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1.0 Minor error in report  

1.1 In paragraph 1.1 of the committee report 61 Sedbergh Drive should be corrected to 

read 61 Scafell Drive.  

2.0 Late Representations 

2.1. Response from Kendal Town Council: 

2.2. We object to the extension on the front of the property and raise significant 

concerns how the building can be practically constructed at the side of the property 

given the closeness to the neighbouring property. The front extension is not in 

keeping with the character and appearance of this row of dwellings and has 

potential detrimental effects on the privacy of neighbouring properties. In addition, 

there is insufficient net biodiversity gain in this application. 

2.3. Response from Planning Officer: 

2.4. No. 61 Scafell Drive is a link detached property, but the proposed extension falls 

within the land ownership of the applicant. Whilst there may be party wall issues or 

construction access requirements that the applicant may need to address, these 

are civil legal matters rather than a material planning consideration. It is noted that 

there are a number of similar side extensions on adjacent properties, namely No. 

51 (SL/2013/0008) and No. 59 (SL/2020/0693 – under construction) which may 

have raised similar civil legal matters. In this case the scale of development is such 

that a condition to mitigate construction impacts such as noise/dust would not be 

considered necessary.   

2.5. Front extensions have been successfully constructed on No. 53 (SL/2013/0155) 

and No. 57 (5881439) without detriment to the appearance of the dwellings or the 

street scene. They have also resulted in change to the original consistent character 

of these dwellings, such that the introduction of more variety can been seen as an 

acceptable feature of this part of Scafell Drive.  

2.6. There is a step in the building line between dwellings in the row and the separation 

created by the single attached garages means that there is no impact on privacy for 

neighbouring properties as a result of the extension. The separation distances 

between properties over the road are such that this would not result in any material 

change to existing privacy levels.  

2.7. The provision of a bird box and its location in the eaves is considered acceptable 

and in accordance with policy.  

2.8. In summary, the comments of the Town Council are noted, but it is considered that 

as similar schemes have been approved and constructed in the locality and the 

current scheme has been designed to minimize residential and visual impacts then 
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this proposal is acceptable. Whilst the provision of a bird box is a small biodiversity 

gain, it can in the context of this small scale of development, be considered 

acceptable.  
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1.0 Late Representations 

1.1. Since publication of the officers’ report we have received further representations 

from Kendal Town Council, Natural England and from three neighbours / third 

parties. These have all been published online and are summarized below along 

with additional officer comments as relevant. 

Kendal Town Council 

1.2. Kendal Town Council commented on the latest amendments to the scheme in two 

separate submissions: 07 October and 11 October 2021. Its comments of 11 

October, relating to the access to Beck Mills Farm, are included within the officers’ 

report, but the earlier comments were missed and are now reproduced in full below.  

1.3. Having offered no objections when the application was originally submitted in 

October 2019, the Town Council is now recommending refusal for the following 

reasons.  

This application is not acceptable in its current form.  

The visual impact of the site on the environs of Kendal should be mitigated 

with use of more sympathetic materials such as stone facings. The lack of any 

sensitive design makes it unacceptable in its current state in what is the 

liminal point between a rural and urban location. 

In addition, concerns that there are insufficient falls for adequate drainage and 

removal of surface water. The committee wish to see an adequate attenuation 

scheme to cover this and for this to be further consulted on. 

Equally, the Committee would like to see a plan for lighting that fully embraced 

the Dark Skies Policy of the Town Council. 

Net biodiversity gain must be actioned on this site regardless of anything 

actioned elsewhere at any separate sites. 

The Committee also had concerns about the lack of a satisfactory Dust, Noise 

and construction plan properly outlined. 

All of this speaks of an application which is not suited to this site and appears 

to be merely an off-the-peg design. 

Above all, changes need to be made that address both the specific issues of 

this site and its situation on the edge of Kendal with proper facing and design. 

Officer comments 

1.4. The issues raised in the Town Council’s latest submissions are all covered in the 

officers’ report.  
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1.5. Finding an acceptable solution for dealing with surface water has been the main 

reason behind the delay in bringing this application forwards. The latest publicity of 

the proposal was specifically seeking comment on the Flood Risk Assessment and 

Drainage Strategy Report submitted by the applicants in September. The lead local 

flood authority now has no objections subject to conditions.  

1.6. The sensitivity of the site and surroundings to light pollution is acknowledged. 

Conditions 13 and 29 seek to agree lighting schemes for the full and outline 

components of the proposal respectively, with a view to minimizing light pollution to 

the minimum necessary for the reasonable operation of the site. Conditions 11 and 

28 are proposed to minimize noise pollution and conditions 39 and 40 seek to 

establish regimes for construction management.  

1.7. Biodiversity net gain is to be achieved through a combination of on-site and of-site 

measures as explained in the officers’ report. Since publication of the report the 

applicants have agreed to bring forward a scheme for the delivery of the off-site 

measures before any development commences, not just before the outline element 

as is currently referred to in the officers’ report. The recommendation is updated 

accordingly – see below.  

 

Natural England 

1.8. Natural England has submitted further comments dated 12 October 2021, 

reinforcing the point that the proximity of the site to the Kent & Tributaries Site of 

Special Scientific Interest (SSSI) and River Kent Special Area of Conservation 

(SAC) means that conditions should be attached to any permission requiring: (1) 

details of a finalized surface water drainage report; and (2) a management plan for 

dealing with surface water during construction. Natural England has also reiterated 

an earlier point that it expects to see a finalized report addressing biodiversity net 

gain, species enhancements and proposals for associated ongoing management.  

Officer comments 

1.9. Further details of the surface water drainage scheme for the full element of the 

development are covered by conditions 14 – 17 (including a construction surface 

water management plan – condition 16) and conditions 30 – 33 for the outline 

element of the development including a construction surface water management 

plan – condition 32). These conditions are based upon recommendations from the 

lead local flood authority. 

1.10. As mentioned above, biodiversity net gain is to be achieved through a combination 

of on-site and of-site measures. Conditions are proposed to resolve the final detail 

of the on-site gains – condition 8 for the full element of the application and condition 

26 for the outline element. Since publication of the report the 
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applicants have agreed to bring forward a scheme for the delivery of the off-site 

measures before any development commences, not just before the outline element 

as is currently referred to in the officers’ report. The recommendation is updated 

accordingly – see below.  

 

Beck Mills Farm 

1.11. The occupant of Beck Mills Farm has made further representations, reinforcing 

earlier concerns about the potential for the new roundabout to compromise use of 

an existing agricultural access on the east side of the A6. Members noted the 

position of this access at last week’s site visit. The latest comments from Beck Mills 

Farm also raise concerns that: (1) the existing agricultural access does not appear 

on all of the plans; and (2) the local highway authority does not appear to have 

commented on the suitability and safety of the proposed roundabout.  

1.12. On 21 October the occupant of Beck Mills Farm made the following addition 

comment (beginning with an unattributed quote) : 

“The Kia Dealership may have an impact on the Norther Relief Road (NRR) 

and vice versa. As potential routes for NNR are now being further developed 

we consider that any applications on the west side of the A6 should only be 

considered when a final route for the NRR has been determined and finalised. 

For this reason I would argue that application 2019/0743 should be rejected or 

deferred until the route of the NRR is finalised.” 

Officer comments  

1.13. The local highway authority has been asked to consider specifically the retained 

access to Beck Mills Farm (and Summerhow, discussed further below) and it raises 

no objection to the proposal. In its latest comments (24 September) it is 

recommending that the application can be approved with conditions. All of the plans 

now show the agricultural access in question. It was missing from earlier versions of 

the Proposed Site Layout, but is now shown on Revision C, received 21 October.  

1.14. The applicants have now also supplied a tracking drawing showing how a tractor 

and trailer would navigate in and out of the access before and after construction of 

the roundabout. This is shown on drawing HT1324.1.114 P01, which was received 

on 22 October and is published online. Given the existing situation the tracking line 

crosses the verge for both access and egress, assuming in each case that vehicles 

do not swing out into the northbound traffic lane. Existing tyre marks in the verge 

adjoining the access bear this out. The roundabout overcomes this issue by 

providing: (1) a wider sweep for vehicles approaching from the north; and (2), a new 

hardened radius (based upon the tracking geometry) for vehicles leaving in a 

southbound direction. The wider sweep is achievable because 
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the main road balloons out from the eastern verge at the northern entrance of the 

roundabout, as one of the measures to reduce the speed of traffic approaching the 

junction (which will also include a proposed extension northwards of the 30mph 

limit). Therefore through a combination of speed reduction and improved geometry 

the revised agricultural access arrangement will be safer and more convenient to 

use than at present.   

1.15. Turning to the point about the Northern Relief Road, The Kendal Strategic 

Transport Infrastructure Study (completed in 2017) identified a Northern Access 

Route as the preferred strategic transport investment scheme for the town, albeit 

acknowledging that in order to solve Kendal’s transport and infrastructure 

challenges a number of other highway improvements would be needed in the town 

centre, together with improvements to cycling and walking infrastructure. 

1.16. The County Council now has funding from the Department of Transport to prepare 

an Outline Business Case for a Kendal Northern Access Route which will refine 

route options. However as things stand there is no safeguarded route or 

safeguarding policy which would justify the restriction of development on an existing 

allocated development site. The local highway authority has been closely involved 

in refining the details of the current application since it was first submitted in 2019 

and has never raised a concern in respect of any impact on potential options for a 

Northern Access Route. 

 

Summerhow House 

1.17. The occupant of Summerhow House has expressed similar misgivings about the 

roundabout, concerned that it is too close to the entrance of the private drive 

serving Summerhow House and three other dwellings. Members will have noted the 

position of this access at last week’s site visit, located on the east side of Shap 

Road, approximately 50 metres north of the Beck Mills Farm agricultural access. 

The concern from Summerhow House is that the roundabout is too close and is 

likely to restrict access and “could be dangerous because cars could in effect be 

coming from 3 directions.”  

Officer comments 

1.18. As with the private access to Beck Mills Farm, the local highway authority has been 

asked to give particular consideration to the likely impact of the proposals on the 

private access to Summerhow House and Summerhow Cottages. And it’s response 

has been no objection. In combination with associated proposals to extend 

northwards the existing 30mph speed limit the local highway authority sees the 

roundabout as an important measure in its efforts to reduce traffic speeds on this 

stretch of Shap Road.  
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1 Summerhow Cottages 

1.19. The occupant of Summerhow Cottages has submitted a further representation 

dated 17 October 2021. To a large extent this mirrors comments made in an earlier 

representation received 29 September 2019, but is now prefaced with an 

introduction challenging the wisdom of developing a green field site given the 

current climate emergency and the ongoing threat to biodiversity. Other comments 

relate to: the unacceptable levels of traffic the development will generate; 

compromised highway safety; loss of privacy; noise and disturbance; the 

inappropriate scale of the development; the unacceptable design; the 

incompatibility of the proposed uses given the predominantly rural character; the 

adverse effect on the appearance of the locality; and the questionable balance of 

the jobs that will be created against the loss of historic farmland.  

Officer comments 

1.20. The points made in this letter are all addressed in the officers’ report. It is 

acknowledged that the site is currently a green field occupying a prominent position 

at the northern gateway to the town along the A6 and that the proposed 

development will have a marked impact on the established character of the area. 

But the site has been allocated for industrial development since 2013 and that 

establishes an important baseline against which many of the listed impacts have 

been assessed.  

2.0 Recommendation 

Biodiversity net gain  

2.1. The proposal includes a commitment to achieving a biodiversity net gain of at least 

10%. Natural England is satisfied that by incorporating the recommendations of the 

submitted Biodiversity Statement the full component of the scheme can achieve an 

appreciable on-site gain, the details of which will be refined by an ecological 

strategy document to be submitted in compliance with condition 8.  

2.2. Assessing the likely gain from the outline component of the scheme is more difficult 

given the greater uncertainty over when, or even if, this will come forward. 

Nevertheless, Natural England is confident that a gain can be achieved by 

incorporating enhancement proposals to three additional off-site areas of land 

nearby, in addition to any on-site gains that can be achieved via condition 26. This 

is the objective behind the section 106 clause currently recommended at paragraph 

7.1 a. i. of the officers’ report.  

2.3. In further discussions with the applicants it has now been agreed that the scheme 

required by this obligation will be submitted before any development commences, 

rather than before commencement of development of the outline 
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component as currently appears in the published recommendation. This opens up 

the possibility of the off-site gains being delivered earlier. To reflect this change the 

recommendation is amended so that the proposed obligation referred to in 

paragraph 7.1 a. i. now reads: 

No development shall commence until a scheme demonstrating an associated 
minimum 10% biodiversity net gain (from the baseline conditions of the 
application site), incorporating the three off-site parcels of land contained with 
the submitted Biodiversity Statement, has been submitted to, and approved in 
writing by, the local planning authority. The biodiversity net gain shall be 
calculated using Natural England’s Biodiversity Metric 3.0, or such other 
Metric as shall have been adopted in its place by the time the scheme is 
submitted. The scheme must include: (1) a timetable for implementing the 
proposals; and (2) proposals for the management in perpetuity of any areas 
contributing to the overall biodiversity net gain. 
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