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:

	08/1152
	Mr Timothy Price
	Brampton

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	18/11/2008
	
	Brampton

	
	
	

	Location:
	
	Grid Reference:

	Land At The Barn, Park Barns, Irthington, Carlisle, CA6 4NQ
	
	350539 559712

	
	
	

	Proposal:
	Temporary Siting Of Residential Caravan (Revised Application)


Grant Permission 

	1.
	Within three years from the date of this permission, the residential caravan shall be removed and there shall be carried out such works as may be required for the reinstatement of the land in accordance with a scheme to be submitted to and approved in writing by the Local Planning Authority.

Reason:
The Local Planning Authority wish to review the matter at the end of the limited period specified, in accordance with the guidance in Planning Policy Statement 7.



	2.
	This permission shall enure for the benefit of the applicant only and is tied to the proposed commercial pheasant shoot; the management of the woodland and the creation of a fuel coppicing programme; the management of fishing rights on the River Gelt; and to the provision of security for the existing rural joinery business.  On the expiration of the applicant's interest in any of the above businesses, the occupation of the caravan shall cease, unless otherwise agreed in writing by the Local Planning Authority and the land shall be reinstated, in accordance with a scheme to be submitted to and approved in writing by the Local Planning Authority.

Reason:
The unrestricted use of the caravan would be contrary to the provisions of Policies H7 of the Carlisle District Local Plan 2001-2016, which seek to prevent additional sporadic development in the countryside unless demonstrated to be essential in the interests of agriculture, forestry or any other rural-based enterprise.



	3.
	Within 1 month of the date of this permission, details of the proposed means of foul drainage shall be submitted to and approved in writing by the Local Planning Authority.  The foul drainage shall be installed in accordance with the approved details within 2 months of those details having been approved by the Local Planning Authority.

Reason:
To ensure that adequate drainage facilities are available, in accordance with Policy CP12 of the Carlisle District Local Plan 2001-2016.



	4.
	The existing bank of established mature trees, forming a screen alongside the western boundary of the site, shall be retained and shall not be lopped or felled without the prior written approval of the Local Planning Authority.

Reason:
To ensure adequate screening of the residential caravan, in accordance with Policy CP5 of the Carlisle District Local Plan 2001-2016.




Summary of Reasons for the Decision

The application seeks full planning permission for the temporary siting of a residential caravan on the land at Park Barns, Irthington, Carlisle.  The caravan is already on site.

The application site is located at Park Barns, which lies 380m to the south of the A689, approximately 2.5km south-west of Brampton.  Vehicular access to the site is via a single-track road with sporadic passing places.  The site is located to the west of seven existing residential barn conversions, which are located at a higher level to the application site.  The residential caravan is located to the rear of a green corrugated steel Dutch Barn, which is used by the applicant as a joinery workshop, for the manufacture of bespoke furniture and fittings.  A dilapidated timber storage shed and some brick built former piggeries also lie in close proximity to the caravan.  The site is bound to the south, east and west by existing mature deciduous trees and foliage.  

The applicant is also owner-occupier of approximately 9 hectares (22 acres) of natural woodland together with a small paddock.  In addition, the property has the benefit of sporting rights over 249 acres of land together with riparian ownership of 1½ miles of single bank fishing on the River Gelt.
In November 2007, planning permission was refused for the temporary siting of a residential caravan on this site, as the applicant had failed to provide any evidence to support the need for the dwelling in this location (i.e. in the open countryside).


The proposal is seeking full planning permission for the temporary siting of a caravan for residential use.  The caravan who is already in place, is located to the rear of the existing workshop building, adjacent to some mature trees.  The caravan measures 11.3m in length by 4m in width and is green in colour.  

The applicant is proposing to establish a commercial 400 - 600 bird driven pheasant shoot in the woods and land at Park Barns, with the former piggeries being used to rear the birds; rear 500 additional birds to sell to other local shoots; manage the woodland at Park Barns, which will see the planting of indigenous hardwoods and the creation of a fuel coppicing programme on a 3-year harvest rotation (which should eventually generate income from wood fuel sales); promote wildlife in the woodland; and make more use of the River Gelt fishing rights to generate further income.

The Forestry Commission supports the proposed management of the woodland, which will begin the process of restoring the valuable native woodlands back to a canopy made up of more locally native species.  It considers that the work on turning the woodland back to a more native habitat coupled with some infill planting will enhance the important riparian woodland ecosystem.  It also supports the linking of the woodland with the joinery business, which will be developed to make use of the renewable fuel source. 

The applicant wants to live at Park Barns, so that he can manage any security/theft risks to his joinery business, manage the woodland and be on-hand at important times of the pheasant rearing cycle.  He considers that a constant on-site presence is required and that the combination of rural activities fully support his proposal.

The relevant planning policies against which the application is required to be assessed are Policies DP1, CP1, CP3, CP5, H1 and H7 of the Carlisle District Local Plan 2001-2016.

1.   The Principle Of The Development

In relation to the principle of the development, Policy DP1 sets out the locations that are most sustainable for development and states that in order to ensure a sustainable strategy is pursued, development will be focused in locations which provide alternative opportunities for transport.  Park Barn, Irthington is not listed in Policy DP1 as a sustainable development location as it falls outside the urban area, the key service centres of Brampton and Longtown and fails to meet the criteria for classification as a local service centre.  Policy H1 deals with the Location of New Housing Development and this does not identify Park Barns as a location suitable for residential development.  The application is, therefore, required to be assessed under Policy H7 (Agricultural, Forestry and Other Occupational Dwellings)  The applicant has submitted some supporting information on his existing joinery business and on his proposals for the site in order to seek to justify the residential caravan. 

Policy H7 states that within the rural area planning permission will not be given for dwellings other than those essential to agriculture, forestry or any other rural based enterprise and which are supported by a proven need.


The Policy also includes paragraph 5.41, which states that when assessing if there is such a need the Council should refer to the advice contained in Annex A to PPS7.

Annex A of PPS7 identifies the criteria that Local Planning Authorities should apply and which should be met prior to granting planning consent for temporary agricultural workers dwellings.  The criteria are identified in Paragraph 12, Annex A of PPS7, and are set out below:

(i)  clear evidence of a firm intention and ability to develop the enterprise concerned;

(ii)  functional need;

(iii)  clear evidence that the proposed enterprise has been planned on a sound financial basis;

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


(v) other normal requirements, e.g. on siting and access, are satisfied.

When considering applications for agricultural workers dwellings it is common practise for the Council to consult the County Land Agent. As part of the response the County Land Agent assesses whether the proposal meets the aforementioned criteria identified in Paragraph 12 of Annex A to PPS7. 

In his response, the County Land Agent has accepted that the applicant has an established business at this location and has made clear his intention to further develop new enterprises.  However, the County Land Agent only considers that there is a functional need for the applicant to be on site for 7 weeks per year.  This functional need arises from the care of the pheasants from day old chicks to release into outdoor pheasant pens as 7 week old poults.  From 7 weeks of age, there will be a minimum twice-daily requirement to inspect, feed and water the birds, prior to the commencement of the shooting season.  The County Land Agent does not accept that a keepered shoot requires a constant on-site presence.  He is aware of plenty of shoots where nobody is present on site and gamekeepers travel in on a daily basis.  In addition, the management of the woodland, the use of the River Gelt for fishing and the operation of the joinery business do not require the applicant to live on the site. 

Notwithstanding this, Members of the Development Control Committee considered that there was a need for the applicant to be on site on a permanent basis, to safeguard the existing employment use of the site and to enable the new rural businesses to become established.  

2.   Impact On Local Landscape Character

The caravan is located to the rear of the existing workshop building and adjacent to a group of trees, which help to screen it from long distance views.  Mature trees also screen the caravan from the adjacent residential development.  A condition requiring the existing trees to be retained has been imposed to ensure a sufficient landscaped buffer is maintained.  It is not, therefore, considered that the proposal would have an adverse impact on the character of the area.

3.   Impact Upon The Living Conditions Of Adjacent Properties.

The dwellings at Park Barns are located more than 40m away from the caravan.  This distance, coupled with the change in levels and the presence of a number of trees between the dwellings and the caravan, is sufficient to ensure that the proposal does not have an adverse impact on the living conditions of neighbouring properties through loss of light, loss of privacy or over dominance. 

4.   Drainage

Local residents have expressed concerns about the disposal of foul sewage from the caravan.  A condition has been imposed, requiring the applicant to submit details of the proposed foul sewage disposal from the caravan.

In overall terms,  the proposed development does not have a detrimental impact on upon the landscape character of the area, or on the living conditions of local residents and the applicant has provided sufficient justification for the residential caravan to be sited at Park Barns.  The proposal is, therefore, consistent with Policy H7 of the Carlisle District Local Plan 2001-2016.

Relevant Development Plan Policies

	Carlisle District Local Plan 2001 - 2016 

Spatial Strategy & Development Principles - Policy DP1 - Sustainable Development Locations

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

Urban Area

City of Carlisle

Key Service Centres

Brampton

Longtown

Local Service Centres

Burgh by Sands

Heads Nook

Castle Carrock

Houghton

Cummersdale

Irthington

Cumwhinton

Raughton Head

Dalston

Rockcliffe

Gilsland 

Scotby

Great Corby

Smithfield

Great Orton

Thurstonfield

Hallbankgate

Warwick Bridge

Hayton

Wetheral

Proposals for development within these locations will be assessed on the basis of the need for development to be in the location specified.

Within the Urban Area proposals for retail, office and leisure developments will be subject to a sequential approach which requires that locations re considered as follows: firstly within the City Centres; secondly edge-of-centre locations; and thirdly the remainder of the urban area.

Proposals for residential development will be considered against the need to give priority to the reuse of previously developed land, with particular emphasis on vacant and derelict sites and buildings.

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

Outside these locations development will be assessed against the needs to be in the location specified.



	Carlisle District Local Plan 2001 - 2016 

Core Development Policies - Policy CP1 - Landscape Character

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

the landform and natural patterns of drainage;

· the pattern of trees and woodland;

· the habitats of species of importance for wildlife;

· the pattern and composition of field boundaries;

· the pattern of historic landscape features;

· the pattern and distribution of settlements



	Carlisle District Local Plan 2001 - 2016

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

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

1
the location of existing trees and hedges;

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

3
an assessment of the condition of each tree;

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

5
existing and proposed changes in ground level.

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

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

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



	Carlisle District Local Plan 2001 - 2016

Core Development Policies - Policy CP5 - Design 

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

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

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

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

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

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

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

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

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

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



	Carlisle District Local Plan 2001 - 2016

Housing - Policy H1 - Location Of New Housing Development

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

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

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

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

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

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

5
appropriate access and parking can be achieved; and

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

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

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

Burgh-by-Sands
Castle Carrock

Cummersdale

Cumwhinton

Dalston


Gilsland

Great Corby

Great Orton


Hallbankgate

Hayton

Heads Nook


Houghton

Irthington

Raughton Head

Rockcliffe



Scotby

Smithfield


Thurstonfield


Warwick Bridge (including Little Corby & Corby Hill)
Wetheral





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

Cardewlees


Cargo

Carleton

Cotehill


Cumwhitton

Durdar

Faugh



Harker

Hethersgill

How Mill


Lanercost

Laversdale

Low Row


Monkhill 

Moorhouse

Talkin



Todhills 

Walton 

Warwick-on-Eden

Wreay



	Carlisle District Local Plan 2001 - 2016

Housing - Policy  H7 - Agricultural, Forestry And Other Occupational Dwellings

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



	Item no: 02
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	08/1243
	Mr Philip Moore
	Carlisle

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	18/12/2008
	Hogg & Robinson (BLD) Ltd
	Upperby

	
	
	

	Location:
	
	Grid Reference:

	6 Embleton Road, Carlisle, CA2 4JU
	
	340867 553815

	
	
	

	Proposal:
	Two Storey Side And Rear Extension To Provide Kitchen & Garage On Ground Floor With 2no Bedrooms Above, Together With Single Storey Rear Extension To Provide Extended Dining Room and Single Storey Extension To Front Elevation To Provide A Porch


Grant Permission 

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

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



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

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



	3.
	Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 1995, (or any Order revoking and re-enacting that Order), no additional windows shall be inserted on the south- west or north-east elevations without the prior consent of the local planning authority.

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




Summary of Reasons for the Decision

5.1
The existing property at No.6 Embleton Road is a two storey semi-detached house constructed from brick/rendered walls under a slate roof. The surroundings to the property are wholly residential. This application seeks approval for the erection of a two storey side and rear extension to provide a kitchen and garage on the ground floor with 2no.bedrooms above together with a single storey rear extension to provide an extended dining room and a single storey extension to the front elevation to provide a porch. 

Background
5.2
The application site is situated on the north side of Embleton Road and with neighbouring development to the north-east and south-west comprising similar two storey residential properties. 

5.3
The proposed two storey side extension will provide a garage on the ground floor with a bedroom above. It will have a total length of 8.05 metres, a total width of 2.8 metres and a total ridge height of 6.3 metres. Both the single storey and two storey rear extensions will project 3 metres from the rear of the dwelling and will have a total width of 5.9 metres. The proposed two storey extension to the rear will have a total ridge height of 7.05 metres and the proposed single storey rear extension will have a total ridge height of 3.9 metres.  The proposed porch will have a total length of 1.6 metres, a total width of 2.3 metres and a total ridge height of 3.35 metres. All of the proposed extensions will be constructed from materials to match those of the existing dwelling. 

Assessment
5.4
The relevant planning policies against which the application is required to be assessed are Policies CP5, CP6 and H11 of the Carlisle District Local Plan (2001-2016).

5.5
The proposal raises the following planning issues:

1.
Whether The Proposal Is Appropriate To The Dwelling

5.6
The scale and height of the proposed extension is comparable to the existing property. The extension would be constructed from materials to match the existing dwelling, and would employ similar detailing. Accordingly, it is considered that the proposed development would complement the existing dwelling in terms of design and materials to be used.


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

5.7
 There is a 1.9 metre (approx) high fence delineating the south-western boundary of the application site with No.8 Embleton Road. That property has a conservatory located adjacent to that boundary. The proposed single storey rear extension will also be located adjacent to this boundary, will project no further forward than the neighbour's conservatory and will have no windows located on the elevation facing it. The proposed two storey rear extension will be located 2.4 metres from the south- western boundary of the application site and will also have no windows located on the south-west elevation. Members should be aware that under Class A of the Town and Country Planning (General Permitted Development) (Amendment) (No.2) (England) Order, which took effect from October 2008, planning permission is not required for the single storey rear extension. Having regard to the relationship between the properties, as described above, it is considered that the proposed development will not adversely affect the occupiers of No.8 Embleton Road through over looking, loss of light or over dominance. A condition is recommended, should Members approve the application, to ensure that this situation remains in perpetuity.

5.8
The property located to the north-east of the application site (No 4 Embleton Road) has four windows located on the side elevation which would face the proposed development. One of the windows serving the ground floor is obscurely glazed and the other ground floor windows serve a hall and kitchen. A single first-floor window serves a landing.  No. 4 Embleton Road's ground floor kitchen window is located towards the rear of the side elevation and is the sole window serving this room. Members should be aware that there is a 1.9 metre (approx) high fence forming the boundary between the two properties and there will be no windows located on the north-east elevation of the proposed side/rear extensions. Members should be aware that the point where the proposed side extension faces No.4 Embleton Road's kitchen window is where the side extension reduces to single storey with a pitched roof. In such circumstances it is considered that the proposed development will not adversely affect the occupiers of No.4 Embleton Road through loss of light, over looking or over dominance. A condition is again recommended, should Members approve the application, to ensure that this situation remains in perpetuity.

5.9
The windows located on the north-west elevation of the development and the windows serving the proposed porch are also located an appropriate distance from neighbouring properties. In summary, it is considered that the proposal will not adversely affect any occupiers of neighbouring properties through loss of light, over looking or over dominance.


3. Other Matters

5.10
The occupiers of No.4 Embleton Road have raised objections to the proposed development on the grounds that the building works will encroach onto their land. The application is accompanied by an ownership certificate (Certificate A) stating that the applicant owns all the land to which the application relates to. Any encroachment onto land not in the applicant’s ownership is therefore a civil matter between the applicant and the objector.

5.11
The occupiers of No.4 Embleton Road have also expressed concern that, if the scheme is approved, construction traffic/works would cause undue disturbance to neighbouring residents. It is normally reasoned that such disturbance is an inevitable temporary manifestation of any development project and is not the concern of the planning system unless there would be exceptional harm to amenity. Where this is the case, a planning condition restricting the construction hours could be applied. In this case such a condition is not considered necessary.

5.12
The occupiers of No.8 Embleton Road have expressed concerns that the proposed garage will not be large enough for the applicant to house his large motor home which will result in the motor home being parked outside neighbouring properties, blocking light. The agent has submitted a parking layout indicating that there are two off-street parking spaces available on the application site which corresponds with the Parking Guidelines in Cumbria for 3-4 bedroom Dwelling Houses. The Highway Authority has been consulted on the proposed development and has raised no objections. Members are reminded that motor homes do not require planning permission as they do not constitute operational development and therefore the parking of the motorhome is not grounds for refusal of this application.

Conclusion

5.13     In overall terms it is considered that the proposal will not adversely affect the living conditions of adjacent properties sufficient to merit refusal. The scale and design of the proposed extension is considered acceptable. The proposal is therefore considered compliant with the objectives of the relevant Development Plan policies and approval is recommended.

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 H11 - Extensions To Existing Residential Premises

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




	Item no: 03
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	08/1242
	 Stewart Williamson Limited
	Kirklinton Middle

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	18/12/2008
	Architects Plus (UK) Ltd
	Lyne

	
	
	

	Location:
	
	Grid Reference:

	Land Adjacent To The Cottage, Smithfield, Carlisle, CA6 6BP
	
	344318 565308

	
	
	

	Proposal:
	Erection Of Two 3 Bedroom Bungalows (Resubmission)


Refuse  Permission 

	1.
	Reason:
The proposed dwellings fall within the settlement boundary for Smithfield which is identified as a Local Service Centre within Policy H1 of the Carlisle District Local Plan 2001-2016. However, the access road which is required to serve the development falls outside of the settlement boundary and at a length of approximately 150m with a width up to 17m (including landscaping), is considered to be disproportionate to the development which it is required to serve. The access road is not well related to or contained by existing landscape features and as other properties in the immediate area have direct access onto the A6071, does not relate to the form, scale and character of the existing village. In addition, the provision of the access road will require the removal of a 10m section of hedgerow which makes a positive contribution to local landscape character.  The proposal is therefore considered to be contrary to the requirements of Policies H1, CP1 and CP3 of the Carlisle District Local Plan 2001-2106.



	2.
	Reason:
The provision of the access road will result in the loss of an approximate 10m section of hedgerow which has been assessed as 'important'  due to its ecological interest.  The proposal is therefore considered to be contrary to the guidance offered by Planning Policy Statement 9: Biodiversity and Geological Conservation and the requirements of Policy CP2 of the Carlisle District Local Plan 2001-2016.




Relevant Development Plan Policies
	Carlisle District Local Plan 2001 - 2016 

Spatial Strategy & Development Principles - Policy DP1 - Sustainable Development Locations

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

Urban Area

City of Carlisle

Key Service Centres

Brampton

Longtown

Local Service Centres

Burgh by Sands

Heads Nook

Castle Carrock

Houghton

Cummersdale

Irthington

Cumwhinton

Raughton Head

Dalston

Rockcliffe

Gilsland 

Scotby

Great Corby

Smithfield

Great Orton

Thurstonfield

Hallbankgate

Warwick Bridge

Hayton

Wetheral

Proposals for development within these locations will be assessed on the basis of the need for development to be in the location specified.

Within the Urban Area proposals for retail, office and leisure developments will be subject to a sequential approach which requires that locations re considered as follows: firstly within the City Centres; secondly edge-of-centre locations; and thirdly the remainder of the urban area.

Proposals for residential development will be considered against the need to give priority to the reuse of previously developed land, with particular emphasis on vacant and derelict sites and buildings.

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

Outside these locations development will be assessed against the needs to be in the location specified.



	Carlisle District Local Plan 2001 - 2016

Housing - Policy H1 - Location Of New Housing Development

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

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

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

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

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

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

5
appropriate access and parking can be achieved; and

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

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

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

Burgh-by-Sands
Castle Carrock

Cummersdale

Cumwhinton

Dalston


Gilsland

Great Corby

Great Orton


Hallbankgate

Hayton

Heads Nook


Houghton

Irthington

Raughton Head

Rockcliffe



Scotby

Smithfield


Thurstonfield


Warwick Bridge (including Little Corby & Corby Hill)
Wetheral





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

Cardewlees


Cargo

Carleton

Cotehill


Cumwhitton

Durdar

Faugh



Harker

Hethersgill

How Mill


Lanercost

Laversdale

Low Row


Monkhill 

Moorhouse

Talkin



Todhills 

Walton 

Warwick-on-Eden

Wreay



	Carlisle District Local Plan 2001 - 2016 

Core Development Policies - Policy CP1 - Landscape Character

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

the landform and natural patterns of drainage;

· the pattern of trees and woodland;

· the habitats of species of importance for wildlife;

· the pattern and composition of field boundaries;

· the pattern of historic landscape features;

· the pattern and distribution of settlements



	Carlisle District Local Plan 2001 - 2016

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

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

1
the location of existing trees and hedges;

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

3
an assessment of the condition of each tree;

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

5
existing and proposed changes in ground level.

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

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

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



	Carlisle District Local Plan 2001 - 2016

Core Development Policies - Policy CP5 - Design 

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

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

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

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

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

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

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

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

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

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



	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.




	Item no: 04
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	08/1254
	 JJ Lattimer Ltd
	Dalston

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	19/12/2008
	Swarbrick Associates
	Dalston

	
	
	

	Location:
	
	Grid Reference:

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

	
	
	

	Proposal:
	Removal Of Existing Garage Buildings And Erection Of Convenience Store And Two Residential Units


Members resolved to defer consideration of the proposal in order to allow the applicant to (1)  investigate the possibility of constructing a pedestrian refuge on the B5299 (2) make amendments to the proposed development and to await a further report on the application to a future meeting of the Committee.

	Item no: 05
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	09/0017
	Mr M Doherty
	Beaumont

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	13/01/2009
	
	Burgh

	
	
	

	Location:
	
	Grid Reference:

	Land At Field No 4490, Monkhill, Cumbria
	
	334442 558905

	
	
	

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


Members resolved to defer consideration of the proposal in order to await receipt and consideration of a report and scheme relating to the disposal of foul and surface water; and to await a further report on the application at a future meeting of the Committee.

	Item no: 06
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	08/1261
	 Goodson Developments
	Burgh-by-Sands

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	29/12/2008
	
	Burgh

	
	
	

	Location:
	
	Grid Reference:

	L/A Croft House, Thurstonfield, Carlisle
	
	331458 556683

	
	
	

	Proposal:
	Erection Of A 4no. Bedroom Barn With Integral Garage


Withdrawn by Applicant/or by default 

	Item no: 07
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	09/0073
	 Mr A Harid
	St Cuthberts Without

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	03/02/2009
	Jock Gordon
	Dalston

	
	
	

	Location:
	
	Grid Reference:

	Dhaka Restaurant, London Road, Carleton, Carlisle, CA1 3DS
	
	342750 552939

	
	
	

	Proposal:
	Display of Wall Mounted Externally Illuminated Sign (Retrospective)


Grant Permission 

	1.
	The consent now granted is limited to a period of one year from the date hereof.

Reason:
To reflect the fact that the sign is of a temporary nature and provides an acknowledgement of an award obtained by the premises for specific period of time and to prevent a permanent display of advertisement clutter on the primary facade of the premises in accordance with Policy EC17 of the Carlisle District Local Plan 2001-2016.



	2.
	Any advertisements displayed, and any site used for the display of advertisements shall be maintained in a clean and tidy condition to the reasonable satisfaction of the local planning authority.

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



	3.
	Any advertisements or hoarding erected or used principally for the purpose of displaying advertisements shall be maintained in a safe condition.

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



	4.
	Where an advertisement is required under these Regulations to be removed, the removal shall be carried out to the reasonable satisfaction of the local planning authority.

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



	5.
	No advertisement is to be displayed without the permission of the owner of the site or any other person with an interest in the site entitled to grant permission.

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



	6.
	No advertisement shall be sited or displayed so as to obscure, or hinder the ready interpretation of, any road traffic sign, railway signal or aid to navigation by water or air, or so as otherwise to render hazardous the use of any highway, railway, waterway (including any coastal waters) or aerodrome (civil or military).

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



	7.
	The sign hereby approved shall not be illuminated between 2230 hours and 0900 hours on any day throughout the year.

Reason:
To ensure the living conditions of the neighbouring properties are protected in accordance with Policy CP6 of the Carlisle District Local Plan 2001-2016.



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

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




Summary of Reasons for the Decision

The application seeks retrospective approval for the erection of illuminated signage at the Dhaka Restaurant, Carleton. The premises currently trades as an Indian restaurant and is located on the A6, which is the main thoroughfare into the city from the southeast. Whilst the surroundings to the application site are predominantly residential the site is adjacent to a cluster of commercial properties, which comprise Carleton Motor Body Repairs, Contract Scaffolding, Carlisle Demolition Ltd and The Green Bank Public House. 

The proposed signage, which is located below the name of the premises on the front elevation of the property, advertises that the restaurant was the winner of the “Chef of the year competition 2000 & 2001”. The aluminium fascia is painted yellow and the lettering is red and black. The sign, which is positioned 3 metres above ground level, measures 3.3 metres in width, 1 metre in height with a depth of 25 mm. The sign is illuminated by three down lighters located above the sign. 

Background
In 2006 advertisement consent was granted by the Development Control Committee for an identical sign; however, the consent was restricted to a two year period, which expired on the 9th October 2008. The purpose of restricting the consent was to reflect the fact that the sign is of a temporary nature in that it provides an acknowledgement of an award obtained by the premises for specific period of time and to prevent a permanent display of advertisement clutter on the primary facade of the premises.

Assessment
The relevant planning policies against which the application is required to be assessed are Policies CP6 and EC17 of the Carlisle District Local Plan 2001-2016. 

The proposals raise the following planning issues:

1.
Whether The Signage Is Appropriate To The Premises And Its Locality. 

The size and siting of the fascia sign does not dominate the front elevation of the building and is appropriate to the premises. Furthermore, the signage is seen in conjunction with the existing signage on the premises and against the backdrop of this small cluster of commercial properties. As such the signage is appropriate to the premises and its locality. 

Whilst the sign is not inappropriate to the building, if displayed on a temporary basis, the Council would not wish it to be advertised on a permanent basis. This is partly as it is of a temporary nature, as it refers to an award obtained in 2001, which is the choice of the applicant, but also as the Council wish to prevent unnecessary advertisement  clutter on the building’s principal elevation. 

Although the previous consent was restricted to a two year period given the time that has lapsed since the sign was first erected and as the sign is of a temporary nature it is the Council’s view that the consent should be restricted to one year only. 

2.
 Whether The Signage Adversely Affects The Living Conditions Of Any Neighbouring Properties.

On the opposite side of the road to the application site is a residential property that has windows which face towards the Dhaka Restaurant. The resident has expressed concern that the sign causes light pollution thereby affecting their living conditions. 

With regard to this point it should be noted that the lights illuminating the sign shine downwards over the sign thereby minimising the effect of light spillage. It should also note that by having approved the previous application the Council have accepted that the impact of the illumination, in terms of light pollution, is within tolerable limits. This judgement was made on the proviso that a condition was imposed that prevented the sign from being illuminated after 10.30 pm. In order to safeguard the living conditions of local residents the same condition has been imposed. 

3.
Highway Matters. 

The Highway Authority has raised no objections to the application, subject to the imposition of a planning condition that would prevent direct rays of light from the source of illumination being visible to drivers using the highway. 

Conclusion

In overall terms the scale, design and illumination of the signage is appropriate to the premises and it does not compromise the visual amenity of the area. Subject to the imposition of an appropriate condition requiring the lighting to be turned off at 10.30 pm neither the sign nor its illumination will detract from the living conditions of any neighbouring property. 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 CP6 - Residential Amenity
The amenity of residential areas will be protected from inappropriate development where that development:

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

2
is of an unacceptable scale; and/or

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

4
is visually intrusive.



	Carlisle District Local Plan 2001 - 2016

Economic & Commercial Growth - Policy EC17 - Advertisements

Proposals for advertisements in Carlisle, Brampton and Longtown will be permitted providing that they are not detrimental to visual amenity and do not prejudice public safety.  All of the following criteria will be used to assess suitability:

1
size;

2
location;

3
illumination;

4
design;

5
materials;

6
means of fixture; and

7
impact upon the street scene/local environment.

The display of advertisements in conservation areas which are of an inappropriate scale, illumination or materials, lead to clutter or obstruct or detract from the character or appearance of the conservation area or the architectural features of the buildings on which they are displayed will not be permitted.

Discontinuance action will be taken to remove posters and other material considered to cause a substantial injury to the character or appearance of the conservation area.



	Item no: 08
	
	

	
	
	

	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


Grant Permission 

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

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



	2.
	No development approved by this permission shall be commenced until a scheme for the planting of trees and shrubs has been submitted to and approved in writing by the Local Planning Authority.  The scheme shall include a detailed survey of existing trees and shrubs to be retained on the site and shall indicate plant species, planting densities and growing heights.

Reason:
To ensure that a satisfactory landscaping scheme is implemented and that if fulfils the objectives of Policy CP1 of the Carlisle District Local Plan 2001-2016.



	3.
	All planting, seeding or turfing comprised in the approved details of landscaping shall be carried out in the first planting and seeding seasons following the completion of the development and maintained thereafter; and any trees or plants which within a period of 5 years from the completion of the development die, are removed or become seriously damaged or diseased shall be replaced in the next planting season with others of similar size and species, unless the Local Planning Authority gives written consent to any variation.

Reason:
To ensure that a satisfactory landscaping scheme is implemented and that if fulfils the objectives of Policy CP1 of the Carlisle District Local Plan 2001-2016.



	4.
	Prior to the commencement of development hereby approved, full details of the colour scheme for each caravan, and any subsequent replacement caravan to be sited shall be submitted and agreed in writing by the Local Planning Authority prior to the caravan being placed on the site.

Reason:
In order to ensure a satisfactory for of development in accordance with the objectives of Policy CP1 of the Carlisle District Local Plan 2001-2016.



	5.
	No development approved by this permission shall be commenced until a scheme for the conveyance of foul drainage to a private treatment plant has been submitted to and approved in writing by the Local Planning Authority.  No part of the development shall be brought into use until such treatment plant has been constructed and completed in accordance with the approved plans.

Reason:
To ensure a satisfactory means of foul drainage disposal in accordance with the objectives of Policy CP12 of the Carlisle District Local Plan 2001-2016.



	6.
	No development approved by this permission shall be commenced until a scheme for the provision of surface water drainage works has been submitted to and approved in writing by the Local Planning Authority.  Such a scheme shall include water attenuation measures with controlled discharge.  No part of the development shall be brought into use until such details have been constructed and completed in accordance with the approved plans.

Reason:
To ensure a satisfactory means of foul drainage disposal in accordance with the objectives of Policy CP12 of the Carlisle District Local Plan 2001-2016.




Summary of Reasons for the Decision

This application seeks Full Planning permission for the formation of a caravan park at Spruce Grove, Penton Carlisle.  The site is located approximately 10.5 kilometres north-east of Longtown and approximately 0.5 kilometres south of Catlowdy and is within open countryside.

The site comprises a wooded area that measures approximately 2.86 acres (1.1 hectares) and is an angular piece of land immediately adjacent to the Catlowdy to Haggbeck Road.  The topography of the land is relatively level is well screened on all sides by the existing trees and vegetation.

Planning permission was granted in 1984 for the formation of a caravan site comprising of twenty static units, including one for occupation by the site warden, provision for ten touring caravan pitches, a toilet block and recreational area. 

A subsequent application for a Certificate of Lawfulness was submitted in 2007 for an existing use as a caravan park.  The applicant submitted evidence, including a sworn affidavit and the City Council accepted that the development had been commenced within the prescribed time period and the planning permission dating back to 1984 had been commenced lawfully.

The current proposal seeks planning consent to vary the layout of the development approved in 1984 and to substitute the twenty static caravans and ten touring caravan pitches to provide a total of thirty static caravans.  The vehicular access would be taken from the Haggbeck road, approximately eighty metres from the junction with the Catlowdy Road with a lay-by provided half way between the two points.  

The static caravans would be sited around the perimeter of the site, separated from the boundaries by retained landscaping.  The application details also illustrate an extensive landscaping scheme that seeks to retain much of the existing landscaping and proposes to replace existing gaps in hedgerows and provide additional planting within the site.  The development will also include the formation of parking places including visitor parking provision and the installation of a treatment plant.

A key principle of operative planning policies is that development of all kinds should be sustainable.  That principle is equally pertinent to developments of caravan sites as it is to forms of built development. In this regard, the guidance in Planning Policy Statement 7 - Sustainable Development in Rural Areas (paragraph 3) is helpful in advising that:

"Away from larger urban areas, planning authorities should focus most new development in or near to local service centres where employment, housing (including affordable housing), services and other facilities can be provided close together. This should help to ensure these facilities are served by public transport and provide improved opportunities for access by walking and cycling. These centres (which might be a country town, a single large village or a group of villages) should be identified in the development plan as the preferred location for such development."

Planning Policy Guidance 21 (Tourism) has been replaced by a document issued by the Department for Communities and Local Government entitled "Good Practice Guide on Planning for Tourism".  It is unusual for a PPG to be withdrawn and not be replaced directly but nevertheless, the Good Practice Guide is a material consideration that should be taken into account when considering this application.

Paragraph 22 states that:

"New sites that are close to existing settlements and other services will generally be more sustainable as some local services may be accessed by means other than by car."

The objectives of national planning policy are reflected in Policy DP1 of the Carlisle District Local Plan.  They require that the overall quality of life within Cumbria should be enhanced through the promotion of sustainable development that seeks to protect the environment, ensure prudent use of resources and maintains social progress and economic growth.  

Although sustainability is an important underlying principle of planning policy and applies to tourism, it should be recognised that tourism in Cumbria is closely linked to the important landscape designations of the Lake District, North Pennines, the Solway Coast, and Hadrian’s Wall, as well as Carlisle.  It is therefore inevitable that not all these locations are easily accessible by public transport and, therefore, there will be a high dependency on private transport.

Policies are, thus, in place to ensure a continued but strategic economic growth within the District but at the same time, have to be balanced against the issue of sustainability.  The proposed development is in an unsuitable location which is not supported by national or local planning policy; however, the historical context of development on this site is of relevance.  Planning permission was granted in 1984 for the use of the land as a caravan site.  In 2007, a Certificate of Lawfulness was applied for where it was argued that the foundations for the toilet block had been laid within the required timescale.  Such applications are not determined on planning merit but on the strength of the evidence submitted and in this instance, the City Council accepted that the development was lawful.  Consequently, if no previous planning history existed for the site, it would be appropriate to determine the application against adopted Local Plan policies and for the aforementioned reasons, the development would be contrary to these policies; however, given the background of the site and the fact that a previous consent has been implemented and is lawful, there can be no debate over whether the principle of the development on the site is acceptable or not.  

The application site area is unaltered and the issue relating to this current proposal relates to visual impact of the ten static caravans as opposed to ten touring caravans.

In relation to the site's rural location, Policy CP1 of the Local Plan states that development proposals in the rural area must seek to conserve and enhance the special features and diversity of the different landscape character areas.  There is no particular landscape designation but nonetheless, the supporting text of the policy states that the development should not unacceptably damage local character and where possible enhances the distinctive character of the local area.

Development proposals will be acceptable subject to consideration against 4 criteria and the policy adds that permission will not be granted for development in the undeveloped open countryside unless it is required to meet local infrastructure needs, or for dwellings supported by a proven agricultural or forestry need.  In effect, proposals should be compatible with the distinctive characteristics and features of Cumbria’s landscape types and sub types and proposals need to be assessed in relation visual intrusion or impact; their scale in relation to the landscape and features; and the openness, remoteness and tranquillity of the location. 

In considering these proposals, it should be noted that, the site is located within a densely wooded area.  The principle of development on the site has already been discussed in the preceding paragraphs and has been established through the extant consent; therefore, the issue in relation to this matter is the difference between the scheme that benefits from planning permission and the current proposal.  The vehicular access into the site remains in approximately the same position.  The layout that is subject to the this application is somewhat simplified from the approved scheme insofar as the road extends into the site and then branches left and right to provide two spinal roads whereas the approved scheme has far more branches extending from the main access road.  The static caravans will extend further south into the site allowing more circulation space around the development.  

Fundamentally, the development is well contained within the site and although the caravans will extend over a greater area, they will be screened by the existing trees and vegetation.  Coupled with the proposed landscaping scheme, the visual appearance of the development within the context of the character of the area will be minimal and will not conflict with policy objectives.

Policy CP6 of the Local Plan requires that development proposals do not adversely affect the amenity of residential areas by virtue of inappropriate development, scale or being visually intrusive.  In relation to these objectives, which are actually intended to protect the living conditions of residential neighbourhoods from inappropriate land uses or developments, it should be noted that the nearest property is known as Moss Hill and is located approximately 80 metres to the south of the application site.  The curtilage of this property is approximately 65 metres from the proposed caravan site and is separated by the applicant's property and curtilage.  It should be noted that the nearest caravan would be approximately 160 metres to the north of the neighbouring property.

In respect of these issues, there will undoubtedly be an increase in use of the surrounding highway network but it is not considered that the proposal that is being presented for consideration would be either obtrusive or adversely affect the living conditions of the occupier of this property.   

The site supporting landscape statement identifies that the woodland within the site is typical of the area being a small spruce plantation which now over mature and has suffered from windblow over a number of years with the blown trees still lying on the ground.  Where gaps in the canopy have occurred, some different species have become established, many of which are semi-mature.

The trees on the site form a vital role in providing established screening for the development; furthermore, it is proposed to incorporate a landscaping scheme.  The Council's Tree Officer initially raised concerns about the proposal given the absence of a Tree Survey.  This was duly submitted but comments received requested further information from the applicant and required the landscaping scheme to be detailed and not indicative.  The areas to be planted up should be shown on the plans so as to avoid any doubt as to where those areas are.  Through further discussions with the Tree Officer, he is satisfied with the proposal subject to the imposition of a planning condition requiring the submission of a landscaping scheme prior to the commencement of development should Members be minded to approve the application.

One of the issues raised in the consideration of this application and one expressed by the Parish Council is that of occupancy of the caravans.  With planning consents that are granted under the current policy climate, a raft of conditions are imposed restricting the occupancy of the caravans and requiring a register of guests to be kept by the manager, to avoid permanent occupancy.  

When planning consent was originally granted in 1984, which is the permission that has been implemented on the site and remains valid in perpetuity, no occupancy restrictions were imposed.  Circular 11/95 provides advice with regard to the use of conditions attached to planning consents and in particular, paragraph 14 states that conditions should not be imposed unless they are both necessary and effective, and do not place unjustifiable burdens on applicants and provides six tests that a planning condition should meet, namely:

i. necessary; 

ii. relevant to planning; 

iii. relevant to the development to be permitted; 

iv. enforceable; 

v. precise; and 

vi. reasonable in all other respects. 

With regard to this proposal, the issue of 'reasonableness' is key.  Advice has been provided from the Council's Head of Legal Services .  The previous consent from 1984, which is extant, did not impose any occupancy restriction.  The applicant is at liberty to continue to develop the site in accordance with this consent and it would, therefore, be more than likely viewed as unreasonable to impose a restrictive occupancy condition on any revised planning permission on the basis that the existing permission does not have such a restriction and the current application is, in essence, a variation in layout albeit with a move from ten touring caravans to ten static, the total number of caravans remaining constant at thirty.

The applicant proposes to deal with foul sewage from the site by way of the installation of a treatment plant with associated soakaway.  Policy CP12 of the Local Plan requires that new development will only be permitted if foul sewers and sewage treatment works of adequate capacity and design are available or will be provided in time to serve the development.  The Environment Agency has raised no objection to the proposal subject to the imposition of appropriate conditions.

There is a right of way to the north of the application site but the proposed development will not interfere with the public's use of this footpath.

There is concern locally that the development may be used as a traveller’s site.  The applicant's agent has been confirmed that this will not be the case and that the development will be used as second homes for people visiting the area.

In summary, although not a sustainable location, the principle of caravan development on the site has been established.  The issues relate to the revised layout and the occupancy of the caravans.  The topography of the land together with the existing trees and proposed landscape means that the development will not adversely affect the character or appearance of the area.  It would be more than likely viewed as unreasonable to impose occupancy restrictions on the caravans in view of the fact that the site benefits from an extant planning permission where no such occupancy restrictions exist. 

There are no residential properties immediately adjacent to the application site.  Whilst the development of the site will increase the overall population in the area, the living conditions of residents in the locality will not directly be adversely affected by the development.

Relevant Development Plan Policies

	Carlisle District Local Plan 2001 - 2016 

Spatial Strategy & Development Principles - Policy DP1 - Sustainable Development Locations

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

Urban Area

City of Carlisle

Key Service Centres

Brampton

Longtown

Local Service Centres

Burgh by Sands

Heads Nook

Castle Carrock

Houghton

Cummersdale

Irthington

Cumwhinton

Raughton Head

Dalston

Rockcliffe

Gilsland 

Scotby

Great Corby

Smithfield

Great Orton

Thurstonfield

Hallbankgate

Warwick Bridge

Hayton

Wetheral

Proposals for development within these locations will be assessed on the basis of the need for development to be in the location specified.

Within the Urban Area proposals for retail, office and leisure developments will be subject to a sequential approach which requires that locations re considered as follows: firstly within the City Centres; secondly edge-of-centre locations; and thirdly the remainder of the urban area.

Proposals for residential development will be considered against the need to give priority to the reuse of previously developed land, with particular emphasis on vacant and derelict sites and buildings.

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

Outside these locations development will be assessed against the needs to be in the location specified.



	Carlisle District Local Plan 2001 - 2016 

Core Development Policies - Policy CP1 - Landscape Character

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

the landform and natural patterns of drainage;

· the pattern of trees and woodland;

· the habitats of species of importance for wildlife;

· the pattern and composition of field boundaries;

· the pattern of historic landscape features;

· the pattern and distribution of settlements



	Carlisle District Local Plan 2001 - 2016

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

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

1
the location of existing trees and hedges;

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

3
an assessment of the condition of each tree;

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

5
existing and proposed changes in ground level.

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

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

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



	Carlisle District Local Plan 2001 - 2016

Core Development Policies - Policy CP5 - Design 

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

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

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

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

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

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

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

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

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

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



	Carlisle District Local Plan 2001 - 2016

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

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

2
is of an unacceptable scale; and/or

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

4
is visually intrusive.



	Carlisle District Local Plan 2001 - 2016

Core Development Policies - Policy 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

Economic & Commercial Growth - Policy EC15 - Tourism Caravan Sites

Proposals for the development of caravan sites will be acceptable provided that:

1
The siting and scale of the proposal does not have an unacceptable adverse effect on the character of the local landscape; and

2
The site is adequately landscaped; and

3
The site is contained within existing landscape features; and

4
The level of traffic generated by the proposal can be adequately accommodated by the local road network without detriment to the particular rural character of the area;

5
Adequate access and appropriate car parking can be provided.

In addition, the Council will consider the need to impose seasonal restrictions through the use of planning conditions to safeguard the environment and landscape through the winter months.



	Carlisle District Local Plan 2001 - 2016

Transport - Policy T1- Parking Guidelines For Development

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

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

2
the availability of public car parking in the vicinity;

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

4
the likely impact on the surrounding road network; and

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



	Carlisle District Local Plan 2001 - 2016

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.




	Item no: 09
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	08/1204
	Mr Stewart
	Rockcliffe

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	04/12/2008 15:40:15
	Black Box Architects Limited
	Longtown & Rockcliffe

	
	
	

	Location:
	
	Grid Reference:

	Ghyll Bank House, Low Harker, CA6 4DG
	
	338425 560849

	
	
	

	Proposal:
	Permanent Private Residential Caravan Park Of 12 Pitches With Individual Amenity Blocks And Ancillary Car Parking.


Members resolved to defer consideration of the proposal in order to allow the advertisement/consultation period to expire thus enabling any interested parties to comment; afford the opportunity to clarify the foul and surface water drainage arrangements for the site and area generally; and to await a further report on the application at the next meeting of the Committee.

	Item no: 10
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	07/0409
	 David Bimson
	Beaumont

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	12/04/2007
	Taylor & Hardy
	Burgh

	
	
	

	Location:
	
	Grid Reference:

	Land At Monkhill Hall Farm, Monkhill, Burgh by Sands, CA5 6DD
	
	334397 558420

	
	
	

	Proposal:
	Mobile Home For Accommodation For Agricultural Related Purposes


	Decision:
	Refuse  Permission
	Date:
	11/12/2007


	Decision of:
	Planning Inspectorate


	Decision Type:
	Appeal Dismissed
	Date:
	20/01/2009


	Item no: 11
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	08/0254
	Mr G Robertson
	Carlisle

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	12/03/2008
	
	Stanwix Urban

	
	
	

	Location:
	
	Grid Reference:

	39 Croft Road, Carlisle, CA3 9AG
	
	340915 557514

	
	
	

	Proposal:
	Two Storey Side Extension To Provide Garage, WC & Dining Room On Ground Floor With 2No. Bedrooms Above


	Decision:
	Refuse  Permission
	Date:
	25/04/2008


	Decision of:
	Planning Inspectorate


	Decision Type:
	Appeal Dismissed
	Date:
	19/01/2009


	Item no: 12
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	08/9034
	 United Utilities
	Carlisle

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	17/12/2008
	Cumbria County Council
	Castle

	
	
	

	Location:
	
	Grid Reference:

	Land Off Catholic Lane, Catholic Lane, Carlisle, Cumbria
	
	340684 556255

	
	
	

	Proposal:
	Change To Ground Levels Of Old Flood Defence Embarkment On Land Off Catholic Lane, Carlisle


	Decision:
	City Council Observation -  Observations
	Date:
	31/12/2008


	Decision of:
	Cumbria County Council


	Decision Type:
	Grant Permission
	Date:
	29/01/2009


	Item no: 13
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	08/9033
	Mr Andrew Mason
	St Cuthberts Without

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	17/12/2008
	Cumbria County Council
	Dalston

	
	
	

	Location:
	
	Grid Reference:

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

	
	
	

	Proposal:
	Installation Of A 5KW Iskra AT5-1 Turbine, Mounted In A Free-Standing 15m Galvanised Steel Mast On A 2.5sqm Concrete Foundation; Turbine Is A Three-Bladed Horizontal-Axis Propeller Design, With A Rotor Diameter Of 5.4m


	Decision:
	City Council Observation -  Raise No Objection
	Date:
	19/01/2009


	Decision of:
	Cumbria County Council


	Decision Type:
	Grant Permission
	Date:
	18/02/2009


	Item no: 14
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	08/0689
	 Children’s Services
	Dalston

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	04/07/2008
	Capita Symonds Limited
	Dalston

	
	
	

	Location:
	
	Grid Reference:

	Caldew High School, Carlisle Road, Dalston, Carlisle
	
	337209 550567

	
	
	

	Proposal:
	Single Storey Extension To Front Elevation To Provide An Enlarged Dining Area, Music Class Band Practice And New Entrance To Music/drama Area.  Extension To Existing Bus Lane.  Formation Of New Vehicular Access To Caretakers House And Kitchen Areas.  Alterations To Window Openings To Courtyard Elevation Together With Provision Of 1 No. Storage Container For Sports Equipment To Replace The Existing Timber Shed Removed


Members will recall at Committee meeting held on 3rd October 2008 that authority was given to the Head of Planning and Housing Services to issue approval subject to  the attainment of a section 106 agreement for costs towards the Traffic Implementation Order.  The section 106 agreement has been completed and approval was issued on 10th February 2009.

Granted Subject to Legal Agreement 

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

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



	2.
	All planting, seeding or turfing comprised in the approved details of landscaping shall be carried out in the first planting and seeding seasons following the occupation of the building or the completion of the development, whichever is the sooner, and maintained thereafter to the satisfaction of the Council; and any trees or plants which within a period of 5 years from the completion of the development die, are removed or become seriously damaged or diseased shall be replaced in the next planting season with others of similar size and species, unless the Local Planning Authority gives written consent to any variation.

Reason:
To ensure that a satisfactory landscaping scheme is implemented and that if fulfils the objectives of Policy CP3 of the Carlisle District Local Plan (2001-2016).



	3.
	The use of the music rooms hereby permitted for the playing of musical instruments and/or amplified music shall not take place except between 08:00 hours and 18:00 hours. 

Reason:
To ensure that the noise which may emanate from the development is compatible with the existing noise levels in the area and does not lead to undue disturbance to adjoining occupiers.



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

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



	5.
	The whole of the access area bounded by the carriageway edge, entrance gates and the splays shall be constructed and drained to the specification of the local planning authority.

Reason:
In the interests of highway safety and in accordance with Policy CP5 of the Carlisle District Local Plan (2001-2016).



	6.
	The 6 boarding bays in the area to the north of the school shown on plan number 4180506/004 shall be brought into use prior to the existing bus turning facilities being rendered inoperable (by extension of the bus lay-by) and these bays shall be retained capable of use between the hours of 8 and 10am and 2 and 4pm at all times thereafter, unless otherwise approved by the Local Planning Authority.

Reason:
To ensure a minimum provision for school buses that need to turn and load within the site, in the interests of road safety. To support Local Transport Plan Policies LD7 & 8.




Summary of Reasons for the Decision

Introduction

5.1
A Report on this application was deferred at the last meeting of the Committee to enable a visit to the site to be undertaken, as requested by the Ward Councillor. 

5.2
Members will recall that, when submitted, planning permission was sought for the erection of a single storey extension to the front elevation of Caldew School, Dalston to provide an enlarged dining area, two music rooms, 5 music practice rooms together with a new entrance to music/drama area. The application also included an extension to the existing bus lane, formation of a new vehicular access to the caretakers house and kitchen areas, alterations to the windows facing the court yard together with the provision of 1no.storage container (to store sports equipment) to replace an existing timber shed.

Background
5.3
Caldew School is a two storey brick and render building with a green profiled metal pitched roof. The frontage of the School faces the Dalston/Carlisle Road with its associated play space and playing fields located to the immediate east. There is a 1.2 metre high beech hedge delineating the northern boundary of the site. The associated lay-by is situated adjacent to this boundary separating the School from Dalston/Carlisle Road. 

5.4
In order to accommodate the single storey extension the existing one way system will be removed. The existing lay-by delineating the northern boundary of the site will be extended 60 metres to the east. A new access will also be formed to the rear of the School to service the kitchen area, boiler house, electrical substation and the existing recycling and waste facilities. The storage container (which will measure 6 metres by 2.4 metres with a total height of 2.5 metres and be constructed from a steel profile frame) is proposed to be adjacent to the electrical substation.

Assessment
5.5
The relevant planning policies against which the application is required to be assessed are Policies CP3, CP5, CP6, CP15, LC5, LC11 and T1 of the Carlisle District Local Plan (2001-2016).

5.6
The application raises the following planning issues:

1.
Whether The Proposal Is Acceptable In This Location 

5.7
Policy LC11 of the Carlisle District Local Plan (2001-2016) requires that development for educational facilities should be provided within existing educational sites and be in close proximity to existing buildings to minimise the visual impact of additional development. The proposed extensions will be situated within the existing school complex and will not result in any loss of existing play space/playing fields. In such circumstances the principle of the development is deemed acceptable.


2. Whether The Proposal Is Appropriate To The Building

5.8
The proposed single storey extension will have a total width of 52 metres, a total length of 10.6 metres and a total ridge height of 5.7 metres. The extension will be constructed from materials to match those of the existing building.

5.9
The existing front elevation of Caldew School comprises a two storey brick and rendered building together with a single storey extension with an extensive overhang serving a reception and entrance. In such circumstances it is considered that the proposed development would produce a more proportionate and aesthetically pleasing facade than existing. The alterations to the courtyard elevation are appropriate in scale and design and the proposed storage container is situated in a location which would not be detrimental to the surrounding area or the existing School buildings. In such circumstances the proposed development is considered to be appropriate to the character of the site and would not be disproportionate in scale or would appear visually obtrusive or incongruous. 


3. Traffic Impact

5.10
As stated above, as part of the proposed development the existing one way system in front of the School will be removed and the existing lay-by extended. The submitted Design and Access Statement indicates the following in relation to parking:


a)   The School presently has a problem with cars parking in the existing bus lane and on the main street to pick up pupils at the end of the day. The removal of the one way system will ensure that the bus lane will be solely used for buses which will discourage parents parking in the area and reduce congestion. 


b)   A new access will be formed to the rear of the School to service the kitchen area, boiler house, electrical substation and the existing recycling and waste facilities which will ensure the separation of vehicles and pedestrians.


c)   A new gated facility will be formed to the caretaker’s house. The combined effect of this means that there is no direct vehicular access from Carlisle Road the main entrance to the School will be clearly identified and a small pedestrian gate will be provided to the caretaker’s house.

5.11
Concerns have been raised from residents about where the School buses will turn once the one way system has been removed. In response the agent has confirmed:


a)  Vehicles from the Carlisle area will turn into the Sports Hall Car Park which is already in use


b)   Pupils will board in the car park


c)   Those buses will turn right on exit to the school which will result in no buses having to turn in the village or outside the school premises. 


d) The buses arrive and park up before the end of school when pupils are in lessons so there should be no mixing of buses and children when the buses arrive. This is no different to the current situation.

5.12
The Highway Authority has been consulted on the proposed development and have raised no objections subject to the imposition of two conditions within the decision notice, if Members are minded to approve the application, relating to construction and for the applicant to provide details illustrating the provision for the 6 coach boarding bays in the car parking area to the north of the school, so they turn and leave in a forward motion. The Highway Authority has also recommended that the applicants enter into a Section 106 agreement requiring a contribution of £1500 to local highway costs to make a variation to the existing traffic order. This traffic order relates to both sides of Carlisle road and will enable the existing and proposed bus bay to become a clear way so parents/six formers can park their cars in the lay-by instead of in front of objectors properties on Carlisle Road. 

5.13
Members are reminded that the traffic issue of people parking in front of objectors properties on Carlisle Road is an existing problem and will be there whether this application is approved or not. The existing problem mainly relates to the primary school in Dalston and not the Secondary school. The contribution towards the traffic regulation would in fact improve the current situation as it would provide more parking spaces between school muster times. In such circumstances it is considered that the proposal is acceptable in terms of highway issues.


4. Impact Upon Living Conditions Of Neighbouring Residents

5.14
A neighbouring resident has raised concerns regarding the issue of noise because part of the proposed single storey extension will provide music rooms. A noise assessment has been submitted which has identified vehicular traffic travelling along Carlisle Road (which separates the application site from the objectors properties) as a dominant noise source in the area. Environmental Services have been consulted on the proposal and have raised no objections. The applicant has confirmed the following:


a)
that the music rooms will be used for occasional after school practices/extra-curricular music and this is never likely to be more than two sessions after school per week and more often than not will be once a week. 


b) The session times are generally between the end of the school (3.10pm) and 5.00pm at the latest. 


c) As well as occasional use, on very rare occasions there may be some community use later in the evenings, but we anticipate that this will take place in the theatre rather than the rooms at the front of the school. This is certainty the current pattern - the main hall is used for a variety of events during the year, but the current music rooms are never let out.

5.15
The agent has also confirmed that the music rooms will have non opening windows as the extension will have a ventilation system with heat exchangers. In relation to the aforementioned matters, and in the context of the existing use, it is considered that the proposal will not exacerbate the existing situation sufficient to merit refusal of permission. A condition has been imposed within the decision notice should Members be minded to approve the application restricting the use of the music rooms to 6pm in evening.


5. Landscaping

5.16
The northern boundary of the site is delineated by a 1.2 metre high beech hedge. There is an existing lime tree located in the grassed area to the south of the Carlisle Road vehicular access to the site and a cherry tree located to the north of the Carlisle Road vehicle access to the site. The submitted arboricultural report indicates that these two trees will be removed as part of the proposed development as the development design will encroach into the root protection areas of these trees. The report recommends that replacements are planted in mitigation. Since this application was last presented to Members a landscaping scheme has been submitted indicating the planting of five trees to compensate for the loss of the two trees which are to be removed. The five trees comprise of 3 Rowan and 2 Lime, these will be situated along the northern boundary of the application site. The Councils Landscape Architect/Tree Officer has been consulted on the proposed landscaping scheme and has raised no objections.

5.17
Furthermore part of the existing beech hedge will also be removed. The submitted proposed block plan indicates that a replacement beech hedge will be planted along the whole of the northern boundary. The agent has confirmed that this hedge will be the same height as the existing hedge. The Councils Landscape Architect/Tree Officer has also raised no objections to this.


6. Access

5.18
As stated above since this application was last presented to Members a revised site plan has been received illustrating a landscaping scheme and the widening of the path round the single storey extension to meet the needs of disabled persons. The Council's Access Officer has been consulted on the proposed development and has raised no objections.

Conclusion

5.19
In overall terms it is considered that the proposal will not adversely affect the living conditions of adjacent properties sufficient to merit refusal. The scale and design of the extensions are acceptable and it is considered that the proposal will not have an adverse impact upon the surrounding area. Approval is therefore recommended subject to the imposition of appropriate conditions and the applicants entering into a Section 106 agreement.

Relevant Development Plan Policies

	Carlisle District Local Plan 2001 - 2016

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

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

1
the location of existing trees and hedges;

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

3
an assessment of the condition of each tree;

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

5
existing and proposed changes in ground level.

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

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

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



	Carlisle District Local Plan 2001 - 2016

Core Development Policies - Policy CP5 - Design 

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

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

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

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

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

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

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

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

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

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



	Carlisle District Local Plan 2001 - 2016

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

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

2
is of an unacceptable scale; and/or

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

4
is visually intrusive.



	Carlisle District Local Plan 2001 - 2016

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

Leisure & Community Uses - Policy LC5 - Playing Fields

Development which will result in the loss or encroachment upon school or private playing fields or play space will not be permitted unless:

1
Adequate provision is made elsewhere; or

2
An oversupply of provision can be demonstrated; or

3
The development is needed to accommodate an identified educational requirement and access remains to a sufficient area of playing fields.



	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.



	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: 15
	
	

	
	
	

	Appn Ref No:
	Applicant:
	Parish:

	08/1170
	 McKnight & Son Builders
	Carlisle

	
	
	

	Date of Receipt:
	Agent:
	Ward:

	24/11/2008
	Green Design Group
	Castle

	
	
	

	Location:
	
	Grid Reference:

	John Robert Gardens, Dalston Road, Carlisle, CA2 5UG
	
	339345 555600

	
	
	

	Proposal:
	Relocation Of Bins/Recycling Store Serving Flats Development (Retrospective)


Members will recall at Committee meeting held on 30th January 2009 that authority was given to the Head of Planning and Housing Services to issue approval subject to the receipt of satisfactory revised plans that show the construction of solid brick panels in lieu of the existing railings along the road frontage immediately in front of the bin store, and imposition of relevant conditions. The satisfactory details have been received and approval was issued on 9th February 2009.

Grant Permission 

	1.
	The development hereby permitted shall not be carried out otherwise than in complete accordance with the revised drawing, number 02/1293/31A, received on the 4th February 2009.

Reason:
To ensure that the development accords with the scheme approved by the local planning authority.



	2.
	The bin store hereby permitted shall be removed and all materials resulting from the demolition removed within six months of the date of this permission unless, in the intervening period, the existing railings are replaced by two brick infill panels fully in accordance with drawing number 02/1293/31A.

Reason:
To safeguard the character of the area and living conditions of the neighbouring residents in accordance with Policies CP5 and CP6 of the Carlisle District Local Plan 2001-2016.



	3.
	The external walling materials to be used in the construction of the infill panels hereby permitted shall be identical to those in the existing wall.  If any other material is proposed no development shall take place until such has been approved, in writing, by the Local Planning Authority.

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




Summary of Reasons for the Decision

The residential development at John Robert Gardens extends in area to 0.45ha and was formerly the Caldewgate School Canteen located on the western side of Dalston Road approximately 30 metres to the south of the junction with Newcastle Street.  The neighbouring properties to the north consist of terraced houses at 72, 74 and 76 Shaddongate; and commercial units in the form of a fishing tackle shop and television repairs unit at 70 and 70a Shaddongate.    

  
In 2005, under application 04/1590, planning permission was given for the erection of 28no. flats and 9no. houses.  The approved scheme showed the houses to be erected in a series of small cul-de-sacs and the proposed apartments within a four storey block, located on the eastern side of the development site adjacent to Shaddongate.  In comparison to the scheme approved under 04/1590 the proposal revised under 06/0649 involved the incorporation of minor amendments consisting of alterations to the design of the adoptable road areas; adjustments to the garages between plots 36&37; internal alterations to the houses; the removal of bay windows to plot 37; and, the introduction of velux roof lights to the top storey of the flats.  The approved layout plan showed the provision of a bin store to serve the apartments at the head of the cul-de-sac serving the houses at 29-32 Robert Chance Gardens.  The permission given under 06/0649 was also subject to a condition, number 16, requiring the prior approval of the design of the bin store.  


This application seeks retrospective consent for the relocation of the bin/recycling store serving the flats to the north-eastern corner of the application site directly adjacent to the house at 76 Shaddongate and the eastern boundary of the site. The bin store is constructed from 2.2 metre high close boarded timber with a framed “pergola” style of roof and has a total ground area of approximately 23.94 square metres.


A covering letter submitted with this application indicates that the main reason for moving the bin store from its original location is because of the increased demands and requirements associated with the recycling and disposal of refuse since the development was originally given permission.  The original location of the bin store, approved under application 06/0649, was in front of the house (29 Robert Chance Gardens) located to the “rear” of the flats. The agent has confirmed that the relocation will also make available space for the construction of a bicycle store and additional car parking spaces in the original position.


During the site visit, the developer explained to the Case Officer that: the intention, if the development was to be approved, is to connect a surface road gully to an existing manhole; the bin store would have a concrete surface; there is a weekly collection of refuse; the bin store serves 30 flats; and, overall maintenance of the site falls on to a management company owned by the developer. 


When assessing this application the relevant planning policies are CP5, CP6 and H11 of the Carlisle District Local Plan (2001-2016)as a result of which it is considered that there are two main issues, namely:

1.
the effect of the proposal on the living conditions of neighbouring residents; and

2.
the effect of the proposal on the visual character of the area.

When assessing 1) it is noted that the front door of the immediately adjoining property at 76 Shaddongate is approximately 0.6 of a metre to the north.  In addition, the boundary of the application site fronting Shaddongate is constructed from brick walls with metal railings 1.8 metres above ground level. The proposed bin/recycling store protrudes above the brick wall/railings by 0.4 of a metre.  This is in the context where an objection has been raised from the Ward Councillor with regards to noise and odour.  In mitigation, there is close boarded fencing along the road frontage elevation; there are no windows located on the gable end elevation of 76 Shaddongate facing the proposed development. The noise generated by such a use is likely to be intermittent and more associated with the disposal and collection of glass as opposed to plastic, cardboard, paper and general household rubbish.  The collection time is also of a limited period.  At the time of the visit, it was apparent that the bins in use have lids and where not overflowing with waste.  In effect, the potential for odour is largely dependent upon the management of the site tied in with the frequency of collection.  

In the case of the impact on the character of the area, the proposed timber structure is considered to be preferable to an open, unenclosed area for the storage of the bins.  Planting beds have also been established on the south and west elevations of the bin store to soften the impact from both street level and eventually from above as climbing plants mature.  


Following Members consideration of the application, a revised plan has been received showing the replacement of railings by two brick infill panels fronting the highway parallel to the proposed bin store.

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

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.




