
 

DEVELOPMENT CONTROL AND REGULATION COMMITTEE
11 July 2018

A report by the Executive Director of Economy and Infrastructure
_____________________________________________________________________

Application Reference No. 1/18/9003

Application Type: Change of Use

Proposal: Change of Use of to a surface level car park and erection of ancillary 
infrastructure

Location: Land to rear of The Courts, Bush Brow, Carlisle, CA3 8NA

Applicant: Cumbria County Council

Date Valid: 20 April 2018

Reason for Committee Level Decision: Application made by the Executive Director of 
Economy and Infrastructure

_____________________________________________________________________

1.0 RECOMMENDATION

1.1 That planning permission is granted on a temporary 5 year basis and subject to 
the conditions set out in Appendix 1 of this report.

2.0 THE PROPOSAL

2.1 Planning permission is sought to change the use of land to the rear of the Courts, 
Bush Brow, Carlisle to a public surface level car park and to erect associated 
ancillary infrastructure. The proposal is intended to be a short to medium term 
use of the site while other longer-term options for a high quality development that 
provides a greater contribution to the vitality and viability of the southern extent of 
the City Centre are explored.  

2.2 It is proposed to create 90 car parking spaces, 6 motor cycle spaces, a loading 
bay and 10 cycle parking spaces. As part of the proposed car parking mix it is 
proposed to provide 5 disabled blue badge bays and 2 electric vehicle charging 
bays. Ten car parking spaces (including the disabled blue badge bays) are 
proposed on the upper Courts area, with the remaining 80 car parking spaces 
being sited on the lower Low Gaol Yard level. A stairway is proposed to be 
installed to provide safe pedestrian movement between the two levels of the site. 
Access/egress arrangements will remain as existing – with a one way system 
operating into and internally around the site (in a clockwise direction) with access 
into the site gained from the top eastern-most limb of Bush Brow and egress from 
the lower level of the site onto the southern limb of Bush Brow.

2.3 To facilitate the proposed new interim public car parking use it is proposed to re-
surface the site (predominantly with tarmac); provide new drainage infrastructure; 
and install ancillary items associated with the proposed use. These items include: 
wall and pole mounted lighting, payment meters (with associated signage), 
electric vehicle charging points, uncovered black metal cycle-parking stands, 
vehicle restraint fencing above the retaining walls and pole mounted road traffic 
signage. 



 

2.4 Surfacing: New tarmac surfacing is proposed to be laid over the majority of the 
site. Exceptions to this are: 

a) the proposed provision of a 10cm wide buffer strip of red sandstone chippings 
alongside the Gaol/City walls (contained by kerb edging) so as to prevent the 
wall from coming into contact with and being damaged by the asphalt 
course; 

b) an area of permeable block paving proposed above the base of the existing 
concrete sump located within the footprint of the former Lonsdale building; 
and 

c) raised kerbed traffic islands. 

The retention of areas of existing block-paved sett areas to the upper level would 
depend on the results of a post-demolition condition survey; consequently the 
applicant has requested that the surfacing of this upper-level area be agreed via 
condition.

2.5 Drainage: It is proposed to install a shallow drainage channel system in the 
lower gaol yard area so as to avoid excavating below the existing surface 
treatment so as to harm to any potential buried archaeological remains below 
this. 

2.6 Lighting: Lighting would be provided via a mixture of wall-mounted and 6m high 
ground-mounted lighting columns with all units finished in a matte black colour.  
On the upper level, two wall-mounted units are proposed to be attached to the 
Kraemer building, and two columns set to the eastern side – one being adjacent 
to the modern flat roofed reception to the Citadel and the other to the gaol wall. 
Five twin armed columns and 1 single-armed column are proposed to the lower 
level. 

2.7 Payment Meters: Three ticket machines are proposed – one sited on the upper 
level and two on lower level. Based on recent payment meters installed by the 
applicant these would be slim units coloured grey and black. The applicant has 
requested that the detail of these be agreed via condition.  

2.8 Electric Vehicle Charging Points: The two chargers are proposed to be 
installed on the lower level footprint of the Lonsdale Building in proximity to the 
proposed stairway to the upper level. The applicant states these would be similar 
to the charging units found on their existing premises and car parks (for example 
those at Cumbria House, Carlisle and County Hall Offices, Kendal). The 
applicant has requested that the detail of these be agreed via condition.

2.9 Other Miscellaneous Signage: Pole mounted road traffic signage would be 
provided across the site (being sited on raised kerb traffic islands) along with 
ground-marked crossings, direction arrows and warnings. Pedestrian routes 
through the site are proposed to be distinguished with a contrasting colour 
treatment.  Wayfinding signage is proposed to be provided on Bush Brow.

2.10 Retaining Walls: During demolition works it has been ascertained that concrete 
retaining walls present on site form part of the structure of the Lonsdale Building.  
One of these walls is immediately adjacent to the Paton Building and defines the 
main level split.  The second retaining wall supports the vehicular access ramp 
between the upper and lower yards.  It is proposed that these retaining walls are 
left in-situ and clad/finished so as to soften their appearance. The applicant has 



 

requested conditions be imposed to secure details relating to the structural 
integrity of the retaining walls and their external finish. 

2.11 Vehicle restraint fencing: Horizontal steel black vehicle restraint fencing railings 
are proposed to be installed above the north-eastern and south-eastern retaining 
walls. The applicant has requested that the detail of these be agreed via 
condition.

2.12 Stairway: The proposed new staircase is provisionally proposed to be a metal 
stairway painted black (to facilitate easy installation and removal in light of the 
proposed temporary use of the land). The applicant has requested that the detail 
of this be agreed via condition.

2.13 It is proposed that the car park would be open 24 hours a day, seven days a 
week.

3.0 SITE DESCRIPTION / BACKGROUND

3.1 The Courts site forms part of the historic southern entrance to Carlisle. It is 
situated within the southern side of the city centre and falls within the Carlisle 
City Centre Conservation Area. The Courts complex covers an area of 
approximately 0.65ha and includes three distinct buildings:– 

 The Grade I listed County Court Citadel building (former Crown Courts on the 
site of the 1542 Citadel) - Listed Building Entry No. 1196939;

 The Grade II listed former Hospital Wing of the County Gaol and Gaol Wall 
which are directly connected to the western side of the Citadel Building – 
Listed Building Entry No. 1196941;

 The  twentieth century three storey Kraemer Building (previously known as the 
Treasurers Building) which extends off the rear of the Hopsital Wing. 

3.2 To the rear of these buildings are associated yard and vehicular circulation space 
which are distributed across two distinct levels and which is predominantly 
enclosed by the historic city walls. The Gaol Wall extending south-west of the 
Citadel is also Grade II listed - Listed Building Entry No. 1196983. The Gaol Wall 
stands approximately 10m above the neighbouring ground level at its highest 
point. 

3.3 Cumbria County Council vacated the offices at the Courts site in 2016, moving 
staff to the new Cumbria House development at the southern end of Botchergate.  
The courts site is currently unoccupied. When last occupied 38 car parking 
spaces were marked-out on the site. 

3.4 The land that it is proposed to be developed to the rear of the courts formerly 
hosted two separate twentieth century blocks of office accommodation (known as 
the Lonsdale and The Lower Gaol Yard Buildings). The Lonsdale and Lower 
Gaol Yard buildings have recently been demolished thus prompting this 
application. 

3.5 The area proposed to be redeveloped is roughly L shaped, covers an area of 
0.36ha, and is situated to the rear of the aforementioned buildings and walls. The 
site covers two distinct levels – a small upper level within the north-western part 
of the site (covering approximately 0.06ha) set at approximately 24m AOD and a 
lower level set between 18-19m AOD. An internal access road that runs 
alongside the inside of the southern-eastern gaol wall provides access between 
the two levels. The upper-level contains some discrete areas of sett paving, with 

https://www.historicengland.org.uk/listing/the-list/list-entry/1196939
https://www.historicengland.org.uk/listing/the-list/list-entry/1196941
https://www.historicengland.org.uk/listing/the-list/list-entry/1196983


 

the internal road being tarmac surfaced. The footprints of the demolished 
buildings comprise concrete slabs. The rest of the lower area is surfaced with 
tarmac. A small electricity sub-station is present within the south-eastern corner 
of the site. 

3.6 The Courts complex is bounded as follows:

a) To the north-east by English Street/A6. 

b) To the east by the major traffic lit junction of English Street (A6), Botchergate 
(A6), The Crescent (A69) and Court Square Brow/Borough Street (U137). 
Grade II Listed Buildings mark the end of either side of Botchergate. 

c) To the south by Court Square Brow/Borough Street. The level of this road 
drops substantially from east to west.

d) To the west the lower and upper-most element of the site is bounded by Bush 
Brow. Just beyond this road is the Victoria Viaduct Bridge over the railway line. 
The lower area is bounded to the north and west by the three storey Paton 
House which contains a number of office, retail and leisure units. An area to 
the northern-side of Paton House has been tarmac surfaced and provides 
parking spaces for this building. 

3.7 Vehicular access to the Courts is obtained from the U137 - Bush Brow. Bush 
Brow is two way and is predominantly paved with setts. Bush Brow connects into 
the surrounding highway network off English Court Square Brow / Borough Street 
to the south-east and to Victoria Viaduct to the north-west. The carriageway at 
the north-western end/limb of Bush Brow is narrow and marked with double-
yellow lines on either side.

3.8 Pedestrian access to the site is via two gated highway interfaces off Bush Brow. 
There is currently no direct pedestrian access to the site from English Street 
available. When the site was last in use as Council Offices the main point of 
pedestrian access to the Courts site was via the Citadel building from English 
Street. The site is approximately 150m by foot from the primary shopping 
frontages of the pedestrianised area of English Street and approximately 250m 
by foot from Carlisle Railway Station. 

4.0 SITE PLANNING HISTORY

4.1 There are a large number of planning records relating to the Courts complex. The 
majority of these relate to listed building consent applications for maintenance 
and/or internal alterations/adaptations to the Citadel building and are not 
considered relevant to this application.

4.2 Planning permission (Ref. 1/17/9007) was granted for the demolition of the 
Lonsdale and Lower Gaol Yard Buildings by the Development Control & 
Regulation Committee in July 2017. The approved plans limited the depth of 
working so as not to disturb any potential archaeological remains on the site. The 
steel superstructures of the buildings have been taken down and site clearance 
of the remains of the buildings is currently understood to be ongoing. 

5.0 CONSULTATIONS AND REPRESENTATIONS

5.1 Carlisle City Council Planning Department & Conservation Officer: “The 
proposed use by nature of its permanence lacks the design and quality required 
to enhance or preserve the City Centre Conservation Area.  It will have a 

https://planning.cumbria.gov.uk/Planning/Display?applicationNumber=1%2F17%2F9007


 

negative impact on the longer term redevelopment of the Citadel area and 
impacts on the exceptional Grade I Citadel listed building.  It is therefore 
suggested that the proposed development is only given a temporary permission 
limited to 5 years”.

5.2 Cumbria County Council Highway Authority: No objection. Initially requested 
further information in respect of the Transport Statement (TS) as originally 
submitted. In light of the information contained within the subsequently revised 
TS submitted the Highway Authority considers the proposal to be acceptable. 
The Highway Authority notes that it is intended that Bush Brow will remain two-
way along its full length and consider that the proposal does not sufficiently 
increase usage of this road to make changes within it necessary. The Highway 
Authority welcome the submission of clearer details on pedestrian movement 
within the car park within revised plans submitted over the course of the 
application. Note that pedestrian use of the narrow internal vehicle ramp is being 
reduced by the provision of a stairway and the positioning of the disabled bays 
on the upper level so that they can access the footways within Bush Brow without 
needing to negotiate the change of levels within the car park. Note that the 
application will increase traffic movements within the area but are satisfied that 
the Botchergate/ The Crescent junction capacity modelling and analysis in the 
revised TS demonstrates that the junction will continue to operate within its 
capacity. Recommend the imposition of a number of conditions to control 
access/egress arrangements, surfacing of the access roads, gates, surface water 
control, and construction traffic.

5.3 Cumbria County Council Lead Local Flood Authority: No objection subject to 
imposition of a pre-commencement condition securing the submission and 
approval of a detailed drainage scheme. Accept that the proposal will not 
increase impermeable areas on the site. Note that the proposed drainage layout 
is indicative and will be dependent on confirmation of existing carrier drain layout 
and detailed design levels but is satisfied that the applicant has demonstrated an 
adequate discharge point can be achieved. Highlight that surface water from the 
site should be treated prior to discharge as per statutory sewerage undertakers 
requirements.

5.4 Historic England: No objection provided planning permission is only granted on a 
temporary basis. Consider that the proposals as submitted offer no real 
enhancement to the heritage assets present, are very intensive in terms of their 
layout, and do not deliver high quality design and landscaping to mitigate the 
impact of the use on the setting of the listed buildings. Consider the submitted 
scheme would result in a degree of harm to the surrounding historic context, and 
that this harm would not be acceptable on a permanent basis. Highlights that the 
NPPF requires such harmful impact to require clear and convincing justification. 
Historic England find this harm to be less than substantial, however they consider 
the design quality of this scheme would not provide the necessary justification for 
a permanent use. Consider that the scheme in its current form would only satisfy 
the statutory and planning policy context if granted as a temporary planning 
permission. Highlight that it is important that any conditioned time period is 
enforceable in relation to planning case law and is not so long that it effectively 
amounts to a permanent planning permission. 

5.5 Comment that for the use to be acceptable on a permanent basis a much 
improved design with a less intensive layout with significantly improved 
landscaping, material specification and planting would be required given its 
relationship to the setting of listed buildings and the location within the 
conservation area. However, Historic England consider there are also other, 



 

more appropriate long terms uses which the site could accommodate in future, 
such as green open space (which is lacking in this part of the City Centre), and 
consider it desirable that opportunities for enhancement are not potentially 
stymied by a permanent permission. Comment that car parking (and the harm it 
causes to heritage assets) is notoriously difficult to remove so they therefore 
favour a temporary use only.

5.6 Cumbria County Council Historic Environment Officer: No objection. Notes that 
the heritage statement repeatedly asserts that the construction ground works of 
the proposed development will not extend beyond the original ground surface, 
thereby not impacting upon any buried archaeological remains surviving on the 
site. Supports this approach to avoid harm to potential buried archaeological 
remains. Requested further information is provided on the likely construction 
depths of the proposed drainage scheme so that the impact of the proposed 
development on buried archaeological remains is fully understood. Notes from 
the revised drainage strategy submitted, that there is some flexibility in the final 
scheme, but the applicant has indicated that it is unlikely drainage channels will 
be required to extend below 300mm. Concludes that the impact to any buried 
archaeological remains will be negligible.

5.7 Carlisle City Council Environmental Health Department: No response received.

5.8 Cumbria Constabulary Crime Prevention Design Advisor: Provides a number of 
comments and suggestions of measures to reduce opportunities for crime in 
respect of motorcycle parking, lighting specification, emptying of ticket/payment 
machines and information signage. Perceives that the site shall attract plenty of 
natural surveillance from users around Bush Brow and Victoria Viaduct. Notes 
that a number of existing car parks around Carlisle city centre continue to suffer 
from nuisance use of motor vehicles (drivers executing extreme manoeuvres to 
the annoyance of legitimate users and nearby households) and littering. 
Recounts that Carlisle City Council recently engaged a security company to 
close-off various facilities (such as the Castle and Town Dyke Orchard) following 
sporadic yet persistent misuse. Observes that at the time of writing, the London 
Road Retail Park has become a focus for this type of activity and the 
Neighbourhood Policing Team is in negotiations with the operator for this car 
park to be closed outside trading hours. Consequently, the Crime Prevention 
Design Advisor recommends that the proposed facility is closed to vehicles 
overnight. Sets out that the Constabulary will not prioritise responses to 
complaints of motor vehicles misusing the facility if unauthorised access can be 
gained.

5.9 Environment Agency: No response received.

5.10 Electricity North-West: No objection. Note that they have underground cabling 
and a transformer within the application area and that there are also other 
multiple mains cables not owned by Electricity North-West in running from the 
transformer. Advise the applicant that they should take great care at all times to 
protect both the electrical apparatus and any personnel working in its vicinity.

5.11 Northern Gas Networks: No response received.

5.12 United Utilities Water Ltd: No response received.

5.13 The application has been advertised in the local press and by site notice on the 
site. Neighbouring properties/premises and the local county councillors were also 
notified.



 

5.14 One representation has been received from a nearby business owner. They 
object to the application as they consider the entrance and exit road of Bush 
Brow to be unsuitable for the proposed use in its current condition. They highlight 
issues with parking and congestion between the top narrow two-way section of 
Bush Brow between Victoria Viaduct and the proposed site entrance which they 
consider to be dangerous. They also suggest removing the disk zone parking on 
the central section of Bush Brow to ensure safe two way movement on the road 
between the site entrance and exit. Considers that without immediate changes to 
Bush Brow the increased traffic the car park would generate would cause more 
congestion and danger to pedestrians.

6.0 PLANNING POLICY

6.1 Section 38(6) of the Planning & Compulsory Purchase Act 2004 provides that 
planning applications must be determined in accordance with the development 
plan (i.e. planning policy) unless material considerations indicate otherwise. The 
relevant development plan for this proposal is the Carlisle District Local Plan 
2015-2030 (CDLP) which was adopted on 8 November 2016. The key policies of 
the CDLP relevant to the determination of this planning application are 
considered to be: 

 SP 1: Sustainable Development;
 SP 4: Carlisle City Centre and Caldew Riverside;
 SP 6: Securing Good Design;
 SP 7: Valuing our Heritage and Cultural Identity;
 IP 2: Transport and Development;
 IP 3: Parking Provision;
 CC 5: Surface Water Management and Sustainable Drainage Systems;
 CM 4: Planning Out Crime;
 CM 5: Environmental and Amenity Protection;
 HE2: Scheduled Ancient Monuments and Non-Designated Archaeological 

Assets;
 HE 3: Listed Buildings;
 HE 7: Conservation Areas

6.2 Policy Map 1 (Carlisle City Centre) of the CDLP denotes the Courts site as 
“Citadel Redevelopment Opportunity” and cross-references to Policy SP4. It also 
denotes the Citadel as comprising a key townscape frontage where it fronts onto 
Court Square Brow and English Street.

6.3 The National Planning Policy Framework (NPPF) was published in March 2012. 
The national online Planning Practice Guidance (PPG) suite was launched in 
March 2014. Both are material considerations in the determination of planning 
applications. The following sections and paragraphs of the NPPF are considered 
to be relevant to the determination of this application:

 Paragraphs 6-10 - Achieving sustainable development;
 Paragraphs 11-14 - The presumption in favour of sustainable development;
 Delivering Sustainable Development;

 Section 4 – Promoting sustainable transport (Paragraph 32);
 Section 7 - Requiring good design (Paragraphs 56, 57, 60, 61, & 64);
 Section 12 - Conserving and enhancing the historic environment  

(Paragraphs 128, 129, 131, 132, 133, 134, 135, 137, 140);
 Paragraphs 186-187 - Decision Taking.

http://www.legislation.gov.uk/ukpga/2004/5/part/3/crossheading/development-plan
http://www.legislation.gov.uk/ukpga/2004/5/contents
http://www.carlisle.gov.uk/planning-policy/Adopted-Plans/Carlisle-District-Local-Plan-2015-2030
http://www.carlisle.gov.uk/planning-policy/Adopted-Plans/Carlisle-District-Local-Plan-2015-2030
http://planningguidance.planningportal.gov.uk/blog/policy/
http://planningguidance.planningportal.gov.uk/blog/guidance/


 

6.4 Paragraph 122 of the NPPF emphasises that great weight should be given to the 
conservation of heritage assets and their setting. Paragraph 131 of the NPPF 
sets out that account should also be given to the desirability of sustaining and 
enhancing the significance of heritage assets and that new development should 
make a positive contribution to the character and distinctiveness of the 
surrounding area. 

7.0 PLANNING ASSESSMENT

7.1 The key planning issues relevant to this proposal are considered to be whether:

 the principle of the proposed use of the site is acceptable in strategic 
planning policy terms;

 there is a need for further public car-parking capacity within Carlisle;

 the proposed use would have an adverse impact upon the local highway 
network;

 the proposed use (and associated development) would adversely affect the 
setting(s) and significance of listed buildings to an unacceptable degree;

 the proposed use (and associated development) would adversely affect the 
character and/or appearance of a Conservation Area to an unacceptable 
degree.

Principle: Would the proposed use of the site be acceptable in terms of 
strategic planning policy?

7.2 Strategic Policy SP4 of the CDLP considers that a significant opportunity exists 
to reuse and re-develop the Courts site and that this “could act as a catalyst to 
enhance the vitality and viability of the southern extent of the City Centre, 
including Botchergate, and further improve the sense of arrival for visitors using 
this important historic and iconic gateway”. It continues “proposals will be 
supported providing that they do not prejudice any longer term opportunities and 
respect the significance of the heritage assets which characterise this area”. 

7.3 The applicant reports that they have previously produced a prospectus for 
development and regeneration of the site (November 2015) and that they are 
working with Carlisle City Council to explore and secure a long-term sustainable 
future use(s) for the Court’s site with the above planning policy aspiration in 
mind. The applicant highlights that the prospectus included temporary short term 
goals to facilitate larger permanent future redevelopment and that this included 
selected demolition of certain buildings and the opportunity for creating a 
temporary surface car park in the application area. 

7.4 The applicant has applied to the Cumbria Local Enterprise Partnership (LEP) for 
£3m of funding to aid Phase 1 of the redevelopment of the Courts site. This bid 
has been accepted in outline and is now entering the next stage of producing a 
full business case. Phase 1 consists of works to refurbish the buildings to a 
standard suitable for occupation, providing flexible work-space and meeting 
rooms and including the provision of digitally rich infrastructure. It is currently 
envisaged that these works would be completed by the end of 2020. The 
applicant reports that this scheme of works is being devised in collaboration with 
a party interested in utilising the Citadel. Phase 2 of the project is to create new 
digitally enabled performing arts space. Feasibility work is currently underway on 



 

Phase 2 and funding sources are currently being considered with the 
Borderlands Inclusive Growth Deal currently earmarked as one possible funding 
route. 

7.5 The applicant has stressed that this proposal is only intended to be a short to 
medium term use of the site whilst a comprehensive scheme to rejuvenate the 
site is progressed. This proposal would facilitate an active meanwhile-use that 
would make beneficial and productive use of land that would otherwise likely 
remain vacant in the intervening timescale to the ultimate detriment of this area. 
It would seem that this proposal represents the most expedient, flexible and 
viable use for this currently empty/unoccupied backland at this specific moment 
in time. It provides a usage that preserves the unbuilt-on condition of the land 
and thus maximises the range of opportunities for a future high quality 
redevelopment/reuse. Whilst it is recognised that the primary aim of Policy SP4 is 
to secure significant redevelopment of the Courts site that will enhance the 
vitality of the area; it is considered that the proposal to temporarily utilise this land 
as a surface-level car park complies with Policy SP4’s requirement that 
proposals do not prejudice Policy SP4’s long-term goal of achieving/realising a 
comprehensive regeneration of this area.

7.6 It is also noted that the proposed temporary interim use would confer a number 
of other minor benefits. It would generate income which would be used to 
maintain the car park itself and to contribute towards the upkeep and 
maintenance of the Courts buildings. It would also increase the public visibility of 
the site, allowing the public to appreciate the heritage assets present from new 
vantage points. As such the proposal would help secure greater public access to 
the grounds of the heritage assets present here and would make a small 
contribution toward their conservation for the corresponding period. In these 
respects the proposals would broadly accord with paragraph 140 of the NPPF 
(benefits of enabling development). The proposed additional public car parking 
capacity would also provide a small indirect functional benefit, providing 
convenient access to retail, office and leisure uses in the city centre for workers, 
residents and visitors utilising motor vehicles and would thus make a very small 
contribution to sustaining the vitality of the city centre in line with the overarching 
objective of Policy SP4.

7.7 To ensure that the long-term regeneration of the site is not prejudiced by this 
proposed temporary land-use; it is proposed to impose a condition to limit the 
duration of the proposed use to a temporary time period. Given a short to 
medium term use is sought; the timeframe coverage of the CDLP from 2015 to 
2030; the current nature and phasing of redevelopment proposed; the provisional 
timescales for providing further railway station car parking capacity set-out in the 
following section; the responses of statutory consultees; and the time required to 
develop the site; a five year temporary period is considered reasonable, affording 
the opportunity for the situation to be reviewed in 2023. This time limit would not 
preclude the applicant from relinquishing this site for re-development prior to 
2024 should redevelopment of the opportunity area accelerate. 

7.8 Provided the proposal can be judged to adequately respect the significance of 
the heritage assets present that form its boundary on three sides, then the 
proposal would not conflict with Policy SP4. 

Parking: Is there a need for further public car-parking capacity within 
Carlisle?

7.9 Policy IP3 sets out that in areas suffering from significant on-street parking 



 

problems, that greater off-street greater provision will be sought where possible. 
It also sets out that proposed car parking provision that would have a significant 
adverse impact upon the character of an area will be resisted. This Policy and 
the CDLP is silent in respect of whether there is a recognised under or over 
provision of parking in and immediately around Carlisle city centre. The 
submitted planning statement sets out that “the proposed car park at the Courts 
site will accommodate for both short stay and long stay car park users and meet 
a recognised demand for additional car parking”. However no evidence to justify 
or quantify this demand or detail any existing issues in the locality that it seeks to 
remedy were provided at the time the original submission was made. 
Subsequently the applicant has provided further data and analysis in respect of 
parking pressures and demand in the southern sphere of Carlisle City Centre.

7.10 The applicant highlights that the largest proportion of public car-parking provision 
servicing Carlisle City Centre is distributed to the north and west of the city, and 
thus makes the case that there is a spatial imbalance in provision, with lesser 
capacity available to southern and eastern sides of the city centre, with the A6 
(London Road) and Warwick Road providing key routes into the city from the M6 
and A69 for many travelling from nearby towns and settlements.

7.11 The case for the need for further provision at the southern side of the city-centre 
is strengthened by a number of factors including:

 the relatively recent loss of the 174 space William Street Public Car Park, 
which was formerly adjacent to the Cecil Street Public Car Park just off 
Botchergate, to redevelopment (in the form of Cumbria County Council’s new 
Cumbria House Headquarters);

 lack of 24 hour / overnight car parking capacity for Carlisle Railway Station – 
with only three facilities in proximity to the station namely – 

i.  The Railway Station Car Park - 175 spaces - 100-250m from station;
ii.  Cecil Street Car Park – 210 spaces – approx. 600m from station;
iii.  Upper Viaduct Car Park – 210 spaces – 400-650m from station;

With the first two facilities having average capacity rates of 80% and 85% 
respectively. The applicant sets out that car parks with a capacity over 75% 
full deters users from using them in the future, as they are perceived to be full 
as spaces are not obvious and individuals consider that they cannot be 
guaranteed a space. 

 the steady trend for growth in patronage of Carlisle Railway Station Car Park 
over the last seven years and the fact that the number of parking spaces 
available here (175) is comparatively less than other train stations in relation to 
their patronage figures;

 Network Rail’s long-term demand projections in relation to train station parking 
capacity which suggest that patronage will continue to rise across all 
scenarios;

 In recognition that the current Carlisle Railway Station Car Park cannot 
accommodate the increase in patronage predicted in future years (due to its 
constrained access arrangements and available space within and the 
sensitivity of its setting as a Grade II* Listed asset); Cumbria County Council, 
Carlisle City Council, Cumbria LEP and Network Rail are working in 
partnership to identify improvements to station car parking and access – 



 

including providing additional parking capacity. The applicant explains that 
proposals are still in development and that their successful delivery is 
dependent upon the availability of vacant sites in the vicinity of the station. 
 The applicant reports that a funding business case is currently being 
developed with an aim of submitting the business case for funding in autumn 
2018. The current provisional draft programme aims to secure a site by 
summer 2020, with the new car park being operational by late 2022 / early 
2023. 

 Increase in off-street car-parking enforcement tickets issued on Court Square 
Brow, Mary Street and English Damside (which are in close proximity to the 
application site and train station) and are indicative of the high levels of 
demand for parking in this part of the city;

 Proposed reductions in on-street public car-parking within the city centre on 
Abbey Street, Castle Street, and Chapel Street with a total of 30 spaces 
proposed to become permit holder only;

 recent high-levels of housing development in and around the southern and 
eastern edges of Carlisle;

7.12 It is considered that a reasonably strong and compelling case has been made for 
the need and benefit further parking provision to the south/east of the city to 
address the current spatial imbalance in provision and to meet the current and 
rising demand for parking in this area for onward rail travel and for access to the 
city. It would also seem that there will be increased demand that would place 
exceptional pressure upon the area for railway station parking in the next 3-
5years. In that respect, this proposal would contribute to alleviating some of that 
pressure until a larger, permanent, additional parking facility for the railway 
station can be delivered. 

Highways Network: Would the proposed use would have an adverse impact 
on the local highway network;

7.13 Policy IP2 sets out that proposals which will cause severe issues that cannot be 
mitigated against will be resisted. It also seeks proposals to prioritise safe and 
convenient access for cyclists and pedestrians and encourages sustainable 
vehicle technology such as electric vehicle charging points within proposals. 
Paragraph 32 of the NPPF states that decisions should take into account 
whether opportunities for sustainable transport modes have been taken up and 
that development should only be refused on transport/highways grounds where 
the residual cumulative impacts of proposals are severe.

7.14 A Transport Statement (TS) has been submitted in support of the proposal. The 
TS quantifies the vehicular trip generation of the previous office use and of the 
proposed scheme, calculating that the proposed change of use would result in a 
residual cumulative impact on the surrounding highway network of 45 additional 
vehicular movements in the morning peak to 40 additional vehicular movements 
in the afternoon peak. This equates to less than one additional vehicle movement 
per minute during both peak periods. 

7.15 Junction modelling/analysis have also been undertaken in respect of this 
proposal. The modelling assumes the trips to/from the car park were all new to 
the highway network rather than residual (i.e. it does not take into account the 
previous office usage). This is considered to provide a robust assessment given 
the base data year of 2017 (i.e. when the Courts was no longer fully occupied) 



 

and the use of 2023 traffic flow forecasts (assuming 5.6% growth). The results of 
this indicated that the key Botchergate/The Crescent Junction was operating well 
within its capacity and that the trips generated by the proposed-use were only 
likely to have a marginal impact on the junction’s operation. Given that the 
Botchergate/The Crescent Junction was predicted to operate well within its 
capacity with the total development throughput, the applicant’s consultants 
concluded that other junctions further away such as Botchergate / Crown Street 
would be impacted upon to a significantly lesser extent as trip distribution 
estimates a maximum of only 26 ‘new’ trips along this corridor on a typical 
morning peak hour. The Highway Authority are satisfied with the modelling 
undertaken and have no objection to the proposal in relation to its potential to 
adversely impact upon the local highway network. 

7.16 It is acknowledged that Bush Brow is slightly constrained to its north-western limb 
connecting onto Victoria Viaduct; however it is considered that the major issues 
here appear to be primarily a traffic management/enforcement issue. It is noted 
that highway safety was also considered in the TS with personal injury collision 
data in the vicinity of the site over the last five-years being reviewed and that this 
data did not reveal any recorded incidents on Bush Brow or its junction with 
adjacent streets. Highway Network signage would direct people to the site via 
Court Square Brow / Borough Street. The one way system in the site would also 
promote people leaving the site to utilise these roads over Victoria Viaduct. The 
one way system would also minimise two-way use on the central section of Bush 
Brow. I concur with the Highway Authority’s view that the 52 space increase in 
car parking capacity at this site from 38 to 90 spaces, and associated 
change/alteration in pattern of usage, does not sufficiently increase usage of this 
road to make changes within it necessary. It is also noted that the applicant has 
indicated they will monitor the situation on Bush Brow and will review whether a 
Traffic Regulation Order is needed once the proposed car park has been 
operational for a period.

7.17 This level of anticipated additional trip generation is unlikely to result in any 
unacceptable impacts upon the surrounding road network that could be classed 
as severe, and therefore the proposal is judged to comply with Policy IP2 and 
paragraph 32 of the NPPF.  

Would the proposal have an unacceptable impact on the setting(s) of listed 
buildings? 

7.18 Proposals that could affect the setting of listed buildings and conservation areas 
must address the statutory considerations of the Planning (Listed Buildings and 
Conservation Areas) Act 1990 (the Act) as well as satisfying the relevant policies 
within the CDLP and NPPF. Section 66 of the Act imposes a legal obligation on 
Local Planning Authorities (LPAs) to have “special regard” to the desirability of 
preserving a listed building or its setting or any features of special architectural or 
historic interest that it possesses when considering applications. The Citadel 
Building is Grade I listed. Only 2.5% of all listed buildings are designated at this 
highest grade and this reflects the building’s exceptional heritage significance. 

7.19 Policy HE3 of the CDLP and the NPPF seek to preserve and enhance listed 
buildings and their settings. Policy HE3 expands upon this and states that 
development within the locality of a listed building should preserve or enhance its 
character and setting, and be sympathetic in scale, character and materials. The 
glossary of the NPPF establishes that the setting is the surroundings in which an 
asset is experienced. It expands that a heritage assets setting “is not fixed and 
may change as the asset and its surroundings evolve. Elements of a setting may 

http://www.legislation.gov.uk/ukpga/1990/9/contents
http://www.legislation.gov.uk/ukpga/1990/9/contents
http://www.legislation.gov.uk/ukpga/1990/9/section/66


 

make a positive or negative contribution to the significance of an asset, may 
affect the ability to appreciate that significance or may be neutral”. 

7.20 A Heritage Statement has been submitted in support of the application in 
accordance with Paragraph 128 of the NPPF. The submitted Heritage Statement 
provides a combined assessment of the significance of all heritage assets 
present and concludes that the area of the proposed development has low 
communal, aesthetic and historical value. 

7.21 The Grade I listed Citadel Building is of exceptional architectural, communal and 
historic value and is of national significance. The Grade II listed former Hospital 
Wing of the County Gaol and Gaol Walls are of regional importance and also 
have high aesthetic and communal value. Collectively, these three listed 
buildings/structures, as a whole, have high aesthetic, communal, evidential and 
historic value and resultantly have a great/high level of significance. The 
aesthetic and communal value of these assets is greatest from their front 
elevations – i.e. as viewed from the main public streets approaching the Citadel 
and passing through the gateway between the court towers (namely Botchergate, 
Court Square Brow, The Crescent and English Street) – where they provide a 
distinctive and striking entry into the city from the south. These streets are also 
considered to form the core and most important part of the setting of these listed 
buildings, the broad widths of these streets being designed to enhance the 
imposing presence of the citadel and contribute positively to the appreciation of 
these heritage assets as a gateway to the city. Similarly the communal and 
historic connections/associations would be greatest / most widespread from 
these vantage points.

7.22 The aesthetic value of the Citadel Building and Hospital Wing are lesser to the 
rear and modern extensions extending off these have further eroded this value. 
Limited public access to the rear yard areas also reduces their communal value. 
The land immediately to the rear of the Courts site which is proposed to be 
developed is assessed as making a positive but minor contribution to the setting 
and significance of these heritage assets, and ultimately adds little to how their 
significance is appreciated. Moreover it has a much lower sensitivity to change 
than the front elevations of these listed heritage assets.

7.23 The main viewpoints of the rear of the Courts site are from Bush Brow and 
Victoria Viaduct. With the Lonsdale and Lower Gaol Yard buildings removed, 
Paton House now forms a large isolated obstruction in views towards the Courts 
site’s heritage assets from Victoria Viaduct.  The proposal for a surface level car-
park would maintain open views of the adjacent heritage assets from the raised 
vantage point of Victoria Viaduct. Above ground car-park infrastructure has been 
kept to a minimum and sited so as to minimise their presence in views from the 
north-eastern limb of Bush Brow so as to not clutter and detract from views of the 
heritage assets from this near-view vantage point. 

7.24 I am satisfied that the proposed site infrastructure has been sympathetically 
planned-out and designed to minimise their visual impact. One example of this is 
the siting of the electric vehicle chargers so that they would not be seen in key 
views towards the rear of the Citadel Building and Hospital Wing (from the 
northern-limb of Bush Brow and Victoria Viaduct). A further example is the 
minimisation and variety of lighting units being deployed on the upper level and 
use of a colour and style that is sympathetic to the historic character of the area. 
Whilst the proposed surfacing materials and type of above ground infrastructure 
proposed do little to actively enhance the setting of these heritage assets, I 
consider that they do not result in an unacceptable degree of harm to the listed 



 

buildings or their setting.

7.25 I agree with Historic England’s analysis set-out in Section 5 of this report and 
share their view that the degree of harm of the scheme would be less than 
substantial, however, this is only acceptable on a temporary basis.  I find their 
position reasonable and agree that the design quality of this deliberately light-
touch interim scheme does not meet the high standards required for proposals 
adjacent to a Grade I listed building, and as such, I also conclude that the less 
than substantial degree of harm identified would not be acceptable upon a 
permanent basis. Accordingly, I am of the view that the heritage impact of the 
proposed scheme would only be acceptable on a temporary basis. In light of this, 
Historic England’s comments, and the long-term regeneration aspirations for this 
area, I consider that a five year temporary planning permission represents a 
reasonable short-medium time period for this proposal. 

Would the proposal have an unacceptable impact on the character and/or 
appearance of the City Centre Conservation Area?

7.26 Section 69 of the Act defines Conservation Areas as ‘’areas of special 
architectural or historic interest, the character or appearance of which it is 
desirable to preserve or enhance’’. Section 72 of the Act states that in 
determining a planning application within a conservation area, the LPA must pay 
special attention to the desirability of preserving or enhancing the character or 
appearance of the conservation area. In  South Lakeland DC v Secretary of State 
for Environment [1992] 2 AC 141 it was held that preserving the character or 
appearance of a conservation area can be achieved, not only by a positive 
contribution to preservation, but also by development that leaves the character or 
appearance of the area unharmed.

7.27 Policy HE7 of the CDLP and the NPPF and require development within 
conservation areas to preserve or enhance the special distinctive 
character/sense of place, appearance and setting of those buildings and sites in 
that area that make a positive contribution to its special architectural or historic 
interest. Paragraph 138 of the NPPF notes that not all elements of a 
Conservation Area will necessarily contribute to its significance as a heritage 
asset. Policy HE7 also explicitly states that “proposals to utilise vacant land for 
car-parking for interim or longer term use within conservations areas will be 
resisted except in exceptional circumstances”. Policy IP3 establishes that 
proposed car parking provision that would have a significant adverse impact 
upon the character of an area will be resisted.

7.28 The Carlisle City Centre Conservation Area includes the original historic 
settlement of Carlisle and a large number of buildings of historic merit. This 
Conservation Area was originally designated in 1986 and amended (extended) in 
2009. It was removed from Historic England’s Heritage at Risk Register in 2014. 

7.29 The assessment of significance set out in preceding assessment on nationally 
listed heritage assets is considered to also be relevant and applicable to that of 
the Conservation Area. Further to this it is noted that the application area is not 
an active frontage within the conservation area and has historically contributed 
little to the wider public environment / street-scene. 

7.30 The existing office use imbued the open areas to the rear of the courts with a 
transient character. The 38 car parking spaces present resulted in an intensive 
parking usage characterising the limited open spaces around/beneath the now 
demolished buildings. This was typified by the double-banked/stacked parking 

http://www.legislation.gov.uk/ukpga/1990/9/section/69


 

arrangement present to the southern side of the lower gaol yard area and the 
then enclosed nature of the internal road. Consequently, I consider that the 
application area contributes little to the significance of this designated area. 

7.31 The land that is the subject of this application is relatively discrete and not 
particularly prominent within the wider Conservation Area, being distant and 
hidden from the main active frontages, and as such this car-parking proposal 
would not detract from the character or appearance of the street-scene.

7.32 The proposal would not alter the existing transient nature of this rear yard area. 
Though it would lead to some minor intensification in usage, I consider that the 
proposed use would not generate a significant increase in traffic movements that 
would be prejudicial to the character of this part of the conservation area.  In my 
view the use of the land for public car-parking would represent a relatively minor 
visual intensification of its current office parking usage. The provision of surface 
car-parking maintains the openness of this area of land and as such would serve 
to preserve the newly opened-up views of the adjacent listed heritage assets 
which are key features that contribute positively to the areas character and 
appearance. The maintenance of the current upper and lower level ground level 
split minimises the amount of car parking present in the upper level which is 
arguably the most sensitive part of this rear area due to its proximity to the 
Citadel Building. The amount of car parking spaces in the upper area would only 
increase by one space. 

7.33 The type of lighting units described seem as though they would be suitable for a 
conservation area and broadly in-keeping with that present on English Street. A 
condition is proposed require approval of their detailed design so as to ensure 
this is the case. A condition is also proposed to seek the maintenance/restoration 
of the existing areas of setts to the upper level. 

7.34 Turning to the clause of Policy HE7 that requires exceptional circumstances to 
justify proposals for parking uses in Conservation Areas; it is considered that two 
factors provide the exceptional circumstances required. The first is the 
designation of this land as part of the Citadel Redevelopment Opportunity Area. 
The designation of a city-centre area for regeneration is a relatively rare and 
special measure. To achieve the objectives of Policy SP4 for the Citadel 
Redevelopment Opportunity Area it is recognised that time is needed to clear 
land, co-ordinate land-assembly, develop proposals, secure funding and to 
implement them and that this may require a pragmatic and phased approach. 
This proposed low-key usage maintains the open and fundamentally unbuilt-on 
condition of this application area and prevents it from falling into disuse and prey 
to urban decay. As such temporary car-parking provides an active meanwhile 
use that does not prejudice Policy SP4’s long-term ambition to secure high-
quality reuse and redevelopment of buildings and land for a mix of uses which 
could act as a catalyst to enhance the vitality and viability of the southern extent 
of the City Centre. The second factor is the existing and projected level of acute 
demand/need for railway station car parking anticipated over the next 3-5years 
that would place exceptional pressure upon the existing Court Square pinch-
point. As such this site would provide essential additional capacity whilst a 
permanent additional railway car-parking site is progressed.

7.35  In light of the above I am of the view that the proposed use and development 
would leave the character and appearance of this particular small part of the 
conservation area largely unchanged and ultimately unharmed. In reaching this 
view the lower value of this “rear” yard area to the appearance and character of 
the conservation area has been a key factor. 



 

Other Material Considerations

Potential for direct impacts upon Heritage Assets including Archaeological 
Assets

7.36 The provision of a buffer-strip of red sandstone chippings alongside the Gaol/City 
walls ensures that no surfacing materials would be physically attached to these 
heritage assets and as such I am satisfied that the proposed surfacing treatment 
would not directly impact or harm these heritage assets. Similarly, no lighting or 
other ancillary infrastructure would be attached to any of the listed buildings. 

7.37 The land beneath the demolished building foundations and existing hard-
surfacing around these has the potential to provide significant archaeological 
evidence of past human activity dating back to up to two millennia. The scheme 
has been sensitively designed in light of this with the new drainage and electrical 
infrastructure proposed being of shallow design that should not extend beyond 
the sub-base of existing foundations or surfacing. A condition is proposed to 
agree the detailed design of the drainage and electrical infrastructure to ensure 
this is the case. It is also noted that the provision of new impermeable surfacing 
across the site has the benefit of minimising water damage to any potential below 
ground archaeological remains. Consequently I am satisfied that the proposals 
would not cause harm to any potential assets of archaeological interest and 
therefore complies with Policy HE2. 

Surface Water Drainage

7.38 The proposed drainage strategy’s incorporation of an area of permeable paving 
with granular attenuation and a filter drain beneath this within the footprint of the 
Lonsdale building’s concrete sump would provide betterment on this site in terms 
of surface water management (providing additional storage and pre-treatment). 
The Lead Local Flood Authority is satisfied with the strategy and it is proposed to 
carry forward their proposed conditions to ensure the detailed design of the 
drainage scheme is acceptable and to secure its maintenance. In light of the 
above, the proposal is considered to comply with Policy CC5. 

Lighting

7.39 I am satisfied that the proposed lighting scheme for the site strikes the balance 
between providing an appropriate degree of illumination to enable a safe and 
secure car-park environment whilst minimising unnecessary overspill. A condition 
is proposed to obtain the detailed design of the lighting units so as to ensure they 
are sympathetic to the heritage value of the area. 

Site Layout, Pedestrian Movements & Accessibility

7.40 Policy IP3 establishes that parking provision should priorities more sustainable 
modes of travel and will be required to be well designed, safe and appropriate for 
the street scene. The accessibility needs of more vulnerable people have been 
taken into account in the site layout, with blue-badge parking bays being 
provided in closest proximity to the city centre. Development Control and 
Management Officers have worked with the applicant to improve pedestrian 
routes through the site. The proposed site layout uses existing access points and 
promotes sustainable vehicle technology. It also prioritises cycle users by placing 
them in closest proximity to the site entrance and city centre. I am therefore of 
the view that the site layout appropriately prioritises more sustainable modes of 
travel, provides a safe and appropriately design layout and would not impact 
upon the street-scene and therefore complies with the requirements of Policy 



 

IP3.

Amenity impacts

7.41 The undertaking of the redevelopment of this site has the potential to create 
adverse impacts outside the confines of the courts site in relation to the potential 
for generation and emission of dust and noise. The majority of neighbouring 
buildings are in commercial use and are not considered to be high sensitivity 
receptors. The majority of works and parking activity would take place within the 
lower gaol yard area and is therefore some 3-4m lower than the surrounding 
land-uses and are enclosed by the city walls and Patton House, with the west 
coast mainline railway in close proximity. The proposed internal speed limit would 
also reduce motor-vehicular noise. Consequently I consider that neither the 
construction nor operational phase would result in any level of noise that would 
significantly affect local amenity. Conditions are proposed limiting the permitted 
hours of working during the construction phase and to cover any encounter with 
hitherto unsuspected contamination during the operations to demolish the 
building. In light of these proposed conditions it is considered that the proposed 
undertaking of the development would not adversely affect local amenity. 
Consequently the proposal is considered to comply with Policy CM5 of the 
CDLP.

Crime Prevention

7.42 Policy CM4 seeks new development to make a positive contribution to creating 
safe and secure environments by integrating measures for security and 
designing out opportunities for crime. The majority of the site shall attract good 
levels of natural surveillance from users around Bush Brow and Victoria Viaduct. 
The proposed lighting has been designed in accordance with the relevant 
standard to provide appropriate lighting levels for a car park. Street lighting on 
the surrounding streets would also provide further illumination. The applicant 
reports that they will look at anti-theft measures for motorcycles and parking 
meters at the detailed design stage. Should anti-social misuse occur then the 
applicant will review whether the existing gates will need to be shut and locked 
between particular times and whether CCTV coverage should be provided. This 
is considered a reasonable approach given the short to mid-term use proposed. 
In light of the above the proposal is considered to comply with Policy CM4. 

8.0 CONCLUSION

8.1 This proposal is a finely balanced matter as it does not easily fit with the 
immediate objectives of Policies SP4 and HE7. However this proposal would 
provide an active and beneficial interim use for an area of city centre land that is 
tucked-away from the primary street network and their frontages and would avoid 
the undesirable situation of the land becoming a derelict gap site whilst plans for 
the Citadel Redevelopment Opportunity area are progressed. Rather than leave 
the land in a sterile state, I believe that there is sufficient merit in using the land 
for parking until the long term future is assured, and that the interim use would 
result in a small positive impact upon the current fallow condition of the site. 

8.2 As designed, the proposal would only be acceptable for a temporary short to 
medium term five year period whilst work to explore and deliver the aspirations of 
Policy SP4 to revitalise this area are progressed. A temporary planning 
permission is considered the best mechanism to ensure the proposed use would 
not prejudice the ability to deliver a comprehensive and strategic development in 
the longer term, whilst allowing a short to medium term beneficial use of the site.



 

8.3 I am satisfied that the applicant has demonstrated a reasonably pressing need 
for and benefit of providing additional parking capacity to the southern side of the 
city centre in proximity to the railway station and that the level of capacity 
proposed to be created in this location would not adversely impact the 
surrounding highway network. 

8.4 I consider that whilst there is a degree of harm to the setting of the adjacent listed 
buildings, this degree of harm is acceptable provided that the use is only 
permitted upon a temporary basis. I am also of the view that the proposed 
change-of-use would result in minor level intensifications in vehicular 
presence/traffic from the existing use and as such would not harm the character 
or appearance of this hinterland part of the conservation area during this 
temporary period. This proposal represents a low-key interim use that would 
effectively safeguard this land for future redevelopment in line with the 
aspirations of Policy SP4. The longer-term strategic regeneration objectives for 
this land and acute need for additional train station parking capacity in the short-
medium term are considered to present the exceptional circumstances envisaged 
in Policy HE7 and which override Policy HE7s’ resistance of the use of vacant 
land for parking within conservation areas. In reaching these conclusions I have 
had regard to the statutory requirements to have “special regard” to the 
desirability of preserving listed buildings and their settings and the character and 
appearance of conservation areas. 

8.5 In summary, it is considered that the proposal can only be found in accordance 
with the local development plan if it is permitted on a temporary basis. There are 
no material considerations that indicate the decision should be made otherwise 
and with the planning conditions proposed, any potential harm would be 
reasonably mitigated.  It is therefore recommended that this application be 
granted subject to conditions.

8.6 Human Rights: Given the nature and purpose of the proposed development no 
Convention Rights as set out in the Human Rights Act 1998 would be affected. 

Dominic Donnini
Executive Director of Economy and Infrastructure

Contact: Mr Edward Page

Electoral Division: Currock ED – Cllr Reg Watson

Adjacent Electoral Division: Castle ED Cllr Alan McGuckin



 

Appendix 1
Ref No. 1/18/9003

Development Control and Regulation Committee – 11 July 2018

Appendix 1 - PROPOSED PLANNING CONDITIONS

Time Limit for Implementation of Permission
1. The development and use hereby permitted shall be begun before the expiration 

of three years from the date of this permission.

Reason: To comply with Section 91 of the Town and Country Planning Act 1990 as 
amended by Section 51 of the Planning and Compulsory Purchase Act 
2004.

Temporary Time Limit for Use
2. The public car-parking use hereby permitted shall be for a temporary period 

only, expiring on 11 July 2023 by which time the use shall have ceased.

Reason: To ensure the development does not prejudice the realisation of the 
comprehensive rejuvenation of the Citadel Redevelopment Opportunity 
Area in line with Policy SP4 of the Carlisle District Local Plan 2015-2030 
(CDLP) which was adopted on 8 November 2016.

Because the scheme design does not meet the high standards required for 
proposals adjacent to a Grade I listed buildings, and as such, the degree 
of harm resulting would not be acceptable upon a permanent basis.

Approved Scheme

3. The development hereby permitted shall be carried out, except where modified 
by the conditions to this permission, in accordance with the following: 

a. Design and Access Statement – Rev.1 – dated April 2018;
b. Design and Access Statement Addendum – Materials, Signage, Lighting 

and Machinery;
c. Planning Statement - dated April 2018;
d. Lighting Statement - dated April 2018;
e. Transport Statement - Rev.02 – dated 9 May 2018;
f. Plans named and numbered:

i) Location Plan - CRD-CAP-GEN-99-DR-Z-0001-Rev. P03;
ii) Proposed Car Park Layout (and Typical Section) - CRD-CAP-GEN-99-

DR-C-0001-Rev.P05 
iii) Proposed Drainage Strategy - CRD-CAP-HDG-99-DR-C-0001-

Rev.P05; 
iv) General Management - CRD-CAP-HGN-99-DR-C-0003-Rev.P05;
v) Proposed Car Park Lighting - CRD-CAP-HLG-99-DR-C-0001-Rev.P03;

g. The details or schemes approved in accordance with the conditions 
attached to this permission. 

Reason: To ensure the development is carried out to an approved appropriate 
standard and to avoid confusion as to what comprises the approved 
scheme.

http://www.carlisle.gov.uk/planning-policy/Adopted-Plans/Carlisle-District-Local-Plan-2015-2030


 

PRE-COMMENCEMENT OF DEVELOPMENT CONDITIONS

Structural Assessment and Report on the Retaining Walls
4. No development shall take place until a structural survey of the retaining walls 

has been undertaken by an appropriately qualified civil engineer and a report on 
this submitted to and approved in writing by the County planning authority.
The development shall be carried out in accordance with any recommendations 
provided within the approved report.

Reason: To demonstrate that the retaining wall is structurally sound so as ensure 
the stability and safe use of the land in line with Paragraph 109 of the 
National Planning Policy Framework and Policy CM5 of the CDLP.

Upper Level Paving Setts and Flags Survey and Surfacing Scheme
5. No development shall take place until a detailed survey assessing the condition 

of the paving setts and flags on the upper level has been undertaken and its 
results and a scheme for the surfacing of this area have been submitted to and 
approved in writing by the County planning authority. The survey shall include a 
plan, photographs and a written assessment of the various areas of 
paving/surfacing. The surfacing scheme for the upper level shall seek to retain 
and repair/restore areas of paved setts as far as is reasonably practical.
The upper-level of the site shall thereafter be surfaced in accordance with the 
approved scheme.

Reason: So as to seek to preserve elements of surfacing that contribute to the 
character and appearance of the conservation area and the setting of 
listed buildings in accordance with policies HE3 and HE7 of the CDLP.

Detailed Drainage Scheme
6. No development shall take place until a detailed drainage scheme that is line 

with the Proposed Drainage Strategy (Drawing No. CRD-CAP-HDG-99-DR-C-
0001-Rev.P05) has been submitted to and approved in writing by the County 
planning authority. The scheme shall:

a) provide full engineering details of the site’s proposed drainage including 
detailed plans of drainage arrangements;

b) explain how the design prevents any adverse impact upon any potential 
assets of archaeological interest or listed heritage assets;

c) explain the measures to prevent surface water from discharging from the site 
onto Bush Brow;

d) demonstrate that the drainage scheme will not increase flood risk outside the 
development boundary;

e) explain how it meets the requirements of the Sustainable drainage systems: 
non-statutory technical standards (March 2015);

f) provide detail of how the drainage scheme shall be maintained and managed 
after completion.

The development shall be carried out in accordance with the approved scheme.

The site shall not come into use until the drainage scheme has been constructed 
in accordance with the approved details and is operational. The development 
shall be completed, maintained and managed in accordance with the approved 
details thereafter.



 

Reasons: To providing additional storage and pre-treatment of surface water so as 
to decrease surface water flood risk in the area and improve the quality 
of water discharging from the site in accordance with Policy CC5 of the 
CDLP. To ensure the surface water system continues to function as 
designed.

To ensure that new drainage infrastructure provided on site does not have 
an adverse impact upon heritage assets in line with policies HE2, HE3 
and HE7 of the CDLP.

Access Road Specification
7. No development shall take place until a detailed specification for the internal 

access road has been submitted to and approved by the County Planning 
Authority.
The access road shall thereafter be constructed in accordance with the 
approved specification.

Reason: In the interests of highway safety. 

Detailed Electrical Servicing Scheme
8. No development shall take place until a detailed electrical servicing scheme has 

been  submitted to and approved in writing by the County planning authority. 
The scheme shall provide full details of the route and depth of all electrical 
cabling on site and demonstrate that it shall not adversely impact upon any 
potential assets of archaeological interest, listed heritage assets or the character 
or appearance of the conservation area.

The development shall be carried out in accordance with the approved scheme.

Reasons: To ensure that electrical servicing of site infrastructure does not have an 
adverse impact upon heritage assets in line with policies HE2, HE3 and 
HE7 of the CDLP. 

Construction Vehicle Accommodation During Construction
9. No development shall take place until  a plan or plans showing adequate land 

reserved for the parking, unloading and manoeuvring of vehicles engaged in 
construction operations on the site (i.e. clear of the highway) has been  
submitted to and approved in writing by the County planning authority.

Once approved the reserved land shall be kept available for their specified use 
as specified in the approved submission until completion of the construction 
works.

Reasons: The carrying out of this development without the provision of these 
facilities during the construction work is likely to lead to inconvenience 
and danger to road users.

Construction Traffic Management Plan
10. No development shall take place until a Construction Traffic Management Plan 

(CTMP) has been submitted to and approved in writing by the County planning 
authority. The CTMP shall include details of: 
a) pre-construction road condition established by a detailed survey for 



 

accommodation works within the highways boundary conducted with a 
Highway Authority representative; with all post repairs carried out to the 
satisfaction of the Local Highway Authority at the applicants expense;

b) cleaning of site entrances and the adjacent public highway;
c) The measures and the required frequency of treatment to ensure the site 

entrances and the adjacent public highway are kept clean and free from any 
debris and materials which could be deposited or tracked by vehicles exiting 
the site;

d) the sheeting of all HGVs taking spoil to/from the site to prevent spillage or 
deposit of any materials on the highway;

e) construction vehicle routing;
f)  the management of junctions to and crossings of the public highway and 

other footways;
g) surface water management details during the construction phase.

Construction works shall be carried out in accordance with the approved CTMP. 

Reasons: The carrying out of this development without the provision of the CPTM 
during the construction work is likely to lead to inconvenience and 
danger to road users.

DETAILS REQUIRED TO BE AGREED PRIOR TO THEIR PROVISION

Stairway Details
11. No stairway shall be installed on site between the two levels until details of the 

proposed design and materials of the stairway have been submitted to and 
approved in writing by the County planning authority.
The stairway shall thereafter be provided in accordance with the approved 
details prior to the commencement of the use of the site as a public car park.

Reason: To ensure the lighting units are appropriate and sympathetic to the 
Conservation Area and setting of the nearby listed buildings in line with 
policies HE3 and HE7 of the CDLP.

Details of Lighting Units
12. No lighting shall be installed on site until details of the proposed design of all 

lighting units have been submitted to and approved in writing by the County 
planning authority.
The lighting shall thereafter be provided in accordance with the approved details 
prior to the commencement of the use of the site as a public car park.

Reason: To ensure the lighting units are appropriate and sympathetic to the 
Conservation Area and setting of the nearby listed buildings in line with 
policies HE3 and HE7 of the CDLP.

Details of Vehicle Restraints
13. No Vehicle Restraints shall be installed on site until details of their proposed 

design have been submitted to and approved in writing by the County planning 
authority.
They shall thereafter be provided in accorance with the approved details prior to 
the commencement of the use of the site as a public car park.



 

Reason: In the interests of the character and appearance of the Conservation Area.

Details of Parking Meters and Electric Vehicle Charging Units
14. No Parking Meters or Electric Vehicle Charging Units shall be installed on site 

until details of their proposed design have been submitted to and approved in 
writing by the County planning authority.
They shall thereafter be provided in accorance with the approved details prior to 
the commencement of the use of the site as a public car park.

Reason: In the interests of the character and appearance of the Conservation Area.

Details of Raised Kerb Islands
15. No raised kerb islands shall be constructed until details of their proposed 

design/surfacing have been submitted to and approved in writing by the County 
planning authority.
They shall thereafter be provided in accorance with the approved details. 

Reason: In the interests of the character and appearance of the Conservation Area.

CONSTRUCTION PHASE

Construction Sequence – Construction Vehicle Accommodation
16. The approved access and parking/turning requirements for construction traffic 

shall be substantially met before any other development work commences on 
site so that constructional traffic can park and turn clear of the highway.  

Reasons: The carrying out of this development without the provision of these 
facilities during the construction work is likely to lead to inconvenience 
and danger to road users.

Hours of Construction Operations
17. Construction operations shall only take place except between the hours of 

08.00am and 18.00pm Monday to Saturday (excluding Bank and Public 
Holidays). No construction operations shall be carried out on Sundays or public 
and/or bank holidays.

Reason: In order to protect local amenity.

Encounters with Unsuspected Contamination
18. In the event that contamination is found on site during the construction phase it 

must be reported in writing within three working days to the County Planning 
Authority and any further construction works shall cease until such time as an 
investigation and risk assessment has been carried out. If the investigation and 
risk assessment identifies contamination a remediation scheme shall be 
prepared and submitted to and approved in writing by the County Planning 
Authority. The approved remediation shall thereafter be carried out in full. 

Reason: To ensure that site workers are not exposed to the unacceptable risks from 
contamination during construction.



 

PRE-COMMENCEMENT OF USE CONDITIONS

External Finish to the Retaining Walls
19. No use of the site for public car-parking shall take place until details of the 

proposed external finish to the concrete retaining walls shown on the Proposed 
Car Park Layout Plan (Drawing No. CRD-CAP-GEN-99-DR-C-0001-Rev.P05) 
have been submitted to and approved in writing by the County planning 
authority.
The external finish approved shall be applied either within three months of the 
date of their written approval or prior to the commencement of the use, 
whichever is the latest. 

Reason: To soften the appearance of the concrete retaining walls in the interests of 
the character and appearance of the Conservation Area and visual 
amenity and in accordance with policy HE7 of the CDLP.

Minimum Level of Surfacing to Enable Use
20. No use of the site for public car-parking shall take place until the access road 

has been constructed of a bound material for an extent of at least 15m inside the 
site as measured from the highway boundary in accordance with the approved 
access road specification.

Reason: In the interests of highway safety. 

OPERATIONAL REQUIREMENTS / RESTRICTIONS

Access/Egress
21. Vehicular access to and egress from the site shall only take place in line with the 

one-way system described within the application and shown on the plan named 
and numbered ‘Proposed Car Park Layout - CRD-CAP-GEN-99-DR-C-0001-
Rev.P05’ unless otherwise agreed by the County Planning Authority.

Reason: In the interests of highway safety. 

Access Gates
22. Access gates shall be hung and or maintained to open inwards only – i.e. away 

from Bush Brow. 

Reason: In the interests of highway safety. 
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