the retention and enhancement of existing trees, shrubs, hedges and other wildlife habitats where possible. Where environmental features are lost as a result of the proposal, appropriate mitigation measures should be put in place and on-site replacement of those features will be sought;
7
Include landscaping schemes (both hard and soft) to assist the integration of new development into existing areas and ensure that development on the edge of settlements is fully integrated into its surroundings;
8
Ensure that the necessary services and infrastructure can be incorporated without causing unacceptable harm to retained features;
9
Ensure that the layout and design incorporates adequate space for waste and recycling bin storage and collection.


	Carlisle District Local Plan 2001 - 2016
Housing - Policy H11 - Extensions To Existing Residential Premises
Applications for extensions to existing dwellings will be approved provided the City Council is satisfied that the proposals are appropriate to the dwelling, its design and setting. Inappropriate extensions which adversely affect the amenities of adjacent properties by poor design, unreasonable overlooking and/or unreasonable loss of daylight and sunlight will not be permitted. Extensions must be of an appropriate scale and not dominate the original dwelling.



	Item no: 15
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	09/0161
	 Environment Agency
	Carlisle

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	05/03/2009 16:03:54
	AXIS P.E.D. Ltd
	Castle

	
	
	

	Location:
	
	Grid Reference:

	Stephenson Industrial Estate, Willowholme, Carlisle
	
	338507 556575

	
	
	

	Proposal:
	Revision To Previous Planning Consent For A Flood Defence Scheme To Include: Revisions Along The Left Bank Of The Eden Including Minor Raising Of Footpath Levels, Reduced Embankment Proposals Which Would Now Include Raising Of Ground Levels Within Land Owned By Wallace Oils; Along Parham Beck Including Revised Wall Location, Inclusion Of A Drawdown Structure And A New Low Flood Embankment; Provision Of A Flood Gate At The Sands Centre; The Installation Of A 4 Metre High CCTV Off Viaduct Estate Road; Alterations Regarding 23-40 The Maltings; Revisions At Little Caldew Pumping Station (BT Yard); The Showman's Guild, Willowholme; And Right Bank Of River Eden At Etterby.


Members resolved to give authority to the Head of Planning and Housing Services to issue approval for the proposal subject to no further objections being received prior to the expiry of the publicity period (03.06.09), and no objections being raised by English Heritage or Natural England.
	Item no: 16
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	09/0312
	 Simtor Limited
	Wetheral

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	17/04/2009
	Architects Plus (UK) Ltd
	Great Corby & Geltsdale

	
	
	

	Location:
	
	Grid Reference:

	Warwick Mill Business Village, Warwick Mill, Warwick Bridge, Carlisle, CA4 8RR
	
	347844 556537

	
	
	

	Proposal:
	Redevelopment Of Former Scrapyard For Mixed Workshop Use, Including B1, B2 And B8 Uses (Revised Application)


Members resolved to defer consideration of the proposal in order to allow receipt of any observations from the Highways Agency and Natural England; enable the applicant to satisfactorily address the issues raised by the Environment Agency; and to await a further report on the application at the next meeting of the Committee.
	Item no: 17
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	09/9019
	 United Utilities
	Burgh-by-Sands

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	27/03/2009
	Mr Nick Long
	Burgh

	
	
	

	Location:
	
	Grid Reference:

	Opposite "The Gables", Monkhill Road, Moorhouse, Cumbria
	
	333287 556837

	
	
	

	Proposal:
	Erection Of Motor Control Kiosks


	Decision:
	City Council Observation -  Raise No Objection
	Date:
	21/04/2009


	Decision of:
	Cumbria County Council


	Decision Type:
	Grant Permission
	Date:
	28/04/2009


	Item no: 18
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	09/9013
	 Inglewood Infant School
	Carlisle

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	05/03/2009
	Cumbria County Council
	Harraby

	
	
	

	Location:
	
	Grid Reference:

	Inglewood Infant School, School Road, Harraby, Carlisle CA1 3LX
	
	342081 554217

	
	
	

	Proposal:
	New Modular Community Facility with Additional Parking and External Works


	Decision:
	City Council Observation -  Raise Objection(s)
	Date:
	06/04/2009


	Decision of:
	Cumbria County Council


	Decision Type:
	Grant Permission
	Date:
	03/04/2009


	Item no: 19
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	09/9021
	 Head Teacher & School Governors
	St Cuthberts Without

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	16/04/2009
	Cumbria County Council
	Dalston

	
	
	

	Location:
	
	Grid Reference:

	Stoneraise School, Stoneraise, Carlisle, CA5 7AT
	
	340249 550004

	
	
	

	Proposal:
	Single Storey Extension To Nursery Classroom, External Rubbermat Surface Play Area With Glazed Steel Portal Covered Roof Area And New 1.5m High Masonry Boundary Wall


	Decision:
	City Council Observation -  Raise No Objection
	Date:
	07/05/2009


	Decision of:
	Cumbria County Council


	Decision Type:
	Grant Permission
	Date:
	11/05/2009


	Item no: 20
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	09/9017
	 James Rennie Communication College
	Carlisle

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	26/03/2009
	Mrs Maggie Mason
	Belah

	
	
	

	Location:
	
	Grid Reference:

	James Rennie School, California Road, Kingstown, Carlisle, Cumbria, CA3 0BX
	
	339693 559311

	
	
	

	Proposal:
	Alterations To School Entrance With New Ramps, Automatic Doors And Feature Pillars.
Replacement Of Clerestory Windows To Main Hall


	Decision:
	City Council Observation -  Raise No Objection
	Date:
	17/04/2009


	Decision of:
	Cumbria County Council


	Decision Type:
	Grant Permission
	Date:
	24/04/2009


	Item no: 21
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	09/9007
	 United Utilities
	Stanwix Rural

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	16/02/2009
	Cumbria County Council
	Stanwix Rural

	
	
	

	Location:
	
	Grid Reference:

	Edenwood, Linstock, Carlisle, CA6 4PY
	
	342456 558010

	
	
	

	Proposal:
	To Erect A Motor Control Kiosk


	Decision:
	City Council Observation -  Observations
	Date:
	06/03/2009


	Decision of:
	Cumbria County Council


	Decision Type:
	Grant Permission
	Date:
	16/04/2009


	Item no: 22
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	09/9008
	 United Utilities
	Stanwix Rural

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	16/02/2009
	Cumbria County Council
	Stanwix Rural

	
	
	

	Location:
	
	Grid Reference:

	Eden Nursery, Linstock, Carlisle, CA6 4PY
	
	342720 558275

	
	
	

	Proposal:
	To Erect A Motor Control Kiosk


	Decision:
	City Council Observation -  Observations
	Date:
	06/03/2009


	Decision of:
	Cumbria County Council


	Decision Type:
	Grant Permission
	Date:
	17/04/2009


	Item no: 23
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	09/9010
	 United Utilities plc
	Orton

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	20/02/2009
	Cumbria County Council
	Burgh

	
	
	

	Location:
	
	Grid Reference:

	Low Bow Farm, Bow, Carlisle CA5 6EW
	
	333734 556013

	
	
	

	Proposal:
	Erection of a Motor Control Kiosk and Access Track


	Decision:
	City Council Observation -  Observations
	Date:
	13/03/2009


	Decision of:
	Cumbria County Council


	Decision Type:
	Grant Permission
	Date:
	20/04/2009


	Item no: 24
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	08/9031
	 Shanks
	Rockcliffe

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	10/12/2008
	Cumbria County Council
	Longtown & Rockcliffe

	
	
	

	Location:
	
	Grid Reference:

	Hespin Wood Landfill Site, Rockcliffe, Nr Carlisle, CA6 4BJ
	
	336379 563182

	
	
	

	Proposal:
	Resource Park, Comprising Waste Reception Pit, Biodrying Area, Refinement Area, Fines Composting Building, Recyclate Storage Building, Biofilters, Administration Building And Weighbridge Building


	Decision:
	City Council Observation -  Raise No Objection
	Date:
	26/01/2009


	Decision of:
	Cumbria County Council


	Decision Type:
	Grant Permission
	Date:
	24/04/2009


	Item no: 25
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	09/0046
	 Mr Liam  Moscrop
	Kingmoor

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	26/01/2009
	
	Stanwix Rural

	
	
	

	Location:
	
	Grid Reference:

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

	
	
	

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


Members will recall at Committee meeting held on 24th April 2009 that authority was given to the Head of Planning and Housing Services to issue approval subject to the receipt of satisfactory elevation drawings of the office, tack room and feed store. 
These drawings have been received and the approval issued on 29th April 2009. 
Grant Permission 
	1.
	In discharge of requirements for the submission of detailed particulars of the proposed development imposed by conditions 1 (part), 2 (part), 3 (part), 4, 5 and 6 (part) attached to the outline planning consent to develop the site.



Summary of Reasons for the Decision
This application seeks “Reserved Matters” approval 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. 
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 Local Plan. Areas of “white land” have no specific land use designation and no future change of use of the land use is envisaged. Development in such areas has to be considered on its merits and need to be in the location specified, although this issue has already been addressed when the outline application was determined. 
  
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 136 square metres. A detached garage/store is also proposed. The dwelling and garage would be contained within its own domestic curtilage with separate vehicular access. The external walling of both the dwelling and the garage would be finished using cream coloured render with red stone quoins and cills. All windows and doors are to be upvc framed. The roofs of both buildings will be finished with grey concrete roof tiles. 
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. A condition was imposed when “Outline” permission was granted that required the dwelling to be occupied by a full time worker at 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, isolation boxes and an associated parking area. 
The buildings associated with the equestrian centre vary in size; however, they will all be finished using matching materials. The external walling of these building will be finished using 1.8 metre high precast concrete panels, with olive green profile cladding above. The same profile cladding would also be used on the roofs.  
In respect of the size of these buildings the indoor arena is the largest measuring 24 metres in width, 46 metres in length, 5.2 metres to the eaves and 7.8 metres to the ridge. The stable block measures 11 metres in width, 21 metres in length, 4 metres to the eaves and 5.8 metres to the ridge. The multi-purpose barn has matching eaves and ridge heights as the stable block; however, its footprint is marginally smaller, measuring 10 metres by 18 metres. The isolation boxes, which are smaller still, have a footprint of 27 square metres and an overall height of 4.15 metres.  
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 no longer available, hence the need for alternative accommodation. 
 
When the “Outline” application was submitted the applicant stated that the commercial element of the site, which comprises a livery service and equestrian tuition, would attract approximately 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, these opening hours 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 or treatment plant, 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 may require a separate consent from the Environment Agency. 
 
The relevant planning policies against which the application is required to be assessed are Policies DP1, CP1, CP5, CP12, EC11, H1, H7, LE7, T1 and LC1 of the Carlisle District Local Plan 2001-2016.
The proposals raise the following planning issues:
 
1.    Whether The Principle Of The Proposed Development Is Acceptable.
 
The principle of the proposed development has been established as acceptable through the approval of the “Outline” application. At the “Outline” stage only the appearance and landscaping of the development were reserved for subsequent approval. On this basis, the layout, scale and access arrangements have already been agreed as acceptable. 
2.   Whether The Appearance Of The Development Is Acceptable.  
With the exception of the isolation boxes, which are required for sick horses, the proposal is identical to that which was approved by the Development Control Committee. The “Outline” application was accompanied by elevation drawings of the overall development to give a clear indication of the scale and mass of the buildings proposed. The current application includes more detailed elevations of these buildings, but their overall proportions are unchanged. 
The design and materials to be used in the construction of the dwelling and garage are broadly acceptable; however, it will still be necessary for the applicant to submit samples of these materials to ensure that that the specific materials complement the surrounding countryside landscape. The appearance and finishes to the equestrian centre buildings are as anticipated and are appropriate to the location.  
3.   Impact Upon The Landscape Character Of The Surrounding Area.
  
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. Although the application is accompanied by a landscaping scheme a more detailed plan is required before this issue has been satisfactorily addressed. It is also necessary to give further consideration to additional landscaping to soften the visual impact of the expansive car parking area that is required to serve this development.
 
When assessing the visual impact it is also important to consider the site within the context of its surrounding. 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. 
4.    The Impact Of The Proposal On The Living Conditions Of Neighbouring Residents.
 
The nearest residential properties are sited within the neighbouring residential estate, approximately 70 metres to the south of the proposed dwelling, which is 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, which are to be retained. 
It should also be noted that between the residential estate and the main road is a landscaped bund. Whilst the landscaping on the bund has yet to mature, its purpose is to soften the visual impact of the residential estate; however, it will also serve to screen the equestrian centre from these properties. 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, overdominance or as a result of its physical presence. 
 
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 had previously indicated that external lighting will be required when the premises are in operation. This aspect has been regulated by a condition attached to the “Outline” consent; however, it is not envisaged that external lighting would affect neighbouring residents, partly because of the distance that the development is located from these dwellings, but also because of level of external illumination that is emitted from BSW Sawmill/Kingmoor Marshalling Yard.  
 
5.    Whether Adequate Access And Parking Provision Is Available.
 
When the “Outline” application was considered the Highway Authority commented that the level of traffic generation is reasonable and acceptable. The issues relating to access, scale and layout were not held over for the “Reserved Matters” application; however, the Highway Authority was of the view that these aspects can be regulated through the imposition of several planning conditions that were attached to the “Outline” consent. Further information is required from the applicant in order to satisfy the requirements of these conditions and, therefore, they cannot be discharged at this stage.
 
6.    Disposal Of Foul And Surface Water.
 
The applicant has indicated that foul water from the development will be discharged to a septic tank or treatment plant, with surface water discharged to storage tanks, in order for it to be recycled. Conditions were imposed when outline permission was granted to regulate these aspects of the development and they are required to be discharged prior to development commencing on site.  
 
In overall terms, the principle of the location of the development, together with the creation of a dwelling has been established as acceptable through the approval of the “Outline” application. 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 Local Plan policies.
Relevant Development Plan Policies
	Carlisle District Local Plan 2001 - 2016 Revised Redeposit Draft
Development Principles - Policy DP1 - Sustainable Development Locations
All proposals for development will be assessed against their ability to promote sustainable development.  Proposals will be considered favourably in the following locations, provided they are in scale with their location and consistent with other Policies of this Local Plan.
Urban Area
City of Carlisle






Key Service Centres
Brampton











Longtown







Local Service Centres
Burgh by Sands
Heads Nook




Castle Carrock
Houghton





Cummersdale
Irthington





Cumwhinton
Raughton Head




Dalston
Rockcliffe





Gilsland
Scotby





Great Corby
Smithfield





Great Orton
Thurstonfield




Hallbankgate
Warwick Bridge




Hayton
Wetheral




_________________________________________________________________
Within these locations development proposals will be assessed against a sequential approach for the need to be in the location specified.  In particular proposals for retail, office and leisure developments will all be subject to the sequential approach contained in paragraph 2.44 in PPS6.  Residential proposals will be considered against sequential criteria based on PPG3.
Settlement Boundaries have been established on the Proposals Map to recognise the extent of built development or where planning permission already exists to judge proposals for development and are not indicative of land ownership
Outside these locations development will be assessed against the needs to be in the location specified.


	Carlisle District Local Plan 2001 - 2016 Revised Redeposit Draft
Core Development Policies - Policy 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.


	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
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.


	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 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
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.


	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.


	Carlisle District Local Plan 2001 - 2016 Revised Redeposit Draft
Leisure & Community Uses - Policy LC1- Leisure Development
Proposals for leisure development will be acceptable provided that:
1. there is a need for the development; and
2. the development is of an appropriate scale for the locality;
3. if the proposal is not for a central site, all options for sites in the centre have been thoroughly assessed; and 
4. there will be no unacceptable impact on existing centres; and
5. the site is accessible by public transport, walking and cycling; and
6. appropriate car parking and satisfactory access to the site can be achieved; and 
7. The proposal does not have an adverse impact on the amenity of the surrounding area and land uses.
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	Grid Reference:

	Former Harraby Methodist Church, Cumwhinton Road, Carlisle, CA1 3PA
	
	342156 553962

	
	
	

	Proposal:
	Demolition Of Former Methodist Church And Associated Church Hall And Redevelopment Of Site To Provide 8no Two Storey 3 Bedroom Houses With Associated Car Parking


Members will recall at Committee meeting held on 30th January 2009 that authority was given to the Head of Planning and Housing Services to issue approval subject to the completion of a Section 106 Agreement for a financial contribution of £5,670 towards the maintenance of public open space in the locality.
The Section 106 Agreement has been completed and the approval was issued on 15th May 2009.
Granted Subject to Legal Agreement 
	1.
	The development shall be begun not later than the expiration of 3 years beginning with the date of the grant of this permission.
Reason:
In accordance with the provisions of Section 91 of the Town and Country Planning Act 1990 ( as amended by Section 51 of the Planning and Compulsory Purchase Act 2004).


	2.
	Samples of all materials to be used on the exterior shall be submitted to and approved in writing by the Local Planning Authority before any work is commenced.
Reason:
To ensure the works harmonise as closely as possible with the existing building and to ensure compliance with Policy CP5 of the Carlisle District Local Plan 2001-2016.


	3.
	No development shall take place until full details of hard and soft landscape works, including a phased programme of works, have been submitted to and approved in writing by the Local Planning Authority and these works shall be carried out as approved prior to the occupation of any part of the development or in accordance with the programme agreed by the Local Planning Authority.  Any trees or other plants which die or are removed within the first five years following the implementation of the landscaping scheme shall be replaced during the next planting season. 
Reason:
To ensure that a satisfactory landscaping scheme is prepared and to ensure compliance with Policy CP5 of the Carlisle District Local Plan 2001-2016.


	4.
	The boundary treatment shall be in accordance with the approved plans, and retained thereafter, unless otherwise agreed in writing by the Local Planning Authority. 
Reason:
To ensure the privacy and amenity of the occupiers of Hedley Court and the proposed dwelling, in accordance with Policies H2 and CP5 of the Carlisle District Local Plan 2001-2016.


	5.
	Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 1995, (or any Order revoking and re-enacting that Order), no additional windows shall be inserted above the ground floor on the east or west elevations of the dwellings on Lingmoor Way and Cumwhinton Road 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 Policies H2 and CP5 of the Carlisle District Local Plan 2001-2016.


	6.
	Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 1995, (or any Order revoking and re-enacting that Order), the first floor bathroom windows in the east and west elevations of the dwellings fronting Lingmoor Way and Cumwhinton Road shall be obscure glazed and thereafter retained as such.
Reason:
In order to protect the privacy and amenities of residents in close proximity to the site in accordance with Policies H2 and CP5 of the Carlisle District Local Plan 2001-2016.


	7.
	Ramps shall be provided on each side of the junction to enable wheelchairs, pushchairs etc. to be safely manoeuvred at kerb lines.  Details of all such ramps shall be submitted to the Local Planning Authority for approval before development commences.  Any details so approved shall be constructed as part of the development.
Reason:
To ensure that pedestrians and people with impaired mobility can negotiate road junctions in relative safety and to support Local Transport Plan Policies LD5, LD7 and LD8.


	8.
	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.  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:
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 Policies LD8.    


	9.
	The whole of each of the access areas bounded by the carriageway edge, entrance gates and the splays shall be constructed and drained to the specification of the Local Planning Authority in consultation with the Highway Authority.
Reason:
In the interests of highway safety and to support Local Transport Plan Policies LD5, LD7 and LD8.


	10.
	Construction site activity shall be permitted between 08.00-18.00 Mondays to Saturdays only.  Deliveries to the site during construction shall be permitted between 08.00-18.00 Mondays to Saturdays only.
Reason:
In order to protect the amenity of local residents, in accordance with Policy CP5 of the Carlisle District Local Plan 2001-2016.


	11.
	Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 1995, (or any Order revoking and re-enacting that Order), no extensions to Plots 1 & 2 shall be carried out without the permission of the Local Planning Authority.
Reason:
The Local Planning Authority wishes to retain full control over the matters referred to, in order to protect the living conditions of the occupiers of Hedley Court, in accordance with Policies H2 and CP5 of the Carlisle District Local Plan 2001-2016.



Summary of Reasons for the Decision
The proposal is seeking planning permission for the demolition of the former Harraby Methodist Church and associated church hall on Cumwhinton Road, Harraby and the redevelopment of the site to provide eight two-storey dwellings with associated parking.
The application site, which has frontages on Cumwhinton Road and Lingmoor Way is presently occupied by the former Harraby Methodist Church, an adjoining church hall, a hard surfaced car park and a small landscaped area to the front of the church and hall.  The site slopes downhill from east to west.
The rear elevation of the church and the side elevation of the hall front Lingmoor Way.  The buildings are constructed of brick, with concrete tiled roofs, and are separated from Lingmoor Way by a 2m high metal palisade fence, which is topped with barbed wire.  Semi-detached dwellings lie adjacent to, and opposite the site, on Lingmoor Way.
A vehicular access is provided into the site from Cumwhinton Road, with a hard surfaced car park also being located on the Cumwhinton Road frontage.  Semi-detached dwellings are located to the east of the site and opposite the site on Cumwhinton Road.
Hedley Court, a residential development of six flats, lies immediately adjacent to the site and shares the same access as the church.  It is understood that the Hedley Court was built on land that was formerly part of the church.  The northern end of Hedley Court lies within 3.7m of the church building and Flats 3 & 6 have principal windows in this elevation.  The front elevation of Hedley Court currently faces the southern end of the hall and the car park.  The car parking spaces for Hedley Court are between the building and the access road.
The Proposal
The proposal is seeking to demolish the church and hall and to redevelop the site with eight dwellings.  Six of the dwellings would be located in a terrace fronting Lingmoor Way, with the other two dwellings fronting Cumwhinton Road.  The units on Lingmoor Way would be set back from the highway with car parking bays, separated by landscaping, being located to the front of the dwellings.  Each dwelling would consist of a living room, kitchen/dining room and toilet to the ground floor with three bedrooms and a bathroom to the first floor.  Each would have a private garden to the rear.  The two dwellings that would be located to the north of Hedley Court have been stepped forward, to increase the separation distance between the dwellings and Hedley Court.  The dwellings would be constructed of clay facing brick and concrete tiles and would have projecting bay windows to match the properties in the locality.
The two dwellings fronting Cumwhinton Road, would lie adjacent to the existing access road and would have a gable end facing Hedley Court.  The dwellings, which would have gardens to the front and back and dedicated car parking spaces to the rear, would contain the same accommodation as the properties on Lingmoor Way.
Some additional car parking spaces would be located within the site and the existing landscape area would be largely retained.
Assessment
The relevant planning policies against which the application is required to be assessed are Policies DP1, H1,  H2, H3, H4, CP5, CP6, CP12, CP16, CP17 and LC4 of the Carlisle District Local Plan 2001-2016.

1.   The Principle Of The Development
The application site is designated as a Primary Residential Area in the Carlisle District Local Plan 2001-2016 and the use of the site for residential development is, therefore, acceptable in principle.  

2.   The Impact Of The Proposals On The Living Conditions Of The Occupiers Of Neighbouring Properties
Part of the church building currently lies within 3.7m of a living room window of the ground floor flat (Flat 3) that is located in the north elevation of Hedley Court.  It should be noted this room is also served by another window, which faces east.  The upper floor flat (Flat 6) in the north elevation currently looks out onto the roof of the church, the ridge of which is 8m tall and approximately 12m away.  The two new dwellings which would back onto this elevation have been stepped forward from the other four dwellings, and would be approximately 7.6m away from this elevation of Hedley Court.  There would be no windows in the rear elevation of Unit 1 and only a ground floor kitchen window in the rear elevation of Unit 2, which would not directly face Hedley Court.  The floor levels of these dwellings have been stepped down and the roof height kept to a minimum (1.5 storey), to ensure that the ridge height of these dwellings is lower than that the existing church (it would vary from 6.7m to 7.3m).  Furthermore, the ridge line of these dwellings would be further away from Hedley Court than the ridge line of the church.  In light of the above, the occupiers of Flats 3 & 6 would benefit from increased light and would have a less imposing building further away from their windows than the existing church buildings.  As such, it is the officers view that their living conditions should be improved.  It is acknowledged that the rear gardens of the new dwellings would come within 1.4m of the north elevation of Hedley Court, but suitable boundary treatment would ensure that there is no loss of privacy to the occupiers Flat 3.  
The occupiers of Flats 1 & 4 Hedley Court would have the gable wall of the properties on Cumwhinton Road opposite part of their premises.  This wall would be over 12m away from the front elevation of Hedley Court and would only have one window at ground floor, which would serve a toilet, and one window at first floor level, which would serve a landing.  This distance, coupled with the fact that Flats 1 & 4 also have windows in the south elevation of Hedley Court, which would be unaffected by the development, would ensure that there is no significant adverse impact on the living conditions of the occupiers of these dwellings.
The east elevations of the dwellings (Plots 6 & 8) would only have landing and bathroom windows at first floor level and this would ensure that there is no loss of privacy to the occupiers of 130 Lingmoor Way and 31 Cumwhinton Road, which adjoin the site to the east.  These properties are located at a higher level than the proposed dwellings and this would ensure that the living conditions of their occupiers would not be adversely affected by loss of light or over-dominance.
The west elevation of the new dwellings on Lingmoor Way (Plot 1) would have windows at ground floor and first floor level.  Suitable boundary treatment would ensure that the windows at ground floor level would not have an adverse impact on the privacy of the occupiers of 128 Lingmoor Way, which adjoins the site to the west.  In relation to the windows at first floor level, one would serve a bathroom and whilst it is acknowledged that one would serve a bedroom, this would not directly face the dwelling.  In relation to loss of light and over dominance, the dwellings would have less impact on the occupiers of 128 Lingmoor Way, than the existing church building.
The existing dwellings on Lingmoor Way and Cumwhinton Road, which would lie opposite the new dwellings, would be a minimum of 25m away and this would ensure that there is no adverse impact on the living conditions of the occupiers of these properties.
In light of the above, the proposal would not have a significant adverse impact on the living conditions of the occupiers of neighbouring properties.  Indeed, the removal of the church and hall and their replacement by residential development should have a positive impact on some of the neighbouring properties. 

3.   Design Issues
The dwellings would be constructed of facing brick and concrete tiles and would have projecting bay windows to match the properties in the locality.  The dwellings facing Lingmoor Way would be set back and would have parking areas and landscaping to the front.  The ridge line of the terrace varies, and units 1 & 2 are stepped forward, and these measures reduce its impact.  The dwellings facing Cumwhinton Road have gardens to the front and have bay windows and dormer windows on the front elevation.  The design of the scheme is considered to be acceptable and in keeping with the dwellings in the locality.

4.   Access And Parking
A number of the residents of Hedley Court have expressed concerns about the impact that the development would have on the access road and on their existing parking spaces.  They are concerned that the new dwellings, which would face Cumwhinton Road, would make it very difficult to access their car parking spaces (they currently reverse out of their spaces onto the existing church car park).
County Highways has been consulted on the proposals and it has raised no objections to the scheme, subject to the imposition of conditions.  It should be noted that the residents are currently reversing onto private land and the landowner could stop them from doing this, if he so wished.  Furthermore, whilst the church and hall are currently unused and do not generate any traffic, these buildings could be re-used and this could lead to a number of vehicles using the existing access to Hedley Court on a regular basis.
Members might be interested to know that the applicant has offered to pay for the realignment of the car parking spaces to the front of Hedley Court to make it easier for the residents to access them.  He has also offered to give the residents a 'right of way' over the new turning head that he is creating.  These measures should assist the residents of Hedley Court.  However, they are solely a good will gesture on the part of the applicant and are not a prerequisite of gaining planning approval. 

5.   Other Matters

The Green Spaces Team has requested that the applicant should make a financial contribution of £5,670 towards the maintenance of public open space in the locality. This would need to be secured through a Section 106 Agreement.  If Members were minded to approve the application, it would be necessary to grant authority to issue approval to enable this agreement to be completed.
Conclusion
In overall terms, the proposal is acceptable in principle and would not have an adverse impact on the living conditions of the occupiers of neighbouring properties due to loss of light, loss of privacy or over dominance.  The design of the dwellings is acceptable.  In all aspects, the proposal is compliant with the relevant policies within the Carlisle District Local Plan 2001-2016.
Relevant Development Plan Policies
	Carlisle District Local Plan 2001 - 2016 
Spatial Strategy & Development Principles - Policy DP1 - Sustainable Development Locations
All proposals for development will be assessed against their ability to promote sustainable development.  Proposals will be considered favourably in the following locations, provided they are in scale with their location and consistent with other Policies of this Local Plan.
Urban Area
City of Carlisle
Key Service Centres
Brampton
Longtown
Local Service Centres
Burgh by Sands
Heads Nook
Castle Carrock
Houghton
Cummersdale
Irthington
Cumwhinton
Raughton Head
Dalston
Rockcliffe
Gilsland 
Scotby
Great Corby
Smithfield
Great Orton
Thurstonfield
Hallbankgate
Warwick Bridge
Hayton
Wetheral
Proposals for development within these locations will be assessed on the basis of the need for development to be in the location specified.
Within the Urban Area proposals for retail, office and leisure developments will be subject to a sequential approach which requires that locations re considered as follows: firstly within the City Centres; secondly edge-of-centre locations; and thirdly the remainder of the urban area.
Proposals for residential development will be considered against the need to give priority to the reuse of previously developed land, with particular emphasis on vacant and derelict sites and buildings.
Settlement Boundaries have been established on the Proposals Map to recognise the extent of built development or where planning permission already exists to judge proposals for development and are not indicative of land ownership.
Outside these locations development will be assessed against the needs to be in the location specified.


	Carlisle District Local Plan 2001 - 2016
Housing - Policy H1 - Location Of New Housing Development
New housing development will be located in sustainable locations in accordance with PPS3: Housing, Regional Planning Guidance and the Joint Structure Plan.  During the Plan period 80% of new development will be located within the urban area of Carlisle, including allocated sites on the edge of the City referred to in Proposal H16.  The remaining 20% will be permitted in the rural area of the District with the focus on the two Key Service Centres of Brampton and Longtown. 
In the remainder of the rural area small-scale development will be located in accordance with Policy DP1 and other policies of this Plan to ensure that:
1
the site is well related to the landscape of the area and does not intrude into open countryside; and
2
the scale of the proposed development is well related to the scale, form and character of the existing settlement; and
3
the layout of the site and the design of the buildings is well related to existing property in the village; and
4
the siting and design of the buildings is well related to and does not adversely affect the amenity of neighbouring property; and
5
appropriate access and parking can be achieved; and
6
the proposal will not lead to the loss of amenity open space within or at the edge of the settlement; and
7
the proposal will not lead to the loss of the best and most versatile agricultural land.
Settlement boundaries have been drawn for the following Local Service Centres within which proposals will be judged against the above criteria.
Burgh-by-Sands
Castle Carrock

Cummersdale
Cumwhinton

Dalston


Gilsland
Great Corby

Great Orton


Hallbankgate
Hayton

Heads Nook


Houghton
Irthington

Raughton Head

Rockcliffe


Scotby

Smithfield


Thurstonfield

Warwick Bridge (including Little Corby & Corby Hill)
Wetheral





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

Cardewlees


Cargo
Carleton

Cotehill


Cumwhitton
Durdar

Faugh



Harker
Hethersgill

How Mill


Lanercost

Laversdale

Low Row


Monkhill 
Moorhouse

Talkin



Todhills 
Walton 

Warwick-on-Eden

Wreay


	Carlisle District Local Plan 2001 - 2016
Housing - Policy H2 - Primary Residential Areas
Within the Primary Residential Areas defined on the Inset Maps for Carlisle, Brampton and Longtown, proposals for new residential development will be acceptable provided that:
1
existing areas of open space and other amenity areas are safeguarded; and
2
the proposed development does not adversely affect the amenity of adjacent residential property; and
3
the proposed development complements or enhances existing adjacent residential areas and their amenity; and
4
satisfactory access and appropriate parking arrangements can be achieved.
Proposals for non-residential uses will be permitted in Primary Residential Areas provided that they do not adversely affect residential amenity. Development that would create unacceptable noise, smell, safety and health impacts or excessive traffic generation will not be acceptable. The traffic impact of new development upon existing residents through inconvenience and detrimental effect will be taken into account. Such schemes falling within the scope of this policy will be considered against the above criteria as well as other policies of the Plan appropriate for the proposed use.
Outside the Primary Residential Areas and sites allocated under Proposal H16 for Carlisle, Brampton and Longtown, applications for residential development, including redevelopment and the change of use of vacant and underused buildings, will be only be permitted provided that:
1
satisfactory housing conditions can be achieved; and
2
the proposal will complement the existing character of the area; and
3
the proposal will not adversely affect the amenity of the area; and
4
satisfactory access can be provided; and
5
appropriate parking arrangements can be made.
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Housing - Policy H3 - *Residential Density
New residential development should achieve an average minimum net density of 30 dwellings per hectare.  Using land efficiently is a key consideration and exceptions to this must be justified by reference to the character of the surrounding area; the nature of the development proposed and the specific site considerations.  Within urban areas development will be expected to achieve a minimum net density of 40 dwellings per hectare and, where appropriate, higher densities close to the City Centre.
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Housing - Policy H4 - Residential Development On Previously Developed Land And Phasing Of Development
In order to achieve the higher target of 65% brownfield permissions in the urban area, applications for greenfield development in addition to any allocations in H16 will not be granted planning permission.  A sequential approach to site development will be applied and, in the context of Policy DP1, brownfield sites in unsustainable locations will not be given priority over more sustainably located greenfield sites.  Permission will be phased on sites over 20 dwellings in the urban area and over 10 dwellings in the rural area.
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Core Development Policies - Policy CP5 - Design 
All new development proposals will be assessed against the following design principles.  Proposals should:
1
Respond to the local context and the form of surrounding buildings in relation to height, scale and massing, and by making use of appropriate materials and detailing;
2
Take into consideration any important landscape or topographical features and respect local landscape character;
3
Reinforce local architectural features, where appropriate, promoting and respecting local distinctiveness;
4
Ensure all components of the proposal, such as buildings, car parking, access routes, open space and landscaping, are well related to one another to ensure a well integrated, successful and attractive development;
5
Ensure there is no adverse effect on the residential amenity of existing areas, or adjacent land uses, or result in unacceptable standards for future users and occupiers of the development;
6
Ensure the retention and enhancement of existing trees, shrubs, hedges and other wildlife habitats where possible. Where environmental features are lost as a result of the proposal, appropriate mitigation measures should be put in place and on-site replacement of those features will be sought;
7
Include landscaping schemes (both hard and soft) to assist the integration of new development into existing areas and ensure that development on the edge of settlements is fully integrated into its surroundings;
8
Ensure that the necessary services and infrastructure can be incorporated without causing unacceptable harm to retained features;
9
Ensure that the layout and design incorporates adequate space for waste and recycling bin storage and collection.
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Core Development Policies - Policy CP6 - Residential Amenity
The amenity of residential areas will be protected from inappropriate development where that development:
1
is for a use inappropriate for residential areas; and/or
2
is of an unacceptable scale; and/or
3
leads to an unacceptable increase in traffic or noise; and/or
4
is visually intrusive.
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Core Development Policies - Policy CP12 - Foul And Surface Water Sewerage And Sewage Treatment
Development will not be permitted where inadequate foul and surface water sewerage infrastructure and sewage treatment capacity exists, or where such provision can not be made within the time constraint of the planning permission.
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Core Development Policies - Public Transport, Pedestrians And Cyclists
New developments should offer a realistic choice of access by public transport, walking and cycling.  Priority should be given to the provision for safe and convenient pedestrian and cycle access including secure cycle parking provision facilities, where appropriate, in all new developments accessible to the public.
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Core Development Policies - Policy CP17 - Planning Out Crime
The design of all new development must contribute to creating a safe and secure environment, integrating measures for security and crime prevention and minimising the opportunity for crime.
The following points should be applied to all development proposals:
1
Security measures should be an integral part of the design
2
Developments should be laid out and buildings positioned to maximise natural surveillance with the intention of creating a sense of neighbourhood and deterring criminal and anti-social activity
3
Public and private spaces should have clearly defined boundaries.
4
Footpaths and cycleways should be designed to maximise their use and prevent opportunities for concealment, unauthorised access or provide a choice of escape routes.
5
Landscaping schemes be designed to ensure that they do not create secluded areas, opportunities for climbing or reduce natural surveillance.
6
Lighting should deter criminal and antisocial activity whilst minimising light pollution. CCTV may be considered necessary in certain circumstances.
Developers should, at the earliest stage possible, consult Architectural Liaison Officer to advise on measures to be incorporated for designing out crime.
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Leisure & Community Uses - Policy LC4 - Children’s Play and Recreation Areas
New family housing developments of 40 or more dwellings will be required to include, pro rata, the following standards of play space provision:
Outdoor playgrounds 150m2 per hectare
Informal playspace 270m2 per hectare
In addition to the above, on development sites of 5 hectares or over, 0.1 hectares of sports ground development per hectare will be required.
On smaller housing sites the developer will be required to make commuted payments towards the provision of play space in the locality if there is a deficiency of play space in the local area judged against the Audit of Open Space currently being carried out by the City Council as required by PPG 17.
Children's play and recreation areas required by this policy will be dedicated to the City Council for maintenance purposes and a commuted payment equivalent to 10 year's maintenance costs will be required.



