SCHEDULE A: Applications with Recommendation

13/0047

Item No: 14 Date of Committee: 19/04/2013
Appn Ref No: Applicant: Parish:
13/0047 Story Homes Burgh-by-Sands
Date of Receipt: Agent: Ward:
21/01/2013 13:02:38 Positive Planning Solutions Burgh

Ltd
Location:

Buck Bottom Farm, Burgh by Sands, CA5 6AN

Proposal: Erection Of 3No. Dwellings, Conversion Of Barn To 1No. Dwelling And

Demolition Of Outbuilding (Revised Application)

REPORT Case Officer: Stephen Daniel

1. Recommendation

1.1 It is recommended that this application is approved with conditions.

2. Main Issues

2.1 Whether The Proposal Is Acceptable In Principle

2.2  Impact Of The Proposal On The Burgh-by-Sands Conservation Area And
The Solway Coast Area Of Outstanding Natural Beauty

2.3 Impact On Listed Buildings

2.4  Impact Of The Proposal On The Living Conditions Of The Occupiers Of Any
Neighbouring Properties

2.5 Archaeological Issues

2.6  Nature Conservation Issues

2.7 Drainage Issues

2.8 Highway Matters

29 Trees

210 Affordable Housing

3. Application Details

The Site
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3.1

3.2

3.3

3.4

3.5

3.6

3.7

3.8

The site currently contains a number of farm buildings, some of which are
listed by virtue of being within the curtilage of the adjacent Grade Il Listed
Buck Bottom Farmhouse.

A large two-storey brick barn, under a slate roof (Building 3) lies in the
north-east corner of the site, in close proximity to the adjacent road. This
barn forms the northern most building in a line of three buildings that run
along the eastern boundary of the site. The north elevation of this building is
a solid brick gable, with a hipped roof, with the southern end of the roof
forming a gable. The front elevation, which faces Buck Bottom Farmhouse,
contains two windows, a door and a pitching door at first floor level.

A small, single-storey brick barn, with a slate roof (Building 5) is attached to
the southern end of Building 3. A large two-storey barn (Building 8), which is
constructed of a combination of brick and random rubble, under a concrete
tiled roof, adjoins the southern end of Building 5. This building is in a poor
state of repair, with sections having been re-built in new brickwork. A
lean-to, which has a corrugated sheet roof, has been added to the west
elevation.

A single-storey open fronted barn (Building 6), which is largely constructed of
steel sheeting, lies to the rear of the outbuildings at Buck Bottom Farm. A
single-storey cattle shed (Building 7), which is also largely constructed of
corrugated steel sheeting, is attached to the south of Building 6.

An open fronted barn (Building 9) is located towards the southern end of the
site. This building is constructed of concrete block walls (at low level), with
timber posts clad with corrugated sheeting, under a corrugated sheet roof.
This building was adjoined to the west by a similar sized building,
constructed of similar materials (Building 10) but this has been demolished.

The Grade Il Listed Buck Bottom Farm House is adjoined by the application
site to three sides and fronts onto the main road through Burgh. The
dwelling is a two-storey property, which is finished in rough render, under a
slate roof. A single-storey former barn, which is attached to the western side
of the farmhouse, has been incorporated into the dwelling.

A single-storey outbuilding, which is constructed of random rubble masonry
under a corrugated sheet roof, is located to the south of the farmhouse. This
building is attached to Building 6, which lies within the application site.

A structural survey of the existing buildings has been undertaken and this
has been submitted with the application. This recommends that Building 8
should be taken down, as it is structurally unsound and beyond economic
repair. The southern end of Building 5 is supported by the northern gable of
Building 8 and it is, therefore, recommended that Building 5 is also taken
down. In addition, buildings 6, 7 & 9, whilst not structurally unsafe, are
dilapidated sheds of no importance or potential use and should, therefore, be
taken down.
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3.9

3.10

3.1

There are two existing accesses to the site, one to the east of Buck Bottom
Farmhouse and one to the west.

Cross Farm adjoins the site to the east. This property, which is listed,
contains a farmhouse, a series of outbuildings and a cruck barn. The
property has a large rear garden which contains a number of trees that lie on
the boundary with the application site. Housesteads, a large detached
property which sits within a large plot, lies to the west of the application site.
The main road through Burgh runs to the north of the site, with residential
properties lying on the opposite side of the road to the application site. Open
fields adjoin the site to the rear (south).

The site lies within the Burgh-by-Sands Conservation Area, the Solway Coast
Area of Outstanding Natural Beauty (AONB) and the Hadrian’s Wall World
Heritage Site Buffer Zone. In addition, the site lies immediately to the north
of The Vallum and close to the site of Burgh-by-Sands Roman Fort.

Background

3.12

3.13

In October 2007, Conservation Area Consent was granted for the demolition

of brick built & tin barns prior to site redevelopment (07/0802).

There have been a number of applications to redevelop the site for housing,
with the number of units proposed ranging from four to nine (including one
barn conversion) but all of these have been withdrawn prior to determination,
to re-consider the scale and design of the proposals.

The Proposal

3.14

3.15

3.16

The proposal is seeking planning permission for: the conversion of the
two-storey barn at the front of the site to a dwelling; the demoilition of
outbuildings; and for the erection of three new dwellings within the site

The two-storey barn (Building 3) would be converted into a dwelling, with the
attached barns (Buildings 5 & 8) being demolished. The existing openings in
the front (west) elevation would be re-used to create three windows and patio
doors. Three new windows would be added to the north elevation, which
faces the road, one at ground floor level and two at first floor. A door and a
window at first floor level would also be added to the south elevation, which
would be adjoined by a car port. The car port would be built off the existing
rear wall of the existing barn (Building 5) that is to be largely demolished.
Three rooflights would also be added to the east facing roofslope. The
dwelling would contain an open plan kitchen/ dining area, a lounge, a w.c.
and a hall to the ground floor and four bedrooms (two en-suite) and a
bathroom to the first floor. A 1.8m high stone wall would be erected to the
front of the building to create a private garden space and this would include a
patio area adjacent to the dwelling.

A new detached dwelling (Plot 2) would be erected to the south of Plot 1, in
close proximity to the boundary with Cross Farm. The front elevation of this
dwelling would face west, with a side elevation facing Plot 1. It would
measure 5m to the eaves and 8m to the ridge and would be constructed of
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brick under a slate roof. A single garage would be attached to the south
elevation of the dwelling. The dwelling would contain an open plan kitchen/
dining area, a lounge, a utility, a w.c. and a hall to the ground floor, with four
bedroom (one en-suite) and a bathroom to the first floor. The dwelling would
have a small rear garden and a larger garden to the side (north), which would
contain a patio, and which would be enclosed by a 1.8m wall.

3.17 Two further dwellings (Plots 3 & 4) would be located towards the southern
section of the site, with the front elevations of the properties facing north.
Plot 3 would contain a blank two-storey gable, which would lie in close
proximity to the garage of Plot 2 and which would have windows in the side
elevation facing Plot 4. The majority of the windows would be in the rear
elevation, which would overlook fields. A double car port would link Plots 3 &
4. Plot 4 would be a conventional two-storey dwelling, which would have a
front elevation facing north, with the rear elevation, which would face open
fields, containing the maijority of the windows. Both dwellings would be
four-bedroom properties and would be constructed of brick, with stone quoins
and window surrounds, under a slate roof. Both properties would contain
rear gardens, which would be separated from each other by a solid timber
fence and from the fields to the rear by a post and wire fence. Plot 3 would
also have a small garden to the side but this would be partly overhung by
trees from the neighbouring property, Cross Farm.

3.18 The two existing accesses into the site, which lie to the east and west of Buck
Bottom Farmhouse, would be connected to create a one-way system through
the site, with the access running to the rear of the existing outbuilding at Buck
Bottom Farm. Existing cobbles would be used at the entrance to the site and
an existing gate post from the site would be re-located near to the entrance.
Block paving would be used to provide access from the road to the individual
properties.

3.19 Foul water from the site would be connected to an existing foul sewer that
runs beneath the public highway to the front of the site. Surface water would
connect to an underground attenuation tank which would have a hydrobrake
control device installed directly downstream. As a consequence, post
development surface water discharge from the site would be limited to a
greenfield runoff rate of 3 litres per second. Surface water would connect to
an existing private manhole in the south west corner of the site, which
discharges to the beck to the west of the site, via a private off-site sewer.

4. Summary of Representations

4.1 This application has been advertised by means of site and press notices as
well as notification letters sent to fifteen neighbouring properties. Two letters
of objection have been received which make the following points:

e the plot boundary on the proposed drainage plans (DWGO05 Drainage Layout
130047 21012013 101) is incorrect and the proposed drainage for the rear
surface water of plot 1 is outside the plot boundary and is on land owned by
Cross Farm;
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there is still no demarcation of the boundary between Cross Farm and the small
strip of land belonging to plot 1 fronting on to the road. Although there is a fence
in place the boundary of plot 1 should show this;

the proposed drainage plan shows the drainage running within 2 mtrs of the
western side walls of Cross Farm and the Bothy. If this is to be a new drain then
it is unacceptably close to these 2 buildings. The proposed drainage plan does
not show Cross Farm cruck barn;

the proposed car ports should be reduced in size and replaced with single
garages. This would enable plot 4 to be moved back to the position proposed in
application 12/0413 while leaving plots 2 and 3 as shown. Some re-design of the
entrance road to mirror the exit road would improve the proposal. Replacing the
car ports with single garages would give the added advantage of giving the
occupiers somewhere secure to store vehicles, garden tools, lawn mowers etc;

this development includes 3 properties sharing a boundary with Cross Farm - 2
of these are new large two-storey houses within a few metres of the boundary.
The ‘guest’ bedroom of plot 2 has 1 window which may overlook the private
courtyard of Cross Farm and the kitchen window of Cross Farm;

there should be no digging whatsoever within 5 metres and no mechanical
digging, vibration compacting or pile driving within 10 metres of Buck Bottom
Farm, Cross Farm and Cross Farm Cruck Barn (all listed mass clay buildings
with no foundations) and The Bothy (listed random cobble walled building with no
foundations);

digging for the drainage at the rear of plots 2 & 3 is too close to the trees and to
the clay barn and cobble barn, which have no foundations. The buildings are too
close to the trees, which may give rise to complaints of leaves blocking gutters,
shading, etc;

the proposed 1.8m high concrete rendered wall around the front garden of plot 2,
would be much better as a random cobble wall in keeping with the rest of the
village;

the proposal is to keep the rear wall of the existing barn, but dropping it to a
height of 1.8m - this might not survive the building works and extra care should
be taken - a watch should be placed on this area during the works;

there is no mention on the proposals as to any cutting back of branches of the
existing mature Ash tree and Birch trees which are on the Cross Farm side of the
boundary. These will overhang the gardens of the proposed buildings
overshadow the rear elevation of the dwellings. Because the rear walls of the
proposed buildings are located so close to the boundary fence, this will cause an
overbearing and oppressive outlook;

need to ensure existing trees are protected during development;

this development is not in scale, proportion or character with any of the existing
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or surrounding buildings;

this development would adversely affect the residential amenity of Cross Farm,
and would result in unacceptable standards for future users and occupiers of the
proposed development;

object to the re-positioning of Plots 3 & 4 - Plot 4 would be right on the boundary
with Housesteads and would increase loss of privacy and amenity to occupiers of
this dwelling. The proposal could effect existing trees in the garden of
Housesteads;

plot 4 should be aligned as far as possible towards the north-east to reduce the
overlooking of Housesteads;

the single window in the west elevation should be obscure glazed;

a section of the rear boundary fencing between Plot 4 and Housesteads is shown
as 0.9m post and wire fence - this should be changed to 1.8m close boarded
fencing in order to provide immediate privacy and security.

Summary of Consultation Responses

Cumbria County Council - (Highway Authority): - no objections, subject to
conditions;

Burgh-by-Sands Parish Council: - unhappy about the mixed drainage/ foul
water plan and the impact on the current system. The figures presented for
peak flow remain incredible. A survey of the mixed sewerage pipework
infrastructure capacity in this part of Burgh should be undertaken before
development. The disposal of surface water from the site is into a private
water system which then discharges into natural systems, which are already
overloaded. The addition of these houses discharging into an already
overloaded foul system will have an unpleasant effect on other dwellings;
Cumbria County Council - (Archaeological Services): - no objections, subject
to conditions;

Natural England - relating to protected species, biodiversity & landscape: - no
objections, subject to conditions;

English Heritage - North West Region: - no objections, subject to conditions.
The proposed archaeological excavation area needs to be adjusted to include
the whole site area;

Northern Gas Networks: - no objections;

Solway Coast AONB Unit: - comments awaited;

Community Engagement, Housing and Health: - request a commuted sum in
relation to 4 units being created;

Conservation Area Advisory Committee: - some concern was raised over the
three new windows in the road elevation of the converted barn Plot 1. Can
this quantity be reduced, perhaps by additional rooflight to bedroom 37?;
excessive windows to front elevation; concern over ‘domestication’ of barn
through proposed fenestration - can hayloft window be modified to be a plain
opening rather than a domestic style sash opening?; strongly suggest
retention of existing ground floor door opening to barn rather than widening;
incorrect elevation compared to floorplans on barn conversion — upper floor
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6.

windows are omitted on plan; lack of clarity over boundary treatments e.g.
rendered wall legend on proposed site plan is ascribed to stone wall to Plot 1;
quoins to plots 3 and 4 are very undersized - suggest increasing dimensions
by at least 50% to reflect traditional building proportions. Recommendation —
suggest that the proposal should be recommended for approval subject to
modification of the above.

Officer's Report

Assessment

6.1

6.2

6.3

6.4

6.5

The relevant planning policies against which the application is required to be
assessed are Policies DP1, DP9, H1, H5, LEG6, LE7, LE9, LE12, LE13, LE14,
LE15, LE19, CP2, CP3, CP5 and CP12 of the Carlisle District Local Plan
2001-2016. The proposals raise the following planning issues:

1. Whether The Proposal Is Acceptable In Principle

The site is located within the village of Burgh-by-Sands, which is identified as
a Local Service Centre in the adopted Local Plan. Residential development
on the site is, therefore, acceptable in principle.

2. Impact Of The Proposal On The Burgh-by-Sands Conservation Area
And The Solway Coast Area Of Outstanding Natural Beauty

The proposal would convert the existing two-storey brick barn that lies
adjacent to the main road through Burgh into a dwelling. The two brick barns
which adjoin this, and which are structurally unsound, would be demolished,
with the exception of part of the back wall, which would be incorporated into a
new car port which would be attached to the converted barn. A new detached
dwelling would be erected to the south of the converted barn, with two further
dwellings being erected towards the southern end of the site. A range of
barns would be demolished to make way for these two new dwellings, but
these are largely constructed of corrugated steel sheeting and are unsightly.
The new dwellings, which would be of an acceptable scale, would be
constructed of brick, with stone quoins and window surrounds, under a slate
roof.

The Conservation Area Advisory Committee has raised concerns about the
insertion of three new windows in the roadside elevation of the converted
barn. These windows have, however, been agreed with the Council’s
Heritage Officer following a site meeting and have resulted in the removal of
two new windows at first floor level in the front elevation of the building. It has
also raised concerns about the hayloft window in the converted barn being too
domestic in appearance and the quoins proposed in the two new dwellings to
the rear of site being undersized. Conditions have been added to the consent
of ensure that details of the hayloft window in the converted barn and the
details of the quoins on Plots 3 & 4 are agreed with officers prior to the
commencement of development.

A 1.8m high stone wall would be erected to the front of the converted barn in
close proximity to the road. Existing cobbles would be used at the entrance to
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6.6

6.8

6.9

6.10

6.11

6.12

the site and an existing gate post from the site would be re-located near to the
entrance.

In light of the above, the proposal would not have an adverse impact on the
character or appearance of the conservation area or on the AONB.

3. Impact On Listed Buildings

The brick barns within the application site are listed as curtilage buildings to
the adjacent Buck Bottom Farmhouse. The two-storey brick barn would be
retained and converted into a dwelling. The main changes would involve the
insertion of three new windows in the roadside elevation; a new door and
window in the south elevation; and the insertion of three rooflights in the east
facing roofslope. The Council’s Heritage Officer has raised no objections to
these changes.

The other two brick barns on the site would be largely demolished, with only
part of the rear wall being retained. A structural survey has been submitted
which recommends that these buildings should be taken down as they are
structurally unsound and beyond economic repair. The other barns to be
demolished are largely constructed of corrugated steel sheeting and are in a
poor state of repair. In 2007, Conservation Area Consent was granted for the
demolition of all of the barns that are to be demolished as a result of this
application. Applications for Conservation Area Consent and Listed Building
Consent for the demolition of the barns have also been submitted (13/0046 &
13/0048).

Buck Bottom Farmhouse is listed and this property is adjoined by the
application site to the south, east and west. The converted barn and access
into the site would lie to the east of the property; two new dwellings would lie
to the south; and the egress from the site would adjoin it to the west. The
proposed new dwellings to the rear would be of an appropriate scale and
design and would be separated from the main farmhouse by an outbuilding
that lies to the rear. The design of the converted barn would be acceptable
and this would be enclosed by a 1.8m stone wall. The proposed access into
the site would use existing cobbles and would be adjoined by an original
gatepost from the site.

Cross Farm, which adjoins the site to the east is also listed and this dwelling
contains a cruck barn which is constructed of clay with no foundations. This
cruck barn would lie in close proximity to one of the new dwellings and the
owner of Cross Farm is concerned that construction works on the site could
affect the stability of the barn. In order to safeguard this listed building,
conditions have been added to the permission to prevent excavation within
5m of this barn and to ensure that any excavation/ construction within 10m of
this building is carried out by hand.

In light of the above, the proposal would not have an adverse impact on any
Listed Buildings within or adjacent to the site.

4. Impact Of The Proposal On The Living Conditions Of The Occupiers
Of Any Neighbouring Properties
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6.13

6.14

6.15

6.16

6.17

6.18

6.19

6.20

The occupiers of Cross Farm have raised concerns about a bedroom window
at first floor level in the side elevation of Plot 2 overlooking their property.

This window would, however, be over 22m away from the rear elevation of
Cross Farm and would not directly face it. Whilst there would be two windows
on the rear elevation of Plot 2, which would overlook part of the garden of
Cross Farm, one of these would serve an en-suite bathroom, with the other
serving a bedroom. Overlooking of the garden from a single bedroom window
would be acceptable, particularly given that existing trees on the boundary
would help to limit overlooking. Whilst Plot 3 would have a side elevation
facing the rear section of the garden of Cross Farm, this would only contain a
bathroom window at first floor level.

Housesteads adjoins the site to the west and Plot 4 would lie in close
proximity to the boundary with this property. The rear elevation of this
property would be over 30m away from the front elevation of Plot 3 and would
not directly face it. Whilst the side elevation of Plot 4 would face the bottom
section of the rear garden of Housesteads, this would only contain an en-suite
bedroom window at first floor level. The occupier of Housesteads has raised
concerns about the use of a 0.9m post and wire fence on the boundary with
Plot 4. A condition has been added to the permission which requires the
applicant to submit details of proposed boundary treatment.

The dwellings on the opposite side of the road to the application site would
have front elevations over 35m away from the side elevation of Plot 1.

In light of the above, the proposal would not have an adverse impact on the
living conditions of the occupiers of any neighbouring properties through loss
of light, loss of privacy or over-dominance.

5. Archaeological Issues

The site is of high archaeological significance and the applicant has,
therefore, commissioned an archaeological evaluation of the site. This has
revealed important Roman archaeological remains surviving below ground
that are likely to relate to the civilian settlement. The County Archaeologist
considers that the remains are of sufficient worth to require an archaeological
investigation to record them in advance of development and this has been
secured by condition.

The County Archaeologist considers that the barn proposed for conversion is
of some historic interest and has requested that an archaeological building
recording programme is undertaken in advance of development. This has
been secured by condition.

6. Nature Conservation Issues

Bat and Barn Owl Surveys have been undertaken at the site. Bats were
found to be present within the site and a number of mitigation measures,
including the creation of new roosts within the site, are identified within the
Bat Survey (Delivery Information). These will be ensured by condition.

Barn owls were found to be nesting in a barn on the north side of the road.
These buildings were the subject of a separate planning application for the
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6.21

conversion of the barns to two dwellings (12/0416) and this permission
included conditions to ensure habitat creation for barn owls.

7. Drainage Issues

The Parish Council has raised concerns about the impact the proposal might

have on drainage within the village.

6.22

6.23

6.24

6.25

6.26

Foul water from the site would be connected to an existing foul sewer that
runs beneath the public highway to the front of the site.

Surface water would connect to an underground attenuation tank which would
have a hydrobrake control device installed directly downstream. As a
consequence, post development surface water discharge from the site would
be limited to a greenfield runoff rate of 3 litres per second. The proposed
drainage would, therefore, be acceptable and would be ensured by way of
condition.

8. Highway Matters

County Highways has been consulted on the application and has no
objections, subject to the imposition of conditions.

9. Trees

Following concerns from the Tree Officer, Plot 3 has been moved further to
the west to ensure that it is outside the Root Protection Areas of existing
trees. The Tree Officer has no objections to the amended plans, subject to
conditions to deal with tree protection and landscaping.

10.  Affordable Housing

The application proposes the creation of four new dwellings and, therefore, in
accordance with Policy H5 of the adopted Local Plan, an element of
affordable housing must be incorporated. On this site, the affordable housing
provision equates to 0.4 of a unit (i.e. 10% of 4 units). Given that the Council
cannot reasonably request a full affordable unit from the developer, the
Housing Strategy Team has requested a commuted sum and this would need
to be secured through a Section 106 Agreement.

Conclusion

6.27

In overall terms, the proposal is acceptable in principle. The proposal would
not have an adverse impact on the Burgh-by-Sands Conservation Area; the
Solway Coast Area of Outstanding Natural Beauty; any Listed Buildings;
archaeology; or on protected species. The proposal would not have an
adverse impact on the living conditions of the occupiers of any neighbouring
properties through loss of light, loss of privacy or over-dominance. The
proposed access and parking and proposed drainage are acceptable. In all
aspects, the proposals are considered to be compliant with the objectives of
the relevant adopted Local Plan policies.
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7.

7.1

7.2

Planning History

In October 2007, Conservation Area Consent was granted for the demolition
of brick built & tin barns prior to site redevelopment (07/0802).

A number of applications for the conversion of one on the barns to a dwelling
and for the erection of three or eight new dwellings on the site have been
withdrawn prior to determination.

Recommendation: Grant Subject to S106 Agreement

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).

The approved documents for this Planning Permission application comprise:

the submitted planning application form received 21st January 2013;

the Location Plan (drawing number BBFS-LP) received 21st January

2013;

the Area of Excavation plan received 22nd March 2013;

the Report on Structural Inspection received 21st January 2013;

the Archaeological Evaluation Report received 21st January 2013;

the Level 1 Standing Building Survey received 21st January 2013;

the Design and Access Statement received 21st January 2013;

the Proposed Site Plan (drawing number BBFS-PSP Rev G) received

22nd March 2013;

the Tree Constraints Plan (drawing number BBFS-TCP Rev C)

received 22nd March 2013;

10. the Drainage Layout (drawing number 101P3) received 22nd March
2013;

11. Plot 1 plans (drawing numbers PL1-EXPLE; PL1-EXPLP; PL1-PLE1
Rev C; PL1-PLP1 Rev A) received 22nd March 2013;

12. Plot 2 plans (drawing numbers PL2-PLE1 Rev B; PL2-PLP Rev A)
received 21st January 2013;

13. Plot 3 plans (drawing numbers PL3-PLE1 Rev B; PL3-PLP1 Rev A)
received 22nd March 2013;

14. Plot 4 plans (drawing numbers PL4-PLE1 Rev B; PL4-PLP1 Rev A)
received 22nd March 2013;

15. the Barn Owl Survey received 21st January 2013;

16. the Drainage Strategy Statement received 21st January 2013;

17. the Bat Survey (Background and Supporting Information) received 21st
January 2013;

18. the Bat Survey (Delivery Information) received 21st January 2013;

19. the Tree Survey plans (drawing number TS/01 sheet 1 of 3) received

21st January 2013;

N —
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20. the Tree Survey plans (drawing number TS/02 sheet 2 of 3) received
21st January 2013;

21. the Tree Survey plans (drawing number TS/03 sheet 3 of 3) received
21st January 2013;

22. the Tree Survey received 21st January 2013;

23. the Schedule of Trees received 21st January 2013;

24. the Notice of Decision; and

25. any such variation as may subsequently be approved in writing by the
Local Planning Authority.

Reason: To define the permission.

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

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

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.

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

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

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

Reason: To ensure a satisfactory means of surface water and foul
drainage disposal and in the interests of highway safety and
environmental management, to accord with Policy CP12 of the
Carlisle District Local Plan 2001-2016.
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10.

11.

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
dwellings to be erected in accordance with this permission, within the
meaning of Schedule 2 Part (1) of these Orders, without the written approval
of the Local Planning Authority.

Reason: To ensure that the character and attractive appearance of the
buildings is not harmed by inappropriate alterations and/or
extensions and that any additions which may subsequently be
proposed satisfy the objectives of Policy CP5 of the Carlisle
District Local Plan 2001-2016.

For the duration of the development works, existing trees to be retained shall
be protected by suitable barriers erected and maintained in accordance with
details to be approved in writing by the Local Planning Authority. The
Authority shall be notified at least seven days before work starts on site so
that barrier positions can be established. Within this protected area there
shall be no excavation, tipping or stacking, nor compaction of the ground by
any other means.

Reason: To protect trees and hedges during development works, in
accordance with Policy CP3 of the Carlisle District Local Plan
2001-2016.

No development shall commence until full details of the mitigation measures
proposed in relation to bats, together with the timing of these works, have
been submitted to and approved, in writing, by the Local Planning Authority.

Reason: In order to enhance the habitat for bats in accordance with
Policy CP2 of the Carlisle District Local Plan 2001-2016.

No development shall commence within the site until the applicant has
secured the implementation of a programme of archaeological excavation in
accordance with a written scheme of investigation which has been submitted
by the applicant and approved by the Local Planning Authority.

Reason: To afford reasonable opportunity for the examination and
recording of the remains of archaeological interest that survive
within the site.

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

Reason: To ensure that a permanent and accessible record by the public is
made of the archaeological remains that have been disturbed by
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12.

13.

14.

15.

16.

the development.

Prior to the carrying out of any construction works the existing building
(Building 3) affected by the proposed development shall be recorded in
accordance with a Level 2 survey as described by English Heritage’s
document Understanding Historic Buildings A Guide to Good Recording
Practice, 2006. Within 2 months of the commencement of construction
works 3 copies of the resultant level 2 survey report shall be furnished to the
Local Planning Authority.

Reason: To ensure that a permanent record is made of the building of
architectural and historic interest prior to its alteration as part of
the proposed development.

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

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

There should be no excavation of any kind within 5 metres of the Listed
cruck barn at Cross Farm. The excavation of the foundations and the
construction of any buildings within 10 metres of the Listed cruck barn at
Cross Farm shall be carried out by hand.

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

The access road and, parking areas etc shall be constructed, drained and lit,
to the satisfaction of the Local Planning Authority and in this respect full
constructional details shall be submitted to the Local Planning Authority for
approval before work commences on site. No work shall be commenced
until a full specification has been approved. Any works so approved shall be
substantially complete before the superstructure works commence.

Reason: To ensure a minimum standard of construction in the interests
of highway safety and to support Local Transport Plan Policies
LD5, LD7 & LDS8.

The access and parking/turning requirements, shown on the Plan, shall be
substantially met before building work commences on site, so that
constructional traffic plant and materials etc: can be accommodated clear of
the highway. Once complete they shall be retained capable of use thereafter
and shall not be altered without the prior consent of the Local Planning
Authority
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17.

18.

19.

20.

21.

Reason: The carrying out of building works without the provision of these
facilities is likely to lead to inconvenience and danger to road
users. Retention of the facilities ensures an appropriate
standard of parking and access for as long as the use
continues and to support Local Transport Policies LD5, 7 & 8.

No dwelling shall be occupied until the vehicular access and parking
(including car barns/garages) facilities have been completed in accordance
with the approved plans and brought into use. These facilities shall be
retained and capable of use at all times thereafter and shall not be removed
or altered without the prior consent of the Local Planning Authority.

Reason: To ensure a minimum standard of access provision when the
development is brought into use and to support Local Transport
Plan Policies LD5, LD7 & LD8.

The whole of both vehicular accesses (the area between the carriageway
edge and the highway boundary) shall be re-constructed and drained to the
specification of the Local Highways Authority. (For the avoidance of doubt,
this included provision of Dig: 835/836 ENTRY ONLY/EXIT ONLY Roadsigns
mounted appropriately at each access, IN being the eastern and OUT being
the western).

Reason: In the interests of road safety and to support Local Transport
Plan Policies LD5, LD7 & LDS8.

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/ en-suite windows in the rear elevation of
Plot 2, the front and side elevations of Plot 3, and the side elevations of Plot
4 shall be obscure glazed and thereafter retained as such to the satisfaction
of the Local Planning Authority.

Reason: In order to protect the privacy and amenities of residents in
close proximity to the site in accordance with Policy CP5 of the
Carlisle District Local Plan 2001-2016.

Prior to the commencement of development, details of the proposed
rainwater goods and their means of fixing to the proposed dwellings shall be
agreed in writing by the Local Planning Authority. The rainwater goods shall
then be installed in accordance with these details.

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

Prior to the commencement of development, details of the proposed first
floor window in the front elevation of Plot 1 shall be submitted to and
approved in writing by the Local Planning Authority. The window shall then
be installed in accordance with these details.
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22.

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

Prior to the commencement of development, details of the proposed quoins
on Plots 3 & 4 shall be submitted to and agreed in writing with the Local
Planning Authority. The quoins shall then be constructed in accordance with
these details.

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