Committee Minutes



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

	Item no: 01
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	08/0904
	 Mr B Rose
	Carlisle

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	04/09/2008
	Mr P Malthouse
	Castle

	
	
	

	Location:
	
	Grid Reference:

	Carlisle College, Victoria Place, Carlisle, Cumbria, CA1 1HG
	
	340510 556100

	
	
	

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


Grant Permission 

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

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



	2.
	The development permitted by this planning permission shall not be initiated by the undertaking of a material operation as defined in section 56(4)(a)-(d) of the Town and Country Planning Act 1990 in relation to the development until a planning obligation pursuant to s.106 of the said Act relating to the land has been made and lodged with the Local Planning Authority and the Local Planning Authority has notified the persons submitting the same that it is to the Local Planning Authority's approval. The said planning obligation will provide for the payment of a commuted sum of £29750 by the applicant as a contribution towards improvements to the cycle network in the immediate vicinity, the upgrade of the current pedestrian facilities (across Victoria Place), and to enable a review to take place of the local waiting restrictions in operation.

Reason: 
In accordance with Policy CP16 of the Carlisle District Local Plan 2001-2016.



	3.
	Not to commence development (outside of demolition and site clearance) until the developer/applicant has submitted to, and it has been approved in writing by the Local Planning Authority ("the LPA"), a plan and/or program showing the proposed phasing of the development (inclusive of the proposed access, parking and required "raised table" crossing of Strand Road). The development shall thereafter proceed only in accordance with the approved phasing and/or program or such variation to that plan and/or program as may subsequently be agreed in writing by the LPA.
Reason:
To secure in the public interest a satisfactorily correlated order of development that safeguards the living conditions of neighbouring residents and highway safety.



	4.
	Not to commence demolition and site clearance until a construction management plan ("the plan") specifying measures for construction traffic accessing the site has been submitted to and approved in writing by the Local Planning Authority.  Construction traffic shall only enter and leave the site via accesses and at times of the day as contained in the agreed construction management plan.

Reason:
To safeguard the amenity of neighbouring residents and in the interests of highway safety in accordance with Local Transport Plan Policies S3 and LD9.



	5.
	Not to commence the development until the developer/applicant has prepared and submitted to the Local Planning Authority ("the LPA") a Travel Plan which shall identify the measures that will be undertaken by the applicant/occupier to encourage the achievement of a modal shift away from the use of private cars to visit the premises to sustainable transport modes.  Following approval in writing by the LPA, the measures identified in the Travel Plan shall be implemented by the applicant within 12 months of the development (or any part thereof) commencing use.  An annual report reviewing the effectiveness of the Travel Plan, including any necessary amendments or measures shall be subsequently prepared by the applicant/occupier and submitted to the LPA for approval and thereafter implemented. 

Reason:
To aid in the delivery of sustainable transport objectives in accordance with the underlying objectives of Policy CP16 of the Carlisle District Local Plan 2001-2016.



	6.
	Not to commence development (outside of demolition and site clearance) until details have been submitted to and approved in writing by the Local Planning Authority of a "raised table" crossing Strand Road (from the proposed car park) to enable safe access for pedestrians and those using wheelchairs and pushchairs.  

Reason:
In accordance with Policy CP16 of the Carlisle District Local Plan 2001-2016.



	7.
	Not to commence demolition or site clearance until a plan has been submitted to and approved in writing by 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 works is likely to lead to inconvenience and danger to road users and to support Local Transport Plan Policies S3 and LD9.



	8.
	The parking area shall be constructed and drained in accordance with plans to be submitted to and approved in writing beforehand by the Local Planning Authority and shall not be used except for the parking of vehicles in connection with the development hereby approved.

Reason:
To ensure the proposed off-street parking is provided in accord with Policy T1 of the Carlisle District Local Plan 2001-2016.



	9.
	Ramps shall be provided on each side of every road junction to enable wheelchairs, prams and invalid carriages to be safely manoeuvred at kerb lines.  Details of all such ramps shall be submitted to the Local Planning Authority for approval before development commences (outside of demolition and site clearance).  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 LD12 and LD7 and Structure Plan Policy L49.



	10.
	Efficient means shall be installed for cleaning all vehicles leaving the site (with the exception of public cars), maintained for the life of operations (inclusive of demolition, site clearance and construction) and used to ensure that no slurry, mud or other material from the site is deposited upon the public highway.  Adequate drains shall be installed to ensure that water from any wheel wash does not flow onto the public highway.

Reason:
To avoid danger and inconvenience to road users.



	11.
	The operator shall maintain on site during operations (inclusive of demolition, site clearance and construction) a water bowser or other dust suppression system and during periods of dry weather shall spray the haul roads working areas, plant area and stock piling areas with water to satisfactorily suppress dust in order that it does not constitute a nuisance outside the site.

Reason:
To prevent disturbance: nearby occupants.



	12.
	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 (outside of demolition and site clearance) is commenced.

Reason:
To ensure the works safeguard the character of the area in compliance with Policy CP5 of the Carlisle District Local Plan 2001-2016.



	13.
	Details shall be submitted of the proposed hard surface finishes to all public and private external areas within the proposed scheme and approved by the Local Planning Authority before any site works commence (outside of demolition and site clearance), and the approved scheme shall be implemented in accordance with a phasing scheme for the works hereby approved.

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



	14.
	No development (outside of demolition and site clearance) shall take place until details of a landscaping scheme, including the proposed "green screen" and any street furniture associated with the proposed "linear park", have been submitted to and approved by the Local Planning Authority.

Reason:
To ensure that a satisfactory landscaping scheme is prepared in accord with Policy CP3 of the Carlisle District Local Plan 2001-2016.



	15.
	All works comprised in the approved details of landscaping and street furniture for the constituent phases of the development hereby permitted shall be carried out contemporaneously with the completion of each phase or, in the alternative, by not later than the end of the planting and seeding season following the completion of that phase of the development.

Reason:
To ensure that a satisfactory landscaping scheme is implemented in accordance with Policy CP3 of the Carlisle District Local Plan 2001-2016.



	16.
	Trees, hedges and plants shown in the landscaping scheme to be retained or planted which, during the development works or a period of five years thereafter, are removed without prior written consent from the Local Planning Authority, or die, become diseased or are damaged, shall be replaced in the first available planting season with others of such species and size as the authority may specify.

Reason:
To ensure as far as possible that the landscaping scheme is fully effective in accord with Policy CP3 of the Carlisle District Local Plan 2001-2016.



	17.
	Prior to the commencement of development (outside of demolition and site clearance) there shall be submitted to and approved in writing by the Local Planning Authority details of the proposed security measures with particular regard to the means of enclosure/boundary treatment (inclusive of the proposed car park), lighting, cycle parking and CCTV.  All of the aforementioned security measures for the constituent phases of the development hereby permitted shall be carried out contemporaneously with the completion of each phase.

Reason:
In order to ensure that the development complies with Policy CP16 of the Carlisle District Local Plan 2001-2016.




Summary of Reasons for the Decision


Carlisle College campus comprises five property holdings namely:

a)
the main collection of buildings contained by Victoria Place, Compton Street, Hartington Street and Strand Road;

b)
the buildings located on the northern side of Strand Road linked by an overhead walkway;

c)
Chatsworth House located at the corner of Victoria Place and Chatsworth Square;

d)
St Paul's Church Hall at the junction of Strand Road and Compton Street; and,

e)
Swifts Mews bounded by Georgian Way and Strand Road.


This application relates to those elements which front onto Compton Street, Hartington Street and Strand Road and for the purposes of this application have been annotated buildings “A”, “B”, “C” and “D”.  Building A is the recently constructed four storey block which fronts onto Victoria Place and houses engineering, science, general teaching areas.  Building B is sandwiched between buildings A and C and is a five storey block which provides accommodation for catering, IT, management and administration.  Building C consists of a single storey element fronting the southern side of Strand Road and an attached three storey block which originally housed engineering, car maintenance, electronics and plumbing.  On the opposite side of Strand Road there is building D which has single and four storey elements that provide accommodation for construction, the refectory and temporary administration functions.


Carlisle College campus is set within the context of Trinity School and two former semi-detached houses on the northern side of Strand Road which are used as classrooms; the terraced residential properties on the western side of Strand Road; the Central Clinic and two houses on the eastern side of Hartington Street; and, the terraced houses on the southern side of Strand Road.  The site slopes from south to north and west to east.   



A public footpath (Zero Path) runs along the western side of building D leading to Dukes Road and the Sands Centre.  Building A fronting Victoria Place is within the Chatsworth Square Conservation Area.  There are grade II Listed Buildings at 1 Compton Street, 36 - 46 Victoria Place, 22 and 23 Chatsworth Square, and the railings/walls and gates of Chatsworth Square gardens. 
 

A space-needs assessment was undertaken by the College in 2003 which identified that the gross internal area of the College was 22,699 square metres but on the basis of 2002/03 course provision the maximum area actually required was 9,886 square metres.  A study of the College's future prospects concluded that by 2007/08 the "Guided Learning Hours" would have recovered from 817,410 in 2002/03 to 973,488.  As a result it was determined that the most economic approach was to demolish all but 5,385 square metres of the current campus and then to re-build an area amounting to 6,067 square metres i.e. a total floor space of 11,452 square metres.  In June 2004, under application 04/0520, planning permission was given to redevelop the entire campus with a revised scheme, application 05/0838, approved in 2005.


In 2005 the College commenced the implementation of the schemes approved under 04/0520 and 05/0838 by the demolition and replacement of building A which now has 5,326 sq.m of floor space.  In May 2007 a further feasibility study concluded that the College could be redeveloped in a phased manner but based on a different scheme to that already given permission.


The current application shows the demolition of the existing buildings B, C and D providing over 9,000 sq.m of accommodation leading to a total floor space of over 15,000 sq.m which is over 7,000 sq.m less than the current overall campus.   


The submitted plans show the provision of a main “entrance plaza” and access via Compton Street with a centrally positioned secondary Strand Road entrance.  Building D would become a 122/125 space car park with bicycle storage and a “linear park” for socialising.  The Compton Street elevation consists of the replacement buildings B and C.  Building B is shown to have a three storey brick stairwell and glazed atrium with a centrally positioned projecting bay framed by copper cladding on the second floor.  The projecting bay serving what is referred to as the 14-19 Centre.  Proposed building C has five floors with the walls externally faced in brickwork, glazing and Kalwall panels.  At the corner of Compton Street with Strand Road there is a bay of three floors which projects beyond the glazed ground and first floors by 5.0m.  Building C continues around and along Strand Road with the glazing on the ground and first floors with upper three floors clad in brickwork.  The glazed entrance from Strand Road, that is shown to have a copper clad main entrance canopy, provides the linking element with the three storeys of replacement building D.  The Hartington Street elevation consists of the gable end of building D and the composite panelled with recessed brick columns of building E.


Documents accompanying the application include a Flood Risk Assessment, Transport Assessment, Archaeological Assessment,   Environmental Strategy, Landscape and Public Realm Strategy, Design and Access Statement, Delivery of Goods Statement, and Sun Cast Investigation Report.


The submitted Flood Risk Assessment concludes that the application site is situated in Flood Zones 1 and 2 classifying the site as being at low to medium vulnerability to flood risk from the River Eden - the College itself did not suffer from the January 2005 flood event.  As the redevelopment is to be constructed over the existing site, the impermeable areas should not be increased by the proposed development. The Assessment concludes that soakaways are not possible and therefore recommends that surface water should be discharged into the existing UU public combined sewage system; run off from the site should be attenuated; flood resilient construction measures should be utilised within the redevelopment area; a 30% increase in flows should be allowed within site attenuation design; and, the entire College should be logged onto the areas flood warning systems.

From the submitted Transport Assessment the following five points need to be highlighted.

1) The area is accessible to non-car modes of travel and benefits from high levels of access to/from public transport, walking routes and cycling routes/facilities.

2) Each element of the Learning Village will have multiple access points for pedestrians and cyclists and that parking provision accords with Cumbria Country Council’s parking standards.

3) There are no clear accident trends/patterns either in type, casual factors or age groups. Development proposals should not detrimentally affect road safety.

4) The addition of development traffic to the network is predicted to result in satisfactory levels of operation at all junctions included in the assessment.

5) The Hartington Street/Victoria Place is predicted to experience capacity problems in 2022 with the Learning Village traffic included however, this junction would be over capacity even if the Learning Village were not developed.


The Archaeological Assessment explains that:

1) the development area lies within an area of unknown archaeological potential;

2) the potential for Roman activity on the site is high given the site close proximity to buried Roman ploughsoils and features discovered during archaeological work at the College directly to the south of Strand Street as well as other sites of Roman survival within the study area;

3) the potential for prehistoric remains surviving sub-surface is classed as medium;

4) the potential for medieval archaeological remains surviving sub-surface within the boundaries of the development is medium;

5) the potential for medieval archaeological deposits surviving on the site is high; and,

6) the extant College building may have destroyed archaeological features within its footprint though without further fieldwork the nature of this destruction can not be ascertained.


The submitted Landscape and Public Realm Strategy has been prepared in consideration to the emerging Carlisle City Centre Public Realm Design Guide.  The strategy indicates that in order to provide a step change in public realm quality a combination of natural stone and high quality concrete materials are proposed.  Feature paving will be laid in the "linear park" area to provide visual interest and contrast to those areas, which have pedestrian priority.  The main entrance to the College creates an external space allowing informal use of the area by students. The hard landscape will be complemented by soft landscaping to create a green and welcoming College campus and City Centre. There will also be ornamental planting providing a buffer between the College building and public realm. Street furniture and external lighting will also be used to emphasise the public realm. The overall strategy aims to facilitate both movement and gatherings and enrich students, staff and the public experience of the College campus.


The submitted Design and Access Statement states that a strong high quality design has been developed in response to the ambition and vision of the College. The design has embodied key concepts which follow operational requirements during construction and on completion of the works and will offer high quality teaching environments to complete the last phase of redevelopment at Carlisle College. The site and building will continue to offer free access to all members of the public. The guidance of Approved Document Part M of the Building Regulations will be adopted in the accessible parking bays, access to the main entrance, access to the building, vertical and horizontal circulation through the building, toilet and changing facilities as well as stairs. All areas of the integrated college will be accessible for all pupils with disabilities.


The Delivery of Goods Statement explains that the intention is for the College to have three "goods in" receiving points at the corner of Compton Street and Strand Road, the corner of Hartington Street and Victoria Place, and the corner of Hartington Street and Strand Road.  All delivery vehicles for Hartington Street/Strand Road will be asked to park in Strand Road subject to parking restrictions.  The Statement goes on to highlight that: when the proposed scheme is complete there will be 33% less space in the College compared to the current floor space; due to Government funding and national post 19 initiatives fewer students are studying at the College compared to previous years; therefore it is expected that there will be a reduction in the volume of deliveries; and the College has a 36 week academic year - during the 16 week non attendance periods the volume of deliveries reduce substantially.   


In considering this application based upon the policies of the Development Plan the main issues are:

i)
Whether the proposal either preserves or enhances the character of the Chatsworth Square Conservation Area, the setting of any listed buildings and character of the area within the immediate vicinity;

ii)
Whether the proposal would be detrimental to the living conditions of neighbouring residents including secure by design;

iii)
Whether the proposal, during and following construction, will lead to congestion and/or exacerbate the situation to the detriment of highway safety and the flow of traffic;

iv)
Whether the proposal complies with the underlying objectives of Policy T1 of the Local Plan; 

v)
Whether any archaeological artefacts/interests would be safeguarded; and

vi)
Whether the application adequately takes account of any issues associated with air quality and flooding.


In relation to i) the relevant Government guidance is contained in PPS1 "Delivering Sustainable Development" (2005) and PPG15 "Planning and the Historic Environment" (1994).

Paragraphs 33 to 39 of PPS1 set out national guidance on design matters. Paragraph 33 states, unequivocally; Good design is indivisible from good planning with the corollary being that bad design is bad planning."  Subsequently, paragraph 34 states planning authorities should plan positively for the achievement of high quality and inclusive design. Further it sets out that Design which is inappropriate in its context, or which fails to take the opportunities available for improving the character and quality of an area and the way it functions should not be accepted.  High quality and inclusive design is defined as ensuring a place will function well and add to the overall character and quality of the area, not just for the short term but over the lifetime of the development (paragraph 35).  Planning authorities are advised to prepare robust policies on design but, as a check, these should not avoid unnecessary prescription or detail and should concentrate on guiding the overall scale, massing, height, landscape, layout and access of new development in relation to neighbouring buildings and the local area more generally, (paragraph 36).  Local planning authorities are urged not to impose architectural styles or particular tastes or stifle innovation through unsubstantiated requirements to conform to certain development forms or styles.  Lastly, it sets out the governments position on local distinctiveness stating it is proper to seek to promote or reinforce locally distinctiveness where this is supported by clear policies or supplementary documents on design, (paragraph 38).


Under PPG15 design proposals that involve listed buildings, their settings or are to take place within conservation areas will be subject to a greater degree of scrutiny than in most other circumstances. Very careful consideration is needed in the design of new buildings that are to stand alongside historic buildings, (paragraph 2.14), but this can be done without slavishly copying the historic buildings. Of greater importance is that the fundamental architectural principles of scale, height, massing and alignment and the use of appropriate materials are followed. It notes that some of the most interesting streets have many varieties of building and materials but, together, form a harmonious group.  Reference is made to the statutory tests to be applied to development relating to listed buildings and their settings is set out in sections 16 and 66 of the Planning (Listed Buildings and Conservation Areas) Act 1990. These require planning authorities to have regard to the desirability of preserving the building or its setting or any features of special architectural or historic interest which it possesses. Similar statutory tests relating to conservation areas, that special attention shall be paid to the desirability of preserving or enhancing the character or appearance of that area, set out in section 72 of the Act, are referred to in the PPG. 


In relation to the current proposal, the application site is characterised as being within a transitional area of differing uses and building scales.  it is evident that the buildings proposed to be demolished are undistinguished and outdated.  The extent of the site to be redeveloped, whilst relatively extensive, does not immediately front either the Chatsworth Square Conservation Area or a Listed Building.  It is therefore considered that the proposal will not have a damaging effect either on the setting of any Listed Building of the Conservation Area.


When looking at the design of the proposal and how it sits in relation to and affects its surroundings (as opposed to its detailed design), it is considered that the height, bulk and massing are similar to the existing buildings.  In effect, it is considered that the proposal will not be incongruous or out of keeping in this context.


There have been an extensive series of discussions leading to revisions in the proposal that have led to the Council's Urban Design Officer and the Places Matter Design Review recommending the application for approval.


When assessing the impact of the proposal on the living conditions of neighbouring residents, this has to be made in the light of the existing level and nature of use of the College.  As such, the principle issues are considered to relate to whether the proposal is overbearing, leads to additional problems associated with losses in light or privacy, and creating an unsecure environment.


The application is accompanied by a plan that shows the context and relationship of the proposed development in comparison to the existing buildings.  Based on this it is apparent that at the junction of Hartington Street with Strand Road there is the contrast between domestic two and two and half storey terraced houses with the proposed three storey College building.  It is acknowledged that the proposed structure is closer to the pavement and immediate in terms of its height, but this contrast is not considered to be of such a magnitude that it could be considered to form an overbearing feature.  The nature and relationship of windows on the proposed blocks are such that the proposal should not lead to a material loss in privacy for any neighbouring residents.  The submitted Sun Cast Investigation Report highlights that any harm is primarily caused by overshadowing to the occupiers of Hartington House from April to September during 17.00 and 18.00 hours.


In addition, it is considered that the matters of detail raised by Cumbria Constabulary can be covered by the imposition of relevant conditions.  



In the case of iii) and iv) the Highways Authority have not raised any objections subject to the imposition of relevant conditions and the payment of a commuted sum covering improvements to the local cycle network and extending controlled parking zones.  As a comparison, the schemes approved under 04/0520 and 05/0838 involved the provision of 11,452 square metres with 71 off-street parking spaces i.e. at the ratio of one space per 161 square metres.  The ratio of provision for the current proposal is one space per 120 square metres.


Finally, for items v) and vi) the County Archaeologist, Environmental Services and Environment Agency have not raised any objections. 



When considering this proposal it is necessary to weigh any harm created against the benefits.  The harm in this instance is considered to be primarily related to the losses in light/overshadowing of a neighbouring property between April and September and particularly during 17.00 and 18.00 hours.  The advantages lie in the replacement of outdated buildings and the wider social, educational and economic benefits to the wider community of having a modern college in the City. 


In overall terms it is considered that the advantages outweigh the disadvantages and the proposal is recommended for approval subject to the imposition of relevant conditions and the completion of a Section 106 Agreement concerning the payment of a commuted sum to the Highways Authority.

Relevant Development Plan Policies

	Carlisle District Local Plan 2001 - 2016

Core Development Policies - Policy CP5 - Design 

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

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

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

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

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

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

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

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

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

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



	Carlisle District Local Plan 2001 - 2016

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

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

2
is of an unacceptable scale; and/or

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

4
is visually intrusive.



	Carlisle District Local Plan 2001 - 2016

Core Development Policies - Policy 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

Core Development Policies - Policy CP15 - Access, Mobility And Inclusion

Development proposals should make provision for easy, safe and inclusive access to, into and within buildings and facilities.  The layout and design of developments should meet the requirements of accessibility and inclusion for all potential users regardless of disability, age or gender.  The Council will have regard to the following criteria when assessing development proposals:

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

2
The location of any development proposal in relation to its potential users;

3
Accessibility to all transport modes and provision of adequate parking for disabled people;

4
Provision of on-site facilities such as  public toilets, and appropriate signage



	Carlisle District Local Plan 2001 - 2016

Core Development Policies - Policy CP17 - Planning Out Crime

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

The following points should be applied to all development proposals:

1
Security measures should be an integral part of the design

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

3
Public and private spaces should have clearly defined boundaries.

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

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

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

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



	Carlisle District Local Plan 2001 - 2016

Leisure & Community Uses - Policy  LC8 - Rights Of Way

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



	Carlisle District Local Plan 2001 - 2016

Local Environment - Policy LE8 - Archaeology On Other Sites

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



	Carlisle District Local Plan 2001 - 2016

Local Environment - Policy LE10 - Archaeological Field Evaluation 

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



	Carlisle District Local Plan 2001 - 2016

Local Environment - Policy LE19 - Conservation Areas

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

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

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

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

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

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

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

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

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



	Carlisle District Local Plan 2001 - 2016

Local Environment - Policy LE27- Developed Land In Floodplains

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

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

3
adequate flood plain storage capacity can be provided; and

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

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

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

7
mitigation measures will be provided where necessary; and

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


	Carlisle District Local Plan 2001 - 2016

Leisure & Community Uses - Policy LC11- Educational Needs

Proposals for the development of education facilities should be provided within the existing educational sites as indicated on the Proposals Map.  On existing sites, proposals for new buildings should be in close proximity to existing buildings to minimise the visual impact of additional development. Where educational facilities are proposed outside existing sites the location should be close to the intended catchment in order to minimise travel in conjunction with centres listed in policy DP1.  Other policies of this Plan will apply dependent upon the proposal and land to be utilised.
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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.




	Item no: 02
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	08/0968
	 Carlisle City Council
	Carlisle

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	19/09/2008
	Johnston & Wright
	Castle

	
	
	

	Location:
	
	Grid Reference:

	Land Behind John Street Hostel, Shaddongate, Carlisle, CA2 5LG
	
	339475 555900

	
	
	

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


Withdrawn by Applicant/or by default 

	Item no: 03
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	08/1093
	 Bolsterstone Innovative Energy Carlisle Ltd
	St Cuthberts Without

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	28/10/2008
	Arcus Renewable Energy Consulting Ltd
	Dalston

	
	
	

	Location:
	
	Grid Reference:

	Land At Newlands Farm, By Cumwhinton, Carlisle
	
	344152 552458

	
	
	

	Proposal:
	Erection Of A 60m High Meteorological Monitoring Mast For A One Year Period (Revised Application)


Refuse  Permission 

	1.
	Reason:
The application site occupies an elevated and prominent position close to the urban edge of Carlisle and in very close proximity to the village of Cumwhinton.  Whilst it does not occupy a location within a landscape subject to any special designations the close proximity of the development to, and visual impact upon, such closely adjacent population centres is, due to the size, scale and position of the proposed meteorological mast, considered to be seriously detrimental to the landscape and visual character of the area and that these effects outweigh the potential benefits associated with the scheme.  The proposal is therefore considered to be contrary to criterion 1 of Policy R44 and Policy E37 of the Cumbria and Lake District Joint Structure Plan 2001-2016, and, criteria 1 and 3 of Policy CP8 of the Carlisle District Local Plan 2001-2016.




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.
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Core Development Policies - Policy CP3 - Trees And Hedges On Development Sites

Proposals for new development should provide for the protection and integration of existing trees and hedges.  Where trees and hedges are present, a survey will be required showing the following:

1
the location of existing trees and hedges;

2
the species, age, height and crown spread of each tree;

3
an assessment of the condition of each tree;

4
the location and crown spread of trees on adjacent land which may be affected by the development;

5
existing and proposed changes in ground level.

In order to protect and integrate existing trees and hedges within new development, the City Council will resist proposals which cause unacceptable tree loss, and which do not allow for the successful integration of existing trees identified in the tree survey. 

Layouts will be required to provide adequate spacing between existing trees and buildings, taking into account the existing and future size of the trees, and their impact both above and below ground. 

The City Council will protect existing trees and woodlands where appropriate, by tree preservation orders, and by the use of planning conditions requiring protective fencing around trees to be retained to prevent site works within their crown spread.
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Core Development Policies - Policy 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.
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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 CP8 - Renewable Energy

Proposals for renewable energy will be favourably considered provided that all of the following criteria are satisfied:

1
there is no unacceptable visual impact on the immediate and wider landscape and townscape;

2
there is no adverse impact on biodiversity;

3
any new structures would be sensitively incorporated into the surrounding landscape/ townscape and/or habitat and respect the local landscape character;

4
measures are taken to mitigate any noise, smell or other nuisance or pollutants likely to affect nearby occupiers, amenities and/or neighbouring land uses;

5
any waste arising as a result of the development is minimised and dealt with using a suitable means of disposal;

6
there would be no unacceptable levels of harm to features designated as of local, national or international importance;

7
adequate provision can be made for access and parking and the potential impact on the road network;

8
there would be no unacceptable conflict with any existing recreational facilities or routes;

9
there would be no unacceptable cumulative effects when proposals are considered together with any extant planning approvals or other existing renewable energy developments.
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Spatial Strategy And Development Principles - Policy DP5 - Trunk Roads 

Major development proposals will be assessed against their impact on the safe and efficient operation of the trunk road network.  

Land will be safeguarded for the Highways Agency road scheme, the M6/A74 extension (Junction 44 - Guardsmill).
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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.
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Leisure & Community Uses - Policy  LC8 - Rights Of Way

Carlisle City Council will seek to retain all existing footpaths, bridleways and other rights of way and to establish new routes wherever possible. New development will seek to maintain the existing rights of way network and where possible local improvements and extensions will be sought as part of new developments. Proposals to close or divert existing rights of way will not be permitted unless an alternative route is available which is attractive, serves the same area and is not significantly longer than the original route.
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Local Environment - Policy LE3 - Other Nature Conservation Sites

Development which would have a detrimental effect on Regionally Important Geological/Geomorphological Sites, County Wildlife Sites and other sites of nature conservation significance, Local Nature Reserves and Ancient Woodlands will not be permitted unless:

1
The harm caused to the value of those interests is clearly outweighed by the need for the development in that location; and

2
Where practical, any environmental feature lost is replaced with an equivalent feature.
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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.
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Local Environment - Policy LE7 - Buffer Zone On Hadrian’s Wall World Heritage Site

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

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

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

Within the outer visual envelope, beyond the Hadrian's Wall Military Zone World Heritage Site, proposals for major development which would have an adverse effect on the character of the World Heritage Site will not be permitted unless the need for the development outweighs the environmental costs.
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Local Environment - Policy LE8 - Archaeology On Other Sites

On land for which there is no archaeological information, but where there are reasonable grounds for believing remains to be present, the City Council will ensure that the archaeological aspects of development proposals are examined and evaluated before planning applications are determined. Planning permission will not be granted without adequate assessment of the archaeological implications.
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Local Environment - Policy LE10 - Archaeological Field Evaluation 

On all scheduled and other nationally important monuments, sites of archaeological significance and other sites of high archaeological potential, the City Council will ensure that the archaeological aspects of development proposals are examined and evaluated either before planning applications are determined or in exceptional circumstances by the use of condition. Planning permission will not be granted without adequate assessment of the archaeological implications.
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Local Environment - Policy LE12 - Proposals Affecting Listed Buildings

Proposals for new development which adversely affects a listed building or its setting will not be permitted. Any new development within the setting of a listed building should preserve the building's character and its setting. The City Council will seek to encourage any new development to be sympathetic in scale, character and materials.
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Local Environment - Policy LE19 - Conservation Areas

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

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

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

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

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

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

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

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

7
proposals which would require substantial car parking and servicing areas which can not be provided without an adverse effect on the site and its surroundings will not be permitted.
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Local Environment - Policy LE22 - Historic Parks, Gardens And Battlefields

Development will not be permitted where it is likely to damage or have an unacceptable impact on the character and setting of any historic park, garden or battlefields of special historic interest.
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Local Environment - Policy LE23 - MOD Safeguarding Zone

Within the MOD Safeguarding Zone as shown on the Proposals Map, development proposals will be the subject of consultation with the MOD. Any proposals that impact upon MOD operations will require mitigation where possible to minimise that impact, or where this is not feasible, permission will be refused.




	Item no: 04
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	08/1025
	 Denton Tyre Centre Ltd
	Carlisle

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	07/10/2008
	
	Denton Holme

	
	
	

	Location:
	
	Grid Reference:

	Land to Rear of 67 Denton Street, Rear of 4-26 Thomas Street, Carlisle
	
	339890 555249

	
	
	

	Proposal:
	Demolition Of Existing Storage Buildings & Erection Of New Tyre Store & Unit To Let For Car Repairs


Grant Permission 

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

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



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

Reason:
To ensure an acceptable appearance for the completed development in accordance with Policy CP5 of the Carlisle District Local Plan 2001-2016.



	3.
	No work other than office work shall be carried out before 0800 hours or after 1800 on weekdays or before 0800 hours or after 1700 hours on Saturdays nor at any time on Sundays or statutory holidays.

Reason:
To prevent disturbance to nearby occupants in accordance with Policy CP6 of the Carlisle District Local Plan 2001-2016.



	4.
	In the event that contamination is found at any time when carrying out the approved development that was not previously identified it must be reported in writing immediately to the Local Planning Authority.  An investigation and risk assessment must be undertaken to assess the impact of the contamination upon both human health and controlled waters depending on the nature and location of the contamination, and where remediation is necessary a remediation scheme must be prepared and the local planning authority given two weeks notification of the commencement of remediation scheme works.  Upon completion of remediation a verification report/validation report must be submitted subject to the approval of the Local Planning Authority.

Reason:
To ensure that risks from land contamination to the future users of the land and neighbouring land are minimised, together with those to controlled waters, property and ecological systems, and to ensure that the development can be carried out safely without unacceptable risks to workers, neighbours and other offsite receptors and to accord with Policy LE28 of the Carlisle District Local Plan 2001-2016.



	5.
	The use of the development shall not commence until the accesses into the site from the Thomas St. back lane and the vehicular circulating areas associated with each development have been constructed in bituminous and/or cementitious bound materials and with gates of 4m min. width, to open inwards from the highway, have been completed in accordance with details approved by the Local Planning Authority and shall at no times be obstructed.

Reason:
 To ensure that vehicles accessing the proposed development premises are restricted to a size suitable to use the restricted back lanes which connect the site to the local road network in the interests of Highway Safety and the local environment and in support of LTP policies LD5, 7 & 8.



	6.
	A system of surface water drainage shall be provided such that no water from the site discharges into the Thomas St. back lane.

Reason:
 In the interests of Highway Safety and the local environment and in support of LTP policies LD5, 7 & 8.



	7.
	Vehicle movements to/from the developments shall be restricted to the hours of 7am to 7pm Mondays to Saturdays inclusive and the maximum size of vehicle shall not exceed 17tons Gross Vehicle Weight and a length not exceeding 30 feet/9m.
Reason:   To ensure that vehicles accessing the proposed development premises are restricted to a size suitable to use the restricted back lanes which connect the site to the local road network in the interests of Highway Safety and the local environment and in support of LTP policies LD5, 7 & 8.



	8.
	Materials shall not be stacked or deposited on the hardstanding area to a height exceeding 2 metres above the ground level of the proposed site.

Reason:
To ensure that the proposed development is undertaken in a manner which safeguards the visual amenities of the local area and neighbouring residents in accordance with Policy CP5 of the Carlisle District Local Plan 2001-2016.




Summary of Reasons for the Decision

This application is seeking planning permission for the demolition of an existing storage building and the erection of new tyre store and a unit for car repairs at land to the rear of 67 Denton Street and 4-26 Thomas Street, Denton Holme.  The site was last used as a builders yard, but is currently vacant.  A brick building, which is in a poor state of repair, occupies part of the site.  This building measures 28m by 10m and is 5m to the eaves and 7m to the ridge.  An open fronted materials store is attached to this building and this measures 23m by 4m.  The remainder of the site is hardstanding.

Andersons Timber Yard adjoins the site to the south, with a gym being located directly to the east and a children's nursery adjoining the site to the west.  A terrace of residential properties (4-26 Thomas Street) is located to the north of the site, and is separated from it by an access road that runs to the rear of the terrace.  There are currently two access points into the site, one adjacent to 4 Thomas Street and the other adjacent to 26 Thomas Street.

The applicant, Denton Tyre Centre Ltd, currently has a tyre store in part of a building, which is located at the end of Thomas Street, adjacent to the River Caldew.  This building is also occupied by a vehicle repair business and an upholstery business.  The part of the building which houses the tyre store is due to be demolished due to flood defence works being carried out in the area by the Environment Agency.  The applicant is seeking to retain a tyre store in the same area, so that it in close proximity to his existing business (Denton Tyres) on Sheffield Street.

The proposal is seeking to demolish the existing structures on the site and to erect a new building slightly further to the east.  Half of the building would be used as a tyre store, with the other half being used for vehicle repairs.  The new building would measure 33m by 12m and would be constructed of cornflower blue profile sheeting.  It would contain a monopitch roof, which would vary in height from 4m at the eaves to 5m at the peak.  The western part of the site, adjacent to the children's nursery, would be used for the staff parking for nursery staff and as a dropping off point for the nursery.  This would be separated from the tyre store/car repair unit by a security fence.  Access to the tyre store/car repair unit would be via the existing access, adjacent to 26 Thomas Street.  The area around the building would be retained as hardstanding, with some of it being used for staff parking. 

The relevant policies against which this application is required to be assessed are Policies EC1, LE27, LE28, CP5 and CP6 of the Carlisle District Local Plan 2001-2016. 

 

The proposal raises the following planning issues:

 

1.   The Principle Of Employment Uses On The Site 

 

The site is designated as a 'Primary Employment Area' in the Carlisle District Local Plan 2001-2016 and developing the site for a tyre store and a car repair unit is acceptable in principle.

 

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

 

The site, which is currently in a poor state of repair, was last used as a builders yard and could lawfully be re-used as a builders yard, without the need for planning permission.  The use of the site for the storage of tyres and for car repairs would not have anymore impact on the occupiers of adjoining properties than the use of the site as a builders yard.  Whilst it is acknowledged that the new building would be nearer to the terrace of residential properties on Thomas Street than the existing building, it would be lower than the current building and would be a modern purpose built unit.  Furthermore, the imposition of a condition to control the hours of operation on the site should bring benefits to local residents.  In light of the above, the proposal would not have an adverse impact on the living conditions of local residents and should improve the current situation.  

 

Local residents have raised a number of concerns relating to the storage of tyres (tyre fires produce a range of harmful chemicals and are difficult to extinguish) in close proximity to residential properties, a children's nursery and a gym.  Cumbria Fire & Rescue Service and the City Council's Environmental Services Dept have not, however, raised any objections to the proposal.  Furthermore, there is an existing tyre store at the end of Thomas Street, approximately 40m from the application site, with further tyres also being stored at Denton Tyre Centre on Sheffield Street.  In addition, the new building would have to meet current Building Regulations and Fire Safety Standards and would, as a result, be safer than the existing tyre store.

 

Concern has also been expressed about locating a car repair unit next to a tyre store.  However, this relationship already exists in the existing tyre store at the end of Thomas Street (the unit is occupied by a tyre store, a car repair unit and an upholstery unit).  Again, the Fire Service and the City Council's Environmental Services Dept have raised no concerns in relation to this issue.

 

3.   Other Matters

 

Concern has been expressed about the proximity of the new tyre store to the River Caldew, which is designated as a Site of Special Scientific Interest.  However, the existing tyre store, that this new store would replace, is located right on the banks of the river, whilst the new unit would be over 50m away.  Furthermore, both the Environment Agency and the City Council's Environmental Services Dept do not consider this to be an issue.  Indeed, Environmental Services commented that the possible contamination of the River Caldew from the proposed tyre store is not a consideration, as the present store is closer to the river than the proposed one. 

The applicant has supplied figures on previous and proposed vehicle movements.  Comments are awaited from County Highways, but it is not anticipated that they will raise any concerns.  Their comments will be reported verbally at committee.

In overall terms, the proposal is acceptable in principle and it would not have an adverse impact on the living conditions of the occupiers of neighbouring properties.  The scale and design of the proposal are acceptable.  In all aspects, the proposal is complaint with the relevant policies contained within the adopted Local Plan.

Relevant Development Plan Policies

	Carlisle District Local Plan 2001 - 2016

Economic & Commercial Growth - Policy EC1 - Primary Employment Areas

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

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

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

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

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

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

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

In the Sandysike/Whitesyke areas proposals for the redevelopment and

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

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

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

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

4
adequate access and appropriate parking are provided.
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Local Environment - Policy LE27- Developed Land In Floodplains

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

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

3
adequate flood plain storage capacity can be provided; and

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

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

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

7
mitigation measures will be provided where necessary; and

8
the building materials are appropriate for a flood risk area.
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Local Environment - Policy LE28 - Undeveloped Coastal Zone

Development will only be permitted on the undeveloped coast if it cannot reasonably be located elsewhere, does not increase the risk of flooding or coastal erosion, and meets one of the following criteria:

1
It must be essential for coastal protection; or

2
It is essential for marine navigation; or

3
It conserves or enhances the quality and landscape character of the coastal zone.
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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.




	Item no: 05
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	08/0892
	 Carlisle Housing Association Ltd
	Carlisle

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	29/08/2008 17:30:07
	Day Cummins Limited
	Upperby

	
	
	

	Location:
	
	Grid Reference:

	Henderson Gardens, Henderson Road, Carlisle
	
	340541 553695

	
	
	

	Proposal:
	Erection Of Affordable Housing Development Of 3 Dwellings (Outline)


Grant Permission 

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

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

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

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



	2.
	Before any work is commenced, details of the siting, design and external appearance of the building(s), the means of access thereto and the landscaping of the site (hereinafter called "reserved matters") shall be submitted to and approved by the local planning authority.

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



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

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



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

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



	5.
	No development shall take place until full landscaping details 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.



	6.
	No development shall commence until the proposed means of surface water disposal have been submitted to and approved in writing by the Local Planning Authority.

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



	7.
	Details of proposed crossings of the highway verge and/or footway shall be submitted to the Local Planning Authority for approval. The development shall not be commenced until the details have been approved and the crossings have been constructed.

Reason:
To ensure a suitable standard of crossing for pedestrian safety in accordance with Local Transport Plan Policies LD5, LD7 and LD8.



	8.
	Details of all measures to be taken by the applicant/developer to prevent surface water discharging onto or off the highway shall be submitted to the Local Planning Authority for approval prior to development being commenced. Any approved works shall be implemented prior to the development being completed and shall be maintained operational thereafter.

Reason:
In the interests of highway safety and environmental management in accordance with Local transport Plan Policies LD7 and LD8.



	9.
	The use shall not be commenced until the access and parking requirements have been constructed in accordance with the approved plan. Any such access and or parking provision shall be retained and be capable of use when the development is completed and shall not be removed or altered without the prior consent of the Local Planning Authority. 

Reason:
To ensure a minimum standard of access provision when the development is brought into use. 



	10.
	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 in accordance with Local Transport Plan Policies LD5, LD7 and LD8.




The application is seeking outline planning permission for the erection of a terrace of three dwellings on land at Henderson Gardens, Currock. The site comprises half of the land within the ‘loop-section’ of Henderson Road, which previously had residential dwellings on it. The dwellings were demolished in 2006 and removed, following this the land was fenced off and grassed.  The surroundings to the site are wholly residential, with the exception of the Hammond's Pond Park that lies approximately 100m beyond the southern boundary of the application site. 

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

It is proposed to erect three dwellings on the land, which would front onto the main stretch of Henderson Road, with the gables facing onto the loop section. The indicative layout plan and Design and Access Statement that accompanies the application suggests that these will be two storey dwellings, with either two or three bedrooms.

Vehicular access would be to the rear of the site, and one parking space is to be provided per dwelling house plus two visitor spaces to be used by all three properties. 

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

The relevant planning policies against which the application is required to be assessed are Policies CP5, CP6, CP12, H1, H2, H3, H4, H5 and T1 of the Carlisle District Local Plan 2001-2016.

The proposal raises the following planning issues:

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

The application site lies within the Primary Residential Area, as identified in the Carlisle District Local Plan 2001-2016. As such, the principle of residential development is acceptable, subject to compliance with the criteria identified in Policy H2 and other relevant policies of the Local Plan. 

2. Whether The Scale And Layout Of The Development Is Acceptable.
The indicative layout plan and information contained within the ‘Design and Access Statement’ illustrates that the proposed dwelling types and the plots within which they are situated are comparable to the surrounding properties. The proposed dwellings therefore would complement the existing properties and the streetscene.

The indicative position of the proposed dwellings is well related to the surrounding properties in terms of its siting, scale and the plot widths. The specific details regarding the height and detailing of the dwellings would be addressed at the ‘reserved matters’ application stage to ensure that they are in keeping with the neighbouring properties. 

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

Although the siting of the dwellings is only indicative, adequate separation distance between the existing residential properties and the proposed dwellings can be achieved. As such, taking into consideration the scale and position of the proposed dwellings in relation to these properties it is unlikely that the living conditions of the occupiers of these properties will be compromised through loss of light, loss of privacy or overdominance. 

4. Highway Matters

Adequate car parking and turning facilities have been provided to serve the dwelling. The Highway Authority has raised no objections to the scheme subject to the imposition of four conditions relating to the construction of the access and crossings.

5. Other Matters. 

A local resident has raised concerns regarding the classification of the scheme as 'Affordable Housing' and questioned who would be living in the properties. Although the applicant has chosen to indicate that the properties will be made 'affordable', in policy terms, there is no requirement to provide affordable housing, as the number of dwellings proposed is below the threshold set by Policy H5. It would, therefore, be at the developers discretion to ensure that this takes place.  The applicant's agent, however, has indicated that the properties are likely to be made 'affordable' by means of discounted sale, shared ownership or as social rented accommodation. 

In overall terms, the principle of the proposed development is acceptable. The scale, siting and design of the proposed dwelling 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 CP5 - Design 

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

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

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

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

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

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

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

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

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

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



	Carlisle District Local Plan 2001 - 2016

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

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

2
is of an unacceptable scale; and/or

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

4
is visually intrusive.



	Carlisle District Local Plan 2001 - 2016

Housing - Policy H1 - Location Of New Housing Development

New housing development will be located in sustainable locations in accordance with PPS3: Housing, Regional Planning Guidance and the Joint Structure Plan.  During the Plan period 80% of new development will be located within the urban area of Carlisle, including allocated sites on the edge of the City referred to in Proposal H16.  The remaining 20% will be permitted in the rural area of the District with the focus on the two Key Service Centres of Brampton and Longtown. 

In the remainder of the rural area small-scale development will be located in accordance with Policy DP1 and other policies of this Plan to ensure that:

1
the site is well related to the landscape of the area and does not intrude into open countryside; and

2
the scale of the proposed development is well related to the scale, form and character of the existing settlement; and

3
the layout of the site and the design of the buildings is well related to existing property in the village; and

4
the siting and design of the buildings is well related to and does not adversely affect the amenity of neighbouring property; and

5
appropriate access and parking can be achieved; and

6
the proposal will not lead to the loss of amenity open space within or at the edge of the settlement; and

7
the proposal will not lead to the loss of the best and most versatile agricultural land.

Settlement boundaries have been drawn for the following Local Service Centres within which proposals will be judged against the above criteria.

Burgh-by-Sands
Castle Carrock

Cummersdale

Cumwhinton

Dalston


Gilsland

Great Corby

Great Orton


Hallbankgate

Hayton

Heads Nook


Houghton

Irthington

Raughton Head

Rockcliffe



Scotby

Smithfield


Thurstonfield


Warwick Bridge (including Little Corby & Corby Hill)
Wetheral





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

Cardewlees


Cargo

Carleton

Cotehill


Cumwhitton

Durdar

Faugh



Harker

Hethersgill

How Mill


Lanercost

Laversdale

Low Row


Monkhill 

Moorhouse

Talkin



Todhills 

Walton 

Warwick-on-Eden

Wreay



	Carlisle District Local Plan 2001 - 2016

Housing - Policy H2 - Primary Residential Areas

Within the Primary Residential Areas defined on the Inset Maps for Carlisle, Brampton and Longtown, proposals for new residential development will be acceptable provided that:

1
existing areas of open space and other amenity areas are safeguarded; and

2
the proposed development does not adversely affect the amenity of adjacent residential property; and

3
the proposed development complements or enhances existing adjacent residential areas and their amenity; and

4
satisfactory access and appropriate parking arrangements can be achieved.

Proposals for non-residential uses will be permitted in Primary Residential Areas provided that they do not adversely affect residential amenity. Development that would create unacceptable noise, smell, safety and health impacts or excessive traffic generation will not be acceptable. The traffic impact of new development upon existing residents through inconvenience and detrimental effect will be taken into account. Such schemes falling within the scope of this policy will be considered against the above criteria as well as other policies of the Plan appropriate for the proposed use.

Outside the Primary Residential Areas and sites allocated under Proposal H16 for Carlisle, Brampton and Longtown, applications for residential development, including redevelopment and the change of use of vacant and underused buildings, will be only be permitted provided that:

1
satisfactory housing conditions can be achieved; and

2
the proposal will complement the existing character of the area; and

3
the proposal will not adversely affect the amenity of the area; and

4
satisfactory access can be provided; and

5
appropriate parking arrangements can be made.



	Carlisle District Local Plan 2001 - 2016

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.



	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

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

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: 06
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	08/1056
	 Mrs R Grimaldi
	Carlisle

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	16/10/2008
	Jock Gordon
	Stanwix Urban

	
	
	

	Location:
	
	Grid Reference:

	71 Scotland Road, Carlisle CA3 9HT
	
	339976 557288

	
	
	

	Proposal:
	(1) Change Of Use And Subdivision Of Guesthouse, With Private Accommodation For The Owner, To Form 1 No Five Bedroom Dwelling And 1 No Two Bedroom Dwelling  And (2) The Erection Of An Porch On The Two Bedroom Dwelling (Revised Application)


Grant Permission 

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

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



	2.
	Before the change of use of the existing guesthouse and owner’s accommodation to form two separate dwellings takes place, the 2 metre high screen fence shown on the approved plans shall be erected  to the satisfaction of the local planning authority and shall be maintained at that height.

Reason:
To ensure a reasonable level of privacy in accordance with the objectives of Policy CP5 of the Carlisle District Local Plan (2001 - 2016) ( adopted 9/9/2008) and PPS3 ( Housing ).



	3.
	Particulars of the proposed alterations to the rear wall shall be submitted to and approved by the Local Planning Authority prior to the commencement of works to the wall.

Reason:
To retain the character of the Stanwix Conservation Area and comply with the objectives of Policy LE19 of the Carlisle District Local Plan (2001 - 2016) ( adopted 9/9/2008)



	4.
	The brick  wall along the boundary with Rosebery Road shall be maintained at its current height of 2 metres.

Reason:
To retain the character of the Stanwix Conservation Area and comply with the objectives of Policy LE19 of the Carlisle District Local Plan (2001 - 2016) ( adopted 9/9/2008)




Summary of Reasons for the Decision

 This is an application for full planning permission to subdivide a guesthouse, with private accommodation  for the owner, at 71 Scotland Road to form two separate dwellings, one of five bedrooms and one of two bedrooms. It is also proposed  to erect a porch on the front elevation of the smaller property. 

 In addition to the single parking space for the proposed two bedroom dwelling, to be formed within its curtilage (which is approximately 27 sq. metres) an off-street parking space will remain for the larger dwelling. It will be necessary to demolish part of the boundary wall with the rear lane to afford access to both properties.

 In consideration of this application Policies H2, H11, LE19  of the Carlisle District Local Plan (2001 - 2016) ( adopted 9/9/2008)  and Policies DP2, DP4 and DP5 of the North West of England Plan Regional Spatial Strategy to 2021 are relevant. 

 With regard to the Development Plan objectives, precedent issues raised by the applicant and other material considerations:

1. the development involves the continuing use of an existing building within a sustainable location ( within a Primary Residential Area in Carlisle, adjacent to a bus route  and close to local facilities)

2. the proposed porch is to be constructed of material to match the existing conservatory (uPVC). Given the previous use of uPVC on the building, the low profile of the porch and the fact that it is screened from Rosebery Road, it is considered that the porch is appropriate to the building and acceptable in terms of its setting within a conservation area.

3. while the off-street parking space provided for the smaller dwelling meets the County Parking Guidelines the single space provided for the five bedroom dwelling represents a shortfall of one. However given  that (1) this house is replacing a five bedroom guesthouse and (2) there are no parking restrictions in Rosebery Road, it is not considered that the additional on-street  parking would be to the detriment of (a) the amenity of the adjacent residential area and pedestrian and highway safety or (b) the character of the Stanwix Conservation Area.

4. with regard to the requirement to achieve acceptable living conditions and adequate external space, the area currently used for storage to the side of the guesthouse, the decking in front of the conservatory and rear parking space ( 19 sq. metres) will form the curtilage of the larger house. The only curtilage for the smaller house will be the remainder of the tarmac area ( approximately 27 sq. metres) which will have to accommodate a parked car and bin/recycling storage. The curtilages are to be separated by a 2m high post and panel fence.

 While appropriate screen fencing could possibly prevent overlooking from the conservatory of the proposed larger dwelling, removal/part removal of the rear lane boundary wall could expose the external amenity space of the house to views from the lane. This could however be resolved by use of sliding doors.

 The need to accommodate parking spaces for the two houses and bin storage for the smaller house within the existing tarmac area will result in a cramped form of development. The only outlook from the two bedroomed house will be onto a tarmac space ranging in width from 3.5m to 5m and 7m long enclosed by a 2m high post and panel fence. This could be  considered to constitute overdevelopment which will result in insufficient residential curtilage, in terms of size, and usability, to afford an acceptable level of residential amenity.

5. with regard to the issue of precedent raised by the applicant in relation to planning permission granted elsewhere, members will be aware that individual applications are determined on their merit

6. with regard to other material considerations, the applicant advises that she has spent a considerable amount of money upgrading the property but now wishes to sell the property. She has produced evidence to demonstrate that the existing property ( guest house and owner’s accommodation ) has been marketed for two years and ,despite reducing the price, no offers have been received. Professional advice has been given to the applicant that changing the use and subdividing the property into two dwellings would attract more interest, hence the current application. While PPS3 ( Housing) emphasises the need for well designed family accommodation with access to safe and secure recreational areas including private gardens, PPS3 also promotes provision of a wider mix of dwellings to suit all sections of the community. 

It is also recognised that (1) homes with little or no external space are a common feature of urban life and (2) conversion for a viable use would secure the long term maintenance of a building on prominent corner site in a conservation area on a main arterial road. Given the advantages of easy access to the local centre, town centre and outdoor recreation (allotments and open space immediately to the north of Rosebery Road),  it would be open to future residents to decide whether the quality of the accommodation was acceptable to their way of life.

Conclusion
 While the amount and quality of external space for the two dwellings ( and the amenity, including outlook, enjoyed by the smaller dwelling ), is very limited,  it is considered that the level of amenity which will be enjoyed by the two bedroom house will be significantly better than that which would have resulted from the previous proposal ( 07/976) which involved the retention of the guesthouse. It is also recognised that (1) the requirement, through PPS3, for higher residential densities in the urban area, and (2)  the need to provide accommodation to meet the demands of the whole community in sustainable locations, has resulted in a reduction in both the provision of and demand for external space. 

 This proposal represents an opportunity to create additional residential accommodation in a sustainable location and on balance, given the background to the proposal, it is considered that the objective of providing a  wide mix of dwellings in sustainable locations to suit all sections of the community should be given more weight than the need to achieve optimum living conditions including levels of external space.

The application is approved subject to conditions with regard to erection of boundary fencing, details of alterations to the rear boundary wall and maintenance of the boundary wall fronting Rosebery Road.

Relevant Development Plan Policies

	Carlisle District Local Plan 2001 - 2016

Housing - Policy H2 - Primary Residential Areas

Within the Primary Residential Areas defined on the Inset Maps for Carlisle, Brampton and Longtown, proposals for new residential development will be acceptable provided that:

1
existing areas of open space and other amenity areas are safeguarded; and

2
the proposed development does not adversely affect the amenity of adjacent residential property; and

3
the proposed development complements or enhances existing adjacent residential areas and their amenity; and

4
satisfactory access and appropriate parking arrangements can be achieved.

Proposals for non-residential uses will be permitted in Primary Residential Areas provided that they do not adversely affect residential amenity. Development that would create unacceptable noise, smell, safety and health impacts or excessive traffic generation will not be acceptable. The traffic impact of new development upon existing residents through inconvenience and detrimental effect will be taken into account. Such schemes falling within the scope of this policy will be considered against the above criteria as well as other policies of the Plan appropriate for the proposed use.

Outside the Primary Residential Areas and sites allocated under Proposal H16 for Carlisle, Brampton and Longtown, applications for residential development, including redevelopment and the change of use of vacant and underused buildings, will be only be permitted provided that:

1
satisfactory housing conditions can be achieved; and

2
the proposal will complement the existing character of the area; and

3
the proposal will not adversely affect the amenity of the area; and

4
satisfactory access can be provided; and

5
appropriate parking arrangements can be made.



	Carlisle District Local Plan 2001 - 2016

Housing - Policy H11 - Extensions To Existing Residential Premises

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



	Carlisle District Local Plan 2001 - 2016

Local Environment - Policy LE19 - Conservation Areas

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

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

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

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

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

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

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

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

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



	Carlisle District Local Plan 2001 - 2016

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.



	The North West Of England Plan Regional Spatial Strategy To 2021

Policy DP 2: Promote Sustainable Communities

Building sustainable communities – places where people want to live and work - is a regional priority in both urban and rural areas. Sustainable Communities should meet the diverse needs of existing and future residents, promote community cohesion and equality and diversity, be sensitive to the environment, and contribute to a high quality of life, particularly by:

· fostering sustainable relationships between homes, workplaces and other concentrations of regularly used services and facilities;

· taking into account the economic, environmental, social and cultural implications of development and spatial investment decisions on communities;

· improving the built and natural environment, and conserving the region’s heritage;

· improving the health and educational attainment of the region’s population, reducing present inequalities;

· promoting community safety and security, including flood risk (see map 2.11);

· encouraging leadership, joint working practices, community consultation and engagement;

· reviving local economies, especially in the Housing Market Renewal Areas and other areas in need of regeneration and housing restructuring such as Blackpool, Fleetwood and Morecambe;

· integrating and phasing the provision public services (including lifelong learning) and facilities to meet the current and future needs of the whole community, ensuring that those services are conveniently located, close to the people they serve, and genuinely accessible by public transport;

· promoting physical exercise through opportunities for sport and formal / informal recreation, walking and cycling.

The guiding principles of the UK Sustainable Development Strategy 2005  or its successors and the basic elements of sustainable communities as set out in ‘Sustainable Communities: People, Places and Prosperity (A Five Year Plan) should be followed.



	The North West Of England Plan Regional Spatial Strategy To 2021
Policy DP 4: Make The Best Use Of Existing Resources And Infrastructure

Priority should be given to developments in locations consistent with the regional and sub-regional spatial frameworks as set out in Chapter 5 (notably policy RDF1) and sub regional policies in Chapters 10-13 which:

· build upon existing concentrations of activities and existing infrastructure;

· do not require major investment in new infrastructure, including transport, water supply and sewerage. Where this is unavoidable development should be appropriately phased to coincide with new infrastructure provision.

Development should accord with the following sequential approach:

· first, using existing buildings (including conversion) within settlements, and previously developed land within settlements;

· second, using other suitable infill opportunities within settlements, where compatible with other RSS policies;

· third, the development of other land where this is well-located in relation to housing, jobs, other services and infrastructure and which complies with the other principles in DP1-9.

Natural and man-made resources should be managed prudently and efficiently. Sustainable construction and efficiency in resource use (including reuse and recycling of materials) should be promoted.



	The North West Of England Plan Regional Spatial Strategy To 2021
Policy DP 5: Manage Travel Demand; Reduce The Need To Travel, And Increase Accessibility

Development should be located so as to reduce the need to travel, especially by car, and to enable people as far as possible to meet their needs locally. A shift to more sustainable modes of transport for both people and freight should be secured, an integrated approach to managing travel demand should be encouraged, and road safety improved.

Safe and sustainable access for all, particularly by public transport, between homes and employment and a range of services and facilities (such as retail, health, education, and leisure) should be promoted, and should influence locational choices and investment decisions.

Major growth should, as far as possible, be located in urban areas where strategic networks connect and public transport is well provided.

All new development should be genuinely accessible by public transport, walking and cycling, and priority will be given to locations where such access is already available.

In rural areas accessibility by public transport should also be a key consideration in providing services and locating new development, emphasising the role of Key Service Centres (Policy RDF2).




	Item no: 07
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	08/1091
	 A & S Developments
	Stanwix Rural

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	28/10/2008 11:30:14
	Tsada Building Design Services
	Stanwix Rural

	
	
	

	Location:
	
	Grid Reference:

	Land To The Rear Of 42 The Green, Houghton, Carlisle, CA3 0LA
	
	340926 559183

	
	
	

	Proposal:
	Erection Of 3no. Bungalows With Garages (Part Retrospective/Revised Application)


The application Report was withdrawn from discussion at the meeting as Councillor Bainbridge retracted his 'right to speak' following the submission of the amended plans. The application can, therefore, be determined under the Council's Scheme of Delegation.

	Item no: 08
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	08/1128
	 Mr M Akbari
	Carlisle

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	10/11/2008
	Jock Gordon
	Denton Holme

	
	
	

	Location:
	
	Grid Reference:

	60 Denton Street, Carlisle, Cumbria, CA2 5EH
	
	339787 555142

	
	
	

	Proposal:
	Change Of Use To Provide Hot Food Takeaway On The Ground Floor With External Flue Pipe For The Extraction System On The Rear Elevation, With Residential Flat On The First Floor Related To The Takeaway


Withdrawn by Applicant/or by default 

	Item no: 09
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	08/1101
	Mr B Ackerley
	Hethersgill

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	30/10/2008
	H & H Bowe Ltd
	Lyne

	
	
	

	Location:
	
	Grid Reference:

	Field 8578, Henrys Hill, Kirklinton, Cumbria, CA6 6EA
	
	345820 567752

	
	
	

	Proposal:
	Proposed Free Range Poultry Shed


Grant Permission 

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

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



	2.
	The landscaping scheme, indicated on Plan 6 (received on 12 November 2008) shall be implemented in strict accordance with the details contained in the details of the Landscaping Scheme received on 3 December 2008 (Ref JL/MRB/HA127a).  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, unless otherwise agreed in writing by the Local Planning Authority. 

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.




Summary of Reasons for the Decision

This application is seeking full planning permission for the erection of a free range poultry shed at Field 8578, Henry's Hill, Kirklinton.  The farm, which consists of a series of farm buildings and a farmhouse, stands alone in the open countryside, approximately 250m from the road which links Boltonfellend to Kirklinton.

The proposed building would be located on the opposite side of the farm access track to the existing farm complex and would lie approximately 70m from the nearest farm buildings.  The building would measure 53m by 20m and would be 3.6m to the eaves and 6.4m to the ridge.  It would be of steel portal frame construction with concrete panels and green box profile sheeting forming the walls and roof.  

The building would accommodate 8,000 hens.  In order to comply with Freedom Foods Standards and the requirements of The Lakes Free Range Egg Company for free range hens, the hens would need to have access to a range area of 8 hectares. The range area, which would be enclosed by a 1.1m high post and wire electric fence, would contain 1.6 hectares of trees, comprising two tree belts.  One tree belt would be planted to the north of the building (between the building and the road), with a further tree belt being planted to south of the building, adjacent to some existing trees, which mark the field boundary.  The types and sizes of trees to be planted have been agreed with the Council's Tree Officer.   

Access would be gained via the existing farm access track.  A short new section of track would be constructed from the existing farm access to the building.  A new hedge would be planted along the northern side of this new access.

The applicants have farmed at Henry's Hill for the past fifteen years.  The current farming system at Henry's Hill is beef, sheep and arable, with 70 beef cattle and 350 sheep currently being kept at the farm.  The applicant is seeking to diversify his operation, and incorporate free range egg production onto the farm.

The relevant planning policies against which the application is required to be assessed include Policies LE25, CP1 and CP5 of the Carlisle District Local Plan 2001-2016.

The proposal raises the following planning issues:

1.   The Impact Of The Proposal On The Character Of The Area

The proposed free range poultry shed would be located in close proximity to the existing complex of farm buildings and would be seen against the existing buildings from a number of locations.  The land to the rear of the building rises gently uphill, so the building would not would sit on the skyline, thus reducing its visual impact and limiting views of the building from the south.  A large area of land between the road and the shed would be planted with trees and once established these would further reduce the impact of the building.  In light of the above, the proposal would not have an adverse impact on the character of the area. 

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

The proposal would be well related to the existing farm complex, which stands alone in the open countryside.  The nearest residential property would be approximately 250m away from the poultry shed.  In light of the above, the proposal would not have an adverse impact on the living conditions of the occupiers of any neighbouring properties.

3.   Other Matters

The Parish Council has expressed concerns about the size of the proposed shed.  The shed is, however, a standard size for a free range poultry unit and the height of the building is commensurate with the height of other free range poultry sheds in the area.

The Parish Council has also expressed concerns about commercial traffic access via narrow roads, especially if HGV’s are used to collect eggs.  The eggs would actually be collected in vans, twice a week, with larger vehicles only being used once a month to deliver feed.  The traffic impact of the poultry unit is, therefore, insignificant, especially when compared to current vehicle movements associated with the existing farm.  Indeed, County Highways has raised no objections to the proposal, given the existing use of the site and the likely traffic generation. 

In overall terms, the proposed development would not have an adverse impact on the character of the area or the living conditions of the occupiers of any neighbouring properties.  In all aspects, the proposal is compliant with the relevant policies contained within the adopted Local Plan.

Relevant Development Plan Policies

	Carlisle District Local Plan 2001 - 2016

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.



	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.




	Item no: 10
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	08/0722
	 Mr Derek Schofield
	Kingmoor

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	14/07/2008
	Taylor & Hardy
	Stanwix Rural

	
	
	

	Location:
	
	Grid Reference:

	3 Crindledyke Estate, Kingstown, Carlisle, CA6 4BZ
	
	338337 560465

	
	
	

	Proposal:
	Erection Of A Detached Garage


Grant Permission 

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

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



	2.
	The garage hereby permitted shall not be used except for private and domestic purposes and shall at no time be used for any commercial or business purposes whatsoever.

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




Summary of Reasons for the Decision

The application seeks approval for the siting of a detached garage at 3 Crindledyke Estate, Crindledyke, Carlisle.  The property is a two storey detached dwelling that is finished in smooth painted render under a slate roof.    

The curtilage of the property is reasonable in scale.  The dwelling is located centrally within the plot and lies adjacent to residential properties to the north and east.  To the west is a telecommunication mast compound and to the south bisected by the road, is Kingmoor Park.  

The site is bounded to the north by a block work wall and an existing single garage; to the east, concrete posts and timber panels that measure approximately 1.25 metres in height form the boundary.  Immediately adjacent to the north-east corner of the application site is a mature oak tree.

It is proposed to construct a large detached garage adjacent to the northern boundary of the site.  The garage will measure 10 metres in width by 7 metres in depth.  The height to the eaves would measure 2.5 metres with the height to the ridge measuring 4 metres.  The building will be immediately adjacent to the eastern boundary and 0.5 metres from the northern boundary. 

The garage will be finished from render with concrete roof tiles to the roof.  The main openings to the building will face south, towards the applicants dwelling, and will incorporate a roller shutter door, a window and rooflights.  A pedestrian access door will be located on the west elevation. 

Planning policies require that extensions are of good design and are of an acceptable scale and protect the amenity of adjacent properties from proposals that are of inappropriate scale, design or result in unreasonable overlooking.  In assessing the current proposal, it should be noted that the footprint of the garage would be located close to the rear boundary of the site, leaving a gap of approximately 0.5 metres.  The eaves height at this point would be 2.5 metres and the ridge, which measures 4 metres in height, would be located approximately 4.2 metres from the rear boundary wall.  

Given the length of the curtilage of the property and the fact that the garage is to the rear and partially screened by the applicant's property, only glimpsed views of the building would be apparent from the front of the property.  The development would not, therefore, detract from the character or appearance of the site.

The existing single prefabricated garage would be shortened in width to accommodate the proposed building, and a gap of approximately 0.5 metres would exist between the two.

The design and fenestration of the current scheme is appropriate to the style and character of the existing property; furthermore, the extension would be constructed from materials that are appropriate to the existing buildings.

There are neighbouring residential properties to the north and east of the application site.  The site is partially screened along the rear boundary by a block work wall that measures just over 2 metres in height from the applicant's side and approximately 2.4 metres from 3 Crindledyke Close.  Due to the boundary wall and the difference in ground levels, views of the application site are very limited and an oblique view of the roof would exist at most. 

The nearest property affected by the development is 3 Crindledyke Close, located to the north of the application site.  The ground level of the application site is approximately 0.47 metres higher than the neighbouring property; furthermore, the rear elevation of this neighbouring property is positioned at an angle to the application site which at its closest point, is approximately 0.87 metres from the boundary.  As a result, the ground floor windows of this property directly face the boundary wall and consequently, the boundary wall has a greater impact on the occupiers of this property that the proposed garage will.  The first floor windows have a more open view of the site over the roof of the garage.

The objector raises the issue that the development will be very intimidating due to the height and close proximity to the neighbouring property which would give no outlook and that the height and relationship of the garage will exaggerate the existing poor living conditions.  The development would undoubtedly increase the overall bulk and mass of the applicant's property and affect the aspect when viewed from the neighbouring property, particularly when viewed from the first floor bedroom windows.  Clearly, the issue as to whether the extension would be overbearing and adversely affect the living conditions of the occupiers of this property through unacceptable loss of daylight or sunlight is subjective and in this instance is finely balanced.  Given the physical relationship and orientation of these properties, the proposal will not affect the living conditions of the neighbouring occupiers to such a degree that the proposal would be contrary to current Local Plan policies.  

A further role of planning policies is that they seek to safeguard the living conditions of neighbouring occupiers by ensuring that development does not result in overlooking and loss of privacy.  In this respect, the development would increase the level of privacy afforded to occupants of both dwellings.  At present, there is a direct view from the first floor bedroom window of 3 Crindledyke Close across the application site.  The presence of the garage and associated roof structure would improve the level of privacy  provide some screening for the applicant and the occupier of 3 Crindledyke Close.

The proposed garage would be to the south of the neighbouring property, 3 Crindledyke Close.  During the winter months, it would be conceivable that there may be some loss of light to the kitchen window, particularly in the late afternoon; however, given the proximity and height of the boundary wall, it is not considered that the presence of the garage would result in an unreasonable loss of daylight or sunlight or give rise to an unacceptable level of overshadowing or over-dominance. 

Planning policies ordinarily require that a minimum distance is maintained between the crown spread of existing trees and new development.  The root system of the tree has previously been damaged, as has some of the branches.  Given its condition, the owner of the tree has signified that it is his intention that the tree will be removed in the near future.  The Council's Landscape Officer has raised no objection to the application.

In overall terms, the garage will be significant in scale and located close to the boundary of the neighbouring property.  The building will not be obtrusive or detrimental within the character of the streetscene.  The impact of the development on the occupiers of the neighbouring property is finely balanced.  On the one hand, the garage is unquestionably large with a significant roof height, dictated by the span of the building and the height of the door openings required by the applicant.  On the other hand, the ground floor windows of the neighbouring properties are already obscured due to the difference in ground levels and the height of the boundary structure.  Whilst there would be a view from the first floor bedroom windows of the proposed garage, the view would be across the roof as opposed to the applicant's existing curtilage and property.  The current proposal does not affect the living conditions of adjacent properties by poor design and in all aspects the proposals are considered to be compliant with the objectives of the relevant 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

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.




	Item no: 11
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	08/0350
	Mr Young
	Rockcliffe

	
	
	

	Date of Receipt:
	Agent:
	Ward:

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

	
	
	

	Location:
	
	Grid Reference:

	Ghyll Bank Yard, Low Harker, Carlisle, CA6 4DG
	
	338443 560750

	
	
	

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


Grant Permission 

	1.
	The occupation of the site shall be carried on only by the following and their immediate family: Mr William Henry Young,  Mrs Margaret Young nee Brough, Ms Nicole Young, Master William Henry Young, and Master Noey Young, and shall be for a limited period being the period of 3 years from the date of this decision, or the period during which the premises are occupied by them, whichever is the shorter.

Reason:
But for the special circumstances of the applicants permission would not have normally been forthcoming.



	2.
	When the land ceases to be occupied by all of the following: Mr William Henry Young,  Mrs Margaret Young nee Brough, Ms Nicole Young, Master William Henry Young, and Master Noey Young or at the end of 3 years (whichever shall first occur), the use hereby permitted shall cease, all materials and equipment brought onto the land in connection with the use shall be removed, and the land shall be restored to its former condition. 

Reason:
But for the special circumstances of the applicants permission would not have normally been forthcoming.



	3.
	No more than a total of 2 caravans as defined in the Caravan Sites and Control of Development Act 1968 shall be stationed on the land at any time.

Reason:
To safeguard the character of the area.



	4.
	The site shall only be used for residential purposes and the keeping/breeding of horses and no other commercial, industrial and/or retail activity shall take place on any part of it.  

Reason:
To safeguard the character of the area.



	5.
	No vehicle over 7.5 tonnes shall be stationed, parked, or stored on the land.

Reason:
To safeguard the character of the area. 



	6.
	Notwithstanding the provisions of Condition 1 (above), the residential use hereby permitted shall cease and all caravans, structures, equipment and materials brought onto the land for the purposes of such use shall be removed within 28 days if any of the following requirements are not met:

i)  within 3 months of the date of this approval a scheme, including a timetable for implementation and full design details, has been submitted to the Local Planning Authority providing:

a)  the removal of the existing unauthorised structures (timber shed) chattels (caravan) and any generator and connection of the site to the mains electricity supply; 

b) samples or full details of materials to be used externally on the hereby permitted amenity block and stable barn; and, 

d) the removal of the existing portable toilet and the connection of the amenity block to a septic tank/cess pool.

Reason:
To safeguard the character of the area, the living conditions of the neighbouring residents and ensure the effective provision of foul and surface drainage.




Summary of Reasons for the Decision

Introduction


Ghyll Bank Yard is to the immediate south of Ghyll Bank House at Ghyll Bank, Low Harker. The site currently comprises 3 tourers, a portaloo and timber shed. Mr W H and Mrs M Young reside at the premises with their three children aged 6, 8 and 10.


The site is located to the east of the A74 with access achieved via an unclassified lane to the west of Ghyllwood, opposite the Harker electricity sub-station and buildings occupied by FPL and Haulage Express Ltd.  There is a mature hedge approximately 3 metres high along the frontage with the access lane.  The northern and western boundaries are delineated by a 2 metre high timber panel fence; the southern boundary by palisade fencing.  To the immediate north and west there is a caravan storage compound (i.e. "Carlisle Caravan Storage" ) based from Ghyll Bank House; and, to the south an existing private Gypsy -Traveller site for a single family known as Cryndlebeck Stables (formerly Ghyll Bank Stables).  The site is also set within the general context of Ghyll Bank Caravan Park which is located to the north.  The applicant's agent has indicated her understanding that the site was a surfaced yard previously ancillary to the Carlisle Caravan Storage premises. 


This application seeks permission for the change of use of to a private Gypsy-Traveller site comprising two caravans, an amenity block and, stable.  The caravans would comprise a mobile home and tourer.  The amenity block, which is shown to measure 4 metres by 5 metres and constructed externally with brick walling and a tiled roof, would provide the necessary bathroom, laundry and cooking facilities.  The proposed amenity block would be served by a septic tank or cess pool depending on ground conditions.  The proposed barn is located in the south-western corner and measures 13.7 metres by 7.6 metres with a ridge height of 3.9 metres.  The submitted plans indicate the barn to be constructed utilising brickwork and galvanised sheeting.


The application is accompanied by an explanatory letter from the agent, a Design and Access Statement and a letter from the Headteacher of Houghton C of E School copies of which have been attached to this report.  The agent has also explained that if permission is granted it is intended to connect to water and electricity supplies jointly with the occupiers of Cryndlebeck Stables.

Background


Prior to May 2007 there was provision for at least 100 caravans for use by the Gypsy community comprising two “private” gypsy sites within the District, namely Hadrians Park and Ghyll Bank (Caravan) Park.


In the case of Hadrians Park there is planning permission for 30 permanent pitches and 30 transit pitches for one caravan each.  The relevant site licence conditions allow for a total of 70 caravans on the site.  Of these, 16 of the pitches are not restricted to occupation by Gypsies and thus there is capacity for 54 exclusively Gypsy caravans at Hadrians Park.


In relation to Ghyll Bank there is permission for 15 permanent pitches and 15 pitches that allow occupation for up to 28 days.  Although having been used by Gypsy families, there are, however, no conditions that restrict occupation of any pitch to Gypsies or Travellers.  



In the intervening period there have, however, been a series of changes in the provision for Gypsies and Travellers with regard to both Hadrians Park and Ghyll Bank.  In addition, the University of Salford published in May 2008 a final report of the Cumbria Gypsy and Traveller Accommodation Needs Assessment (GTAA).  


On the 1st May 2007 the transit site at Hadrians Park was closed and the caravans removed.  On the 20th November 2007 during a Special Neighbourhood Forum meeting held at Houghton School, the proprietor allegedly explained that he wanted the freehold of Hadrian’s Park; he would be willing to spend his own money to carry out all necessary upgrades; and, he was intending to re-open the transit site.  At the time of preparing this report, the transit site has yet to be upgraded at Hadrian’s Park although there is anecdotal evidence of a limited and restrictive re-use.


Following a visit on the 24th October 2007, it became apparent that Ghyll Bank Caravan Park was being referred to as Ghyll Bank Park and marketed on the basis of “creating a relaxed lifestyle for the over 50’s” with one park home in situ.  On the 15th May 2008, the owner's son verbally confirmed that, apart from members of the family there were no other individuals residing at the premises. 


The Report of the Panel into the North West Draft Regional Spatial Strategy (RSS) Examination in Public was concerned that the Strategy is deficient in a number of respects, including the failure to deal with gypsies and travellers.  The Panel recommended in paragraph R2.1 that a partial review of the RSS is carried out as soon as possible, with a view to publication of the revised RSS not later than 2009 and that this should include Accommodation for Gypsies and Travellers.


In May 2008 the University of Salford published a final report of the Cumbria GTAA.  The aforementioned report of the Cumbria GTAA has concluded that between 2007-2016 there is an additional need within Carlisle District for 35 residential pitches; and 5 transit pitches by 2012.


The "closure" of the transit site at Hadrians Park and the apparent change in circumstances with regard to the use of Ghyll Bank Park, has naturally raised concerns over provision within the District. 


In such a context Members will be aware that under application reference numbers 07/0522 and 07/1083 temporary planning permission has been given for private Gypsy-Traveller sites not only at Ghyll Bank Stables but also Parkfield Stables, Newtown.  In addition, permission has been granted for operational development (reference number 08/0976) that, if implemented, would lead to the potential reinstatement of use of Ghyll Bank Caravan Park as a Gypsy and Traveller site with 15 pitches but managed either by or on behalf of the City Council.

Assessment

At a general level, government advice is contained in Circular 8/93 “Award of Costs incurred in Planning and other Proceedings” and Circular 11/95.  Consideration also needs to be made with regard to the Human Rights Act 1998 and the Race Relations (Amendment) Act 2000.  


Specific advice is contained in Circular 01/2006 “Planning for Gypsy and Traveller Caravan Sites”.  Circular 01/2006 seeks, amongst other things, to create sustainable communities where gypsies have fair access to suitable accommodation, education, health and welfare provision.  It advises that Development Plan Documents must allocate sufficient sites for gypsies and travellers, and that sites must be demonstrably suitable, and likely to be made available.  


Circular 01/2006 also highlights that material considerations will include the existing and planned provision of, and need for, sites in the area, the accuracy of the data used to assess need, information on pitch availability on public and private sites, personal circumstances and alternative accommodation options.  Paragraphs 45 and 46 explain that where there is unmet need but no available gypsy and traveller site provision in an area but there is a reasonable expectation that new sites are likely to become available at the end of that period in the area which will meet that need (as in this case), local planning authorities should give consideration to granting a temporary permission.  The fact that temporary permission has been granted on this basis should not be regarded as setting a precedent for the determination of any future applications for full permission for use of the land as a caravan site.


The North West of England Plan Regional Spatial Strategy to 2021 does not contain any policy on Gypsies and Travellers.  Policy H14 of the Carlisle District local Plan 2001 –2016 does provide guidance.  The aforementioned Policy requires that where there is an identified need the City Council will consider the provision of Gypsy and Traveller sites and that they will be acceptable providing that they meet five criteria.  Namely, the proposal will not compromise the objectives of the designation of an Area of Outstanding Natural Beauty or Landscape of County Significance; there would be no adverse impact on the local landscape; appropriate access and parking can be achieved; the proposed site is reasonably accessible to community services; and, the proposal would not adversely affect the amenities of adjacent occupiers by way of noise, vehicular or other activities on site.


On this basis it is considered that the main issues with regard to this application are:


1) the effect of the proposal on the character/appearance of the surrounding area;


2) any adverse impact on the upgrading of the A74;


3) the suitability of the site for such purposes adjoining the A74 and with regard to any means of drainage; 


4) the impact on the living conditions of neighbouring residents; and,


5) whether there are any other considerations sufficient to clearly outweigh any harm with specific regard to the need for and availability of sites generally, the specific needs of the applicant and his family, and the matter of their Human Rights.


When considering the impact of the proposal on the character and appearance of the area, the site is read as being within an area of scattered development associated with the countryside.  It could therefore be argued that the development would have the effect of interrupting the rural character of the area.  In mitigation, the site is neighboured by development in the form of Ghyll Bank House and the associated commercial storage of caravans and, Cryndlebeck Stables.  The site is also screened by the existing mature hedge along the road frontage.


In regard to the upgrade of the A74, the Highways Agency have not raised any objections providing that any drainage system or disposal of effluent does not connect to the existing or proposed drainage system for the A74 /M6 highway improvement scheme.  


In the absence of noise mitigation measures, it is unclear whether this site represents a longer-term solution.  Nevertheless, it is appreciated that a residential dwelling in the form of Ghyll Bank House/Ghyll Cottage neighbours the site.  The imposition of a condition requiring the provision of suitable noise attenuation is considered to be an onerous burden should Members consider that the proposal meets a short term need.


When considering the issue of drainage, the former owner of Ghyll Bank House/Ghyll Cottage has confirmed his understanding that a single pipe serving the existing septic tank crosses a strip parallel to the eastern boundary of the application site.  The proposed development, apart from the possible siting of a touring caravan, is to be sited away from the pipe. 


When considering the living conditions of neighbouring residents, with particular regard to Cryndlebeck Stables and Ghyll Bank House it is evident that the proposed structures are to be located away from the respective boundaries.  The proposed stable barn, whilst at a higher level than Ghyll Bank Stables does not run the whole length of the relevant boundary and should be partially screened by the planting on both sides of the site.  The principle outlook from the mobile home at Ghyll Bank Stables is south into the yard area.


In regard to the question of need, it is not contested that there is a national, regional and county need for gypsy site provision.  In the case of the Carlisle area, the re-opening of the transit site at Hadrians Park and the approved operational development at Ghyll Bank Caravan Park will not address the identified need for permanent pitches.  


The applicant and his family also have a current and immediate need for accommodation.  The applicant and his wife have 3 children.  If planning permission were to be refused and if this led to moves to evict them from the site it would undoubtedly disrupt the education of the children with little hope of any continuity being achieved from an itinerant roadside existence.


Members should also be aware that, if it were considered there is no suitable alternative accommodation, forcing the applicant and his family to leave the site would result in them losing their homes.  This would represent an interference with their home and family life, respect for which is incorporated in Article 8 of the European Convention on Human Rights.  Furthermore, in the light of the published final report of the Cumbria GTAA, the Council will be expected to make adequate provision for Gypsy accommodation in the area.  Consequently any interference with the applicant and his family’s human rights resulting from eviction from the site could be considered disproportionate to the harm caused to the public interest by the retention of the site particularly if for a limited time period. 

Other Matters


Any issues arising from either ownership or the provisions of a Deed relating to Ghyll Bank House are essentially civil matters separate to the consideration of this application.

6.0  Conclusion


On the basis of the foregoing, but in the context of on-going efforts to address and satisfactorily resolve matters associated with the identified need, the recommendation is to grant a temporary permission. 

Relevant Development Plan Policies

	Carlisle District Local Plan 2001 - 2016 

Core Development Policies - Policy CP1 - Landscape Character

Proposals for development in the rural area must seek to conserve and enhance the special features and diversity of the different landscape character areas.  Development will be considered appropriate to the character of the landscape provided the proposal has regard to and conserves:

the landform and natural patterns of drainage;

· the pattern of trees and woodland;

· the habitats of species of importance for wildlife;

· the pattern and composition of field boundaries;

· the pattern of historic landscape features;

· the pattern and distribution of settlements



	Carlisle District Local Plan 2001 - 2016

Core Development Policies - Policy CP3 - Trees And Hedges On Development Sites

Proposals for new development should provide for the protection and integration of existing trees and hedges.  Where trees and hedges are present, a survey will be required showing the following:

1
the location of existing trees and hedges;

2
the species, age, height and crown spread of each tree;

3
an assessment of the condition of each tree;

4
the location and crown spread of trees on adjacent land which may be affected by the development;

5
existing and proposed changes in ground level.

In order to protect and integrate existing trees and hedges within new development, the City Council will resist proposals which cause unacceptable tree loss, and which do not allow for the successful integration of existing trees identified in the tree survey. 

Layouts will be required to provide adequate spacing between existing trees and buildings, taking into account the existing and future size of the trees, and their impact both above and below ground. 

The City Council will protect existing trees and woodlands where appropriate, by tree preservation orders, and by the use of planning conditions requiring protective fencing around trees to be retained to prevent site works within their crown spread.
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Core Development Policies - Policy CP5 - Design 

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

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

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

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

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

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

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

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

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

9
Ensure that the layout and design incorporates adequate space for waste and recycling bin storage and collection.
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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 CP10 - Sustainable Drainage Systems

Sustainable drainage systems (SUDS) should be incorporated into development proposals when the following conditions apply:

1
The development will generate an increase in surface water run-off; and

2
The rate of surface water run-off is likely to create or exacerbate flooding problems

Where SUDS are incorporated the following details shall be provided:

1
The type of SUDS; and

2
Hydraulic design details/calculations; and

3
Pollution prevention and water quality treatment measures together with details of pollutant removal capacity; and

4
Operation, maintenance and adoption details (SUDS structures will not be adopted by the statutory sewerage undertaker unless maintenance and legal agreements are in place).
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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.
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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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Housing - Policy H14 Gypsies And Travellers

Where there is an identified need the City Council will consider the provision of Gypsy and Traveller Sites. Proposals for Gypsy and Traveller sites will be acceptable providing that:

1
the proposal will not compromise the objectives of the designation of an Area of Outstanding Natural Beauty or Landscape of County Importance; and

2
there would be no adverse impact on the local landscape; and

3
appropriate access and parking can be achieved; and

4
the proposed site is reasonably accessible to community services; and

5
the proposal would not adversely affect the amenities of adjacent occupiers by way of noise, vehicular or other activities on site.




	Item no: 12
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	08/0906
	Mr John Waters
	Nicholforest

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	05/09/2008
	Mr Bruce Armstrong-Payne
	Lyne

	
	
	

	Location:
	
	Grid Reference:

	Field 8443 Spruce Grove, Penton, Carlisle, CA6 5QR
	
	345853 576400

	
	
	

	Proposal:
	Revised Layout Of Caravan Site For The Provision Of 30no. Static Caravans


Members resolved to defer consideration of the proposal in order to undertake a site visit and to await a further report on the application at a future meeting of the Committee.

	Item no: 13
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	08/0961
	 Mr R Liddell & Mrs P E Sarratt
	Burgh-by-Sands

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	18/09/2008
	Architects Plus (UK) Ltd
	Burgh

	
	
	

	Location:
	
	Grid Reference:

	Land adjacent to Windrush, Burgh by Sands
	
	332759 559361

	
	
	

	Proposal:
	Erection Of 1No Detached 3 Bedroom House


Grant Permission 

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

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



	2.
	Samples or full details of all materials to be used on the exterior shall be submitted to and approved in writing by the Local Planning Authority before any work is commenced.

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



	3.
	No development shall take place until full details of hard and soft landscape works, including a phased programme of works, have been submitted to and approved in writing by the Local Planning Authority and these works shall be carried out as approved prior to the occupation of any part of the development or in accordance with the programme agreed by the Local Planning Authority.  Any trees or other plants which die or are removed within the first five years following the implementation of the landscaping scheme shall be replaced during the next planting season. 

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



	4.
	No development approved by this permission shall be commenced until a scheme for the provision of surface water drainage works has been approved in writing by the Local Planning Authority.  Such a scheme shall be constructed and completed in accordance with the approved plans. 

Reason:
To ensure a satisfactory means of surface water disposal and in accord with Policy CP12 of the Carlisle District Local Plan 2001-2016.



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

Reason:
In order that the approved development safeguards the living conditions of neighbouring residents in accordance with Policy CP5 of the Carlisle District Local Plan 2001-2016.



	6.
	An archaeological watching brief shall be undertaken by a qualified archaeologist during the course of the ground works of the proposed development, in accordance with a written scheme of investigation which has been submitted by the applicant and approved by the Local Planning Authority.  Following the completion, 3 copies of the report shall be furnished to the Local Planning Authority.

Reason:
To afford reasonable opportunity for an examination to be made to determine the existence of any remains of archaeological interest within the site and for the examination and recording of such remains and to accord with Policy LE8 of the Carlisle District Local Plan 2001-2016.



	7.
	The development shall not commence until visibility splays providing clear visibility of 2.4 metres by 43 metres measured down the centre of the access road and the nearside channel line of the major road have been provided at the junction of the access road with the county highway.  Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 1995 (or any Order revoking and re-enacting that Order) relating to permitted development, no structure, vehicle or object of any kind shall be erected, parked or placed and no trees, bushes or other plants shall be planted or be permitted to grown within the visibility splay which obstruct the visibility splays.  The visibility splays shall be constructed before general development of the site commences so that construction traffic is safeguarded.

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



	8.
	The access drive shall be surfaced in bituminous or cement bound materials, or otherwise bound and shall be constructed and completed before the development is occupied/brought into use.

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



	9.
	Details of all measures to be taken by the applicant/developer to prevent surface water discharging onto or off the highway shall be submitted to the Local Planning Authority for approval prior to development being commenced.  Any approved works shall be implemented prior to the development being completed and shall be maintained operational thereafter.

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



	10.
	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.



	11.
	The access and parking/turning requirements shall be substantially met before any building work commences on site so that constructional traffic can park and turn clear of the highway.  

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



	12.
	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 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.




Summary of Reasons for the Decision

This application seeks Full Planning Permission for the erection of one dwelling on land adjacent to Windrush, Burgh-by-Sands.  Windrush is a brick bungalow, which adjoins the application site to the north.  The site, which forms part of the garden to Windrush, currently contains a large area of lawn and a number of fruit trees.  The site slopes downhill away from Windrush, with the majority of the site being approximately 1m higher than the adjacent road.  The application site, which is surrounded by a hedge, has a frontage to the road of approximately 36m, with the width varying from 15m at its northern end to 5m at its southern end.  

A road lies directly to the east of the site, beyond which lie the residential properties of Ednas Cottage, Meadow View and Beech Bank.  Milton Cottage adjoins the site directly to the south, whilst residential development (a two-storey dwelling and a bungalow) adjoins the application site to the west.  

The application was submitted on 18 September 2008.  There were five objections from local residents to the original plans, with the Parish Council also objecting and County Highways expressing concerns about the proposed access.

Following discussions with the Conservation Officer and County Highways the scheme has been amended as follows:

· The ridge height of the dwelling has been reduced from 7.7m to 6.2m

· The part of the dwelling which has a lower ridge height has been set back by 0.2m and quoins have been added 

· The parking area has been relocated from the south of the proposed dwelling (adjacent to Milton Cottage) to the north (adjacent to Windrush).

No objections have been received from local residents to the amended plans.  The Parish Council has objected to the amended plans but there is now only one reason for objecting and this relates to drainage issues.

The proposed dwelling would measure 19.3m in length, with the main part of the dwelling measuring 6.6m in width, 6.2m to the ridge and 3.2m to the eaves.  Part of the dwelling would be stepped back and this would have a width of 6.4m and lower ridge and eaves heights of 5.6m and 2.6m respectively.  A small porch would be added to the front elevation.  The dwelling would be constructed of painted render, with stained timber windows and doors, under a slate roof.  

The ground floor would contain a living room, dining room, kitchen, two bedrooms and two bathrooms, with the upper floor containing a bedroom, a bathroom and a study.  The dwelling would be positioned in the centre of the plot, with a garden area being located to the south, east and west of the dwelling and a parking area being located to the north.  The level of the site would be reduced to that of the adjacent road.

It is proposed to discharge foul sewage to the main sewers, with surface water being disposed of via soakaways.

The relevant planning policies against which the application is required to be assessed include Policies DP1, H1, CP5, CP12, LE7, DP9, LE19 and T1 of the Carlisle District Local Plan 2001-2016.

The proposal raises the following planning issues:

  

1.  The Principle Of Residential Development

 

Policy H1 of the Carlisle District Local Plan 2001-2016 deals with the location of new housing development.  Burgh-by-Sands is identified as a Local Service Centre within the Policy and the application site lies within the defined settlement boundary. Small-scale residential development on the site is, therefore, acceptable in principle.

2.   The Impact Of The Proposal On The Burgh-by-Sands Conservation Area, The Solway Coast AONB And The Hadrian's Wall World Heritage Site

The site is located within the Burgh-By-Sands Conservation Area, an Area Of Outstanding Natural Beauty (AONB) and the Buffer Zone of the Hadrian's Wall World Heritage Site.  The proposed dwelling would be sympathetically designed and constructed of traditional materials.  Both the Conservation Officer and the Conservation Area Advisory Committee have raised no objections to the revised proposal.  Indeed, the Conservation Officer has had an input into the design of the dwelling.  In light of the above, the proposed development would make a positive contribution to the Conservation Area, the AONB and the World Heritage Site.

3.   The Impact Of The Proposal On The Living Conditions Of The Occupiers Of Neighbouring Properties

Meadow View, which would be located directly across the road from the proposed dwelling, would have a bedroom window approximately 19.5m from a bedroom window on the new dwelling and 20.5m from a kitchen window.  Given that Meadow View would be located at a higher level than the proposed dwelling and given the orientation of the proposed dwelling, this distance is sufficient to ensure that there would be no loss of amenity to the occupiers of this dwelling.

Ednas Cottage would have the parking area for the proposed dwelling located across the road from its southern end.  Given that Ednas Cottage is located immediately adjacent to the highway, this would not adversely affect the occupiers of this dwelling.

Milton Cottage adjoins the southern end of the application site and would have a blank gable wall facing the south elevation of the proposed dwelling, which would be almost entirely glazed.  Given that the proposed dwelling would be 18.5m from the blank gable wall at Milton Cottage, the difference in levels and the presence of a fence/landscaping on the boundary, the proposed dwelling would not have an adverse impact on the occupiers of Milton Cottage through loss of privacy.

A two-storey dwelling and a bungalow are located to the west of the application site. Given the height of the proposed dwelling, the orientation of these properties in relation to the proposed dwelling and the presence of a hedge on the boundary, the living conditions of the occupiers of these dwellings would not be adversely affected by the proposed development.

The host dwelling, Windrush, would have two windows facing the north elevation of the proposed dwelling.  This elevation would, however, be a blank gable wall and would be 12m away.  Whilst there could be some overlooking of the garden of the new dwelling from the garden of Windrush, this would be eradicated by allowing the existing hedge to grow higher or by the erection of a fence.  In light of the above, the proposal would not adversely affect the living conditions of the occupiers of Windrush.

4.   Whether The Design Of The Proposed Dwelling Is Appropriate

 

The dwelling would be constructed of painted render under a slate roof and would incorporate quoins and window surrounds, together with timber windows and doors.  The height of the building has been kept reasonably low and this, together with the reduction in the height of the site, would ensure that the dwelling is not over dominant in the street scene.  In light of the above, the design of the proposed dwelling is acceptable.

5.   Other Matters

 

Both Windrush and the new dwelling would have sufficient amenity space. 

In overall terms, the proposed dwelling would not have an adverse impact on the character of the Conservation Area, the Solway Coast AONB or the Hadrian's Wall World Heritage Site or 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 proposed dwelling is acceptable. In all aspects, the proposal is compliant with the relevant policies contained within the adopted Local Plan. 

Relevant Development Plan Policies
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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.
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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
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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 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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Local Environment - Policy LE7 - Buffer Zone On Hadrian’s Wall World Heritage Site

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

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

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

Within the outer visual envelope, beyond the Hadrian's Wall Military Zone World Heritage Site, proposals for major development which would have an adverse effect on the character of the World Heritage Site will not be permitted unless the need for the development outweighs the environmental costs.
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Local Environment - Policy LE8 - Archaeology On Other Sites

On land for which there is no archaeological information, but where there are reasonable grounds for believing remains to be present, the City Council will ensure that the archaeological aspects of development proposals are examined and evaluated before planning applications are determined. Planning permission will not be granted without adequate assessment of the archaeological implications.
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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.
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Local Environment - Policy LE19 - Conservation Areas

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

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

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

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

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

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

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

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

7
proposals which would require substantial car parking and servicing areas which can not be provided without an adverse effect on the site and its surroundings will not be permitted.
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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: 14
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	08/0241
	 Mr Robin Treasurer
	Carlisle

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	10/03/2008
	
	Botcherby

	
	
	

	Location:
	
	Grid Reference:

	89 Walkmill Crescent, Carlisle, CA1 2WF
	
	341818 555719

	
	
	

	Proposal:
	Erection Of A Detached Garage And Store


	Decision:
	Refuse  Permission
	Date:
	09/05/2008


	Decision of:
	Planning Inspectorate


	Decision Type:
	Appeal Dismissed
	Date:
	04/11/2008


	Item no: 15
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	08/0392
	Mr W Bimson
	Burgh-by-Sands

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	15/04/2008
	Mr M Dennett
	Burgh

	
	
	

	Location:
	
	Grid Reference:

	Land Adjoining Monkhill Farm, Monkhill, Carlisle, CA5 6DB
	
	334422 558602

	
	
	

	Proposal:
	Erection Of Two Storey Dwelling With Integral Garage


	Decision:
	Refuse  Permission
	Date:
	12/06/2008


	Decision of:
	Planning Inspectorate


	Decision Type:
	Appeal Dismissed
	Date:
	14/11/2008


	Item no: 16
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	08/1094
	 Mrs Jennifer Thomlinson
	

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	28/10/2008
	
	Stanwix Urban

	
	
	

	Location:
	
	Grid Reference:

	20 Waverley Road, Stanwix, CARLISLE  CA3 9JU
	
	339762 557824

	
	
	

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


Members will recall at Committee meeting held on 14th November 2008 that authority was given to the Head of Planning and Housing Services to issue approval subject to the expiration of the consultation/notification period on the 20th November. 

Grant Permission 

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

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



	2.
	Notwithstanding the 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 gable elevation without the prior consent of the local planning authority.

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



	3.
	Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 1995, (or any Order revoking and re-enacting that Order), the ground floor window to the w.c. in the gable elevation of the building shall be obscure glazed, to a minimum of Factor 3, 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 Policies H11 of the Carlisle District Local Plan 2000-2016.




Summary of Reasons for the Decision

This application seeks approval to extend a semi-detached dwelling on the north side of Waverley Road close to its junction with Waverley Gardens.  The property is constructed of smooth facing bricks to the ground floor with roughcast rendering to upper storey walling and is roofed in concrete roof tiles.  It is bounded to each flank and its rear boundary by a 1.8 metre high larch lap fence.  

It is proposed to extend the property by the addition of a two story side and single storey rear extension to provide a ground floor garage, w.c., enlarged kitchen/dining room, and conservatory with a bathroom and enlarged bedroom above the proposed garage and kitchen/dining room.  The side extension would be 2.4 metres wide and extend 11 metres rearwards along the boundary with the adjacent property to an eaves height of 5.5 metres.  The rear extension is single storey which would project 3 metres from the existing rear wall of the property and be 8.85 metres wide.  It is proposed to have a lean-to roof, its maximum height being 4.3 metres.  Both extensions are to be built of facing brickwork and roofed in concrete roof tiles to match the existing property.

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

It is acknowledged that the adjacent property, 22 Waverley Road, has a window serving its kitchen which would be 2.7 metres from the proposed extension.  It is, further, noted that there is an existing 1.8 metre high boundary fence, the kitchen is dual aspect with an additional window and door serving the same room and that only window to be inserted into the proposed gable would serve a w.c.  At the recent Local Plan Inquiry the City Council presented an explanation of primary windows and dual aspect habitable rooms.  Although the Inspector disagreed with some aspects of Policy CP5 he did not take issue with the explanation of primary windows.  Based on the foregoing it is considered that the proposal would not adversely affect the living conditions of its neighbours through loss of light of overdominance to warrant refusal.  It order to further protect the living conditions of the occupiers of 22 Waverley Road a condition has been included within the decision notice removing Permitted Development Rights for additional windows on the gable elevation.

2.
Whether The Proposal Is Appropriate To The Dwelling

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

In overall terms it is considered that the proposal is considered to be compliant with the objectives of the relevant adopted and emerging Development 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.




	Item no: 17
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	08/0972
	 Cumbria Police Authority
	Carlisle

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	22/09/2008
	Taylor Young
	Harraby

	
	
	

	Location:
	
	Grid Reference:

	Cumbria Constabulary, Police Custody Suite, Brunel Way, Durranhill Industrial Estate, Carlisle, CA1 3NQ
	
	341815 554709

	
	
	

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


Members will recall at Committee meeting held on 14th November 2008 that authority was given to the Head of Planning and Housing Services to issue approval subject to the expiry of the consultation period.

The consultation period has expired and the approval was issued on 26th November 2008. 
Grant Permission 

	1.
	Any access and or parking provision shall be retained and be capable of use when the development is completed and shall not be removed or altered without the prior consent of the Local Planning Authority.

Reason:
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.



	2.
	Within 6 months of the Police Divisional Headquarters (or any part thereof) opening for business, the developer shall prepare and submit to the Local Planning Authority for their approval a Travel Plan which shall identify the measures that will be undertaken by the developer to encourage the achievement of a modal shift away from the use of private cars to visit the development to sustainable transport modes.  The measures identified in the Travel Plan shall be implemented by the developer within 12 months of the development (or any part thereof) opening for business.

Reason:
To aid in the delivery of sustainable transport objectives and to support Local Transport Plan Policies: WS1, LD4.



	3.
	Within three months from the date of this permission, details of a landscaping scheme that shall indicate the proposed types, species planting heights and planting densities of all trees and shrubs to be planted shall be submitted to and approved in writing by the Local Planning Authority.

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



	4.
	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.
Reason:
To ensure that a satisfactory landscaping scheme is implemented in accordance with Policy CP5 of the Carlisle District Local Plan 2001-2016.




Summary of Reasons for the Decision

This revised application seeks full planning permission for the construction of Police Divisional Headquarters including an operational police station and associated storage, parking and landscaping on the former Rathbones Site, Brunel Way, Durranhill Industrial Estate, Carlisle.  The application also involves minor alterations to the existing Custody Unit to move an access door from the south to the north side and an external access stair to the roofspace to incorporate an access to the proposed new building.  The site is located within a Primary Employment Area.

The application seeks consent for the erection of a headquarters building for Cumbria Constabulary.  Construction work has been progressing on site for some considerable time in accordance with the previous consent and the majority of the structure is complete.  

The building is sited close to the frontage with Brunel Way and would be three storeys in height at this point.  The front elevation will be finished in masonry terracotta blocks with high window openings.  The two floors above will be fully glazed and shaded by a large roof overhang with an array of wide glass louvres.  The entrance to the building will be framed by two three storey stone clad piers between which would be vertical strips of coloured glass.  The roof will be finished in aluminium with ventilation flues protruding from the roof.

The area between the frontage and Brunel Way will provide thirty eight car parking spaces and four spaces suitable for use by disabled persons.  This will form the pubic element of the parking provision with access taken directly from Brunel Way.

The building occupies almost the entire frontage of the site in a rectangular shape.  The mono pitched roof slopes up to rear of the building and would then reduce to two storeys in height and will include the formation of a green roof.  A glazed vertical atrium will also be situated in either corner of the rear of the building.  A roofed link will also be constructed to link access to the Custody Unit.

Access for staff vehicles is taken from Brunel Way, utilising the existing access to the Custody Unit and will provide a total of one hundred and forty six parking spaces plus two spaces for disabled persons for staff at both the Custody Unit and the Headquarters.  There would also be provision for cycle storage and, motorcycle parking together with provision for specialist and operational vehicles.

The application is a revised application to that approved in 2007 with the main changes being:

· incorporation of security gates, fencing and pedestrian gates at the main vehicular entrance;

· relocation of vehicular access at the junction of the public car park with Brunel Way;

· insertion of 2no. additional windows at first floor level in the north gable;

· revision of staff and operational vehicle parking to incorporate 20 additional vehicles; and

· relocation of solar panels from the front elevation to the garage building to the rear of the main building together with the siting of an air source heat pump and access ladder.

The site is designated as being a Primary Employment Area and in consideration of this application Policy EC1 of the Carlisle District Local Plan 2001-2016 is appropriate.  This policy seeks to retain land within such designated areas for employment purposes within the B1, B2 and B8 uses classes.  Exceptions may be permitted where: the existing use of the site adversely affects or could adversely affect adjacent residential properties; or the proposed alternative use is essential for the redevelopment of the majority of the site for employment purposes; and 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.  Furthermore, Policy DP1 of the Local Plan requires that development proposals 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.

The site is brown field land and is also immediately adjacent to other existing development.  The siting of the proposed headquarters building has been placed wholly within the boundaries of the brown field site.  Although the site is a Primary Employment Area, it is considered that the employment of the Police in this location is appropriate and will fulfil an overall strategic requirement for the City as a whole.  There are a number of vacant sites on the estate, which are available for other employment uses.  Furthermore, the principle of development on this site has already been established through the historic planning applications that have been granted consent on this site.  

The proposed development is to replace the facilities lost in Rickergate following the  flooding in January 2005.  These facilities have been temporarily replaced by an office at the Citadel with police vehicles occupying part of the highway.  It is understand that there is no potential to return to Rickergate due to inadequate facilities and high premiums for the insurance of the building.  Most of the police services for Carlisle and the surrounding area are operating from temporary accommodation that is in several locations which is not efficient or effective.

It is understood that a police presence within the City Centre would remain although the location for this has not been established but it is unlikely to remain at the Citadel.

The need for this facility can be deemed as a material consideration. Section 17 of the Crime and Disorder Act 1998 promotes the practice of partnership working and states:

"Without prejudice to any other obligations imposed upon it, it shall be the duty of each authority to exercise its various functions with due regard to the likely effect of the exercise of those functions on, and the need to do all it reasonably can to prevent crime and disorder in its area."

The headquarters are required by the Police Authority in order to enable its effective response to criminal behaviour and in this regard Section 17 is relevant.

Development should be appropriate in terms of quality to that of the surrounding area and development proposals should incorporate high standards of design including siting, scale, use of materials and landscaping which respect and, where possible, enhance the distinctive character of townscape and landscape.  This is reflected in Policy CP5 of the Local Plan which requires that development proposals should also harmonise with the surrounding buildings respecting their form in relation to height, scale and massing and making use of appropriate materials and detailing.

The area is diverse in terms of the scale, design and materials and many of the buildings have been in situ following the development of the industrial estate.  The appearance of the building would be different to the character and appearance of the estate but would the proposal involves a contemporary design with an appropriate use of materials; furthermore, the building incorporates modern materials that would assist in promoting the energy efficiency of the building.  The building is striking in appearance as would be expected from a major public building but would be reasonable in scale and well related to the surrounding buildings.  

The revisions to the siting of the solar panels and air source heat pump do not detract significantly from the character of the building as approved by the previous consent.  The design would not be obtrusive or detrimental to the character of the area.

The proposed landscaping aspect to the site would further enhance the public aspect of the building.

Planning policies require that development proposals do not adversely affect the living conditions of occupiers of residential properties by virtue of inappropriate development, scale or is visually intrusive.  The proposed building is appropriate to the overall scale of buildings within the estate.  In this respect it is not considered that the proposal that is being presented for consideration would be disproportionate or obtrusive and it is not considered that the occupiers of the adjacent buildings would suffer from an unreasonable loss of daylight or sunlight. 

The nearest residential properties are approximately 200 metres to the south of the application site in Harraby Grove that is accessed by way of a public footpath leading from Brunel Way.  This footpath is used by members of the public linking London Road with the industrial estate and whilst the development of this site may increase pedestrian flows along this route, it is not considered that this would occur to such a degree as to be detrimental to the living conditions of the occupiers of these properties.

Policy T1 of the Local Plan requires that there is sufficient parking provision within the site for the relevant development.  The overall level of parking provision within the site, including the custody element would be one hundred and forty six parking spaces plus two spaces for disabled persons for staff at both the Custody Unit and the Headquarters.  There would also be provision for cycle storage and, motorcycle parking together with provision for specialist and operational vehicles.

The applicant has submitted a Transport Impact Assessment in support of the application which concludes by stating that the proposal will generate approximately 78 trips in the morning and 81 trips in the afternoon.  The previous use as a bakery would have generated an estimated 95 and 88 trips respectively.  Given the surrounding road network and bus routes near to the site, and the number of proposed vehicle movements, the report raises no highway objections.

The design and layout of the building is required to be designed meet the highest standards of accessibility and inclusion for all potential users regardless of disability, age or gender in accordance with the objectives of Policy CP15 of the Local Plan.  Although the building is three storeys, the development will also incorporate automatic entrance doors, level access and a lift allowing access to the upper floors. 

The design of the building takes into account energy efficiency and will achieve a Building Research Establishment Environmental Assessment Method (BREEAM) 'Excellent' rating.  This would be achieved through the incorporation of local materials, a green roof, low energy environmental design utilising ground source heat pump for heating and cooling water, solar water heating tubes, rainwater recycling for vehicle washing and grey water installation for WC flushing.  

Consequently, although the site was previously occupied by a building together with large areas of hardstanding, the proposed building aims to reduce the amount of surface water run-off that would discharge into the water network which would reduce the pressure on the infrastructure within the City.

In overall terms, the police headquarters building represents use of a brown field site within the boundaries of the urban area.  It is not considered that the fear of crime is sufficient as a sole reason for refusal.  In this instance the applicant, being the Police, should be best placed to manage the fear of crime.  The building will be of benefit to the wider community of not only Carlisle District but North Cumbria and these wider benefits must be weighed against any perceived disbenefits to the immediate area. The principle of development within the site is considered to be acceptable and the building is well related to the existing buildings and does not result in any harm to the visual amenity of the area.  The design of the building, the fenestration and the use of materials are appropriate and it is not considered that the occupiers of neighbouring properties would be adversely affected.  The revisions do not raise any fundamental planning issues in accordance with current planning 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

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 CP15 - Access, Mobility And Inclusion

Development proposals should make provision for easy, safe and inclusive access to, into and within buildings and facilities.  The layout and design of developments should meet the requirements of accessibility and inclusion for all potential users regardless of disability, age or gender.  The Council will have regard to the following criteria when assessing development proposals:

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

2
The location of any development proposal in relation to its potential users;

3
Accessibility to all transport modes and provision of adequate parking for disabled people;

4
Provision of on-site facilities such as  public toilets, and appropriate signage



	Carlisle District Local Plan 2001 - 2016

Core Development Policies - Policy CP17 - Planning Out Crime

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

The following points should be applied to all development proposals:

1
Security measures should be an integral part of the design

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

3
Public and private spaces should have clearly defined boundaries.

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

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

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

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



	Carlisle District Local Plan 2001 - 2016

Economic & Commercial Growth - Policy 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

Local Environment - Policy LE29 - Land Affected By Contamination

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

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

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

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

4
Have an unacceptable adverse effect on habitats and ecosystems;

5
Cause harm to buildings, animals or crops

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



	Carlisle District Local Plan 2001 - 2016

Transport - Policy T1- Parking Guidelines For Development

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

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

2
the availability of public car parking in the vicinity;

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

4
the likely impact on the surrounding road network; and

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




