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Summary 

SL/2022/0355 

PARISH: Allithwaite and Cartmel    

Barn Hey Farm, Flookburgh Road, Allithwaite, Grange-over-Sands 

PROPOSAL: Erection of 37 dwellings and associated works (Resubmission of 

SL/2021/0027) 

APPLICANT: L&W Wilson (Higham) Ltd 

Grid Ref: E: 338269 N: 476287 

Committee date: 25th August 2022 

Case Officer: Liz Arnold 

The application has been called in by Councillor Gardner. 

Recommendation  

The recommendation is to refuse the application. 

The application is being presented to planning committee as Councillor Gardner has ‘called 

in’ the application.   

1.0 Description and proposal 

Site Description 

1.1 The application site comprises an area of agricultural land of approximately 1.43 

hectares, which is located on the western side of Allithwaite. The site is bounded by 

Locker Lane to the west and open fields to the north and east. To the south it adjoins 

the B5277 and wraps around a cluster of existing dwellings, which front the main 

road. Two of these dwellings, Barn Hey and Barn Hey Cottage are grade II listed 

buildings. In the north eastern section of the site there is a large existing barn, which 

is to be removed.  

1.2 There is an existing farm track, which transects the site, running from the junction of 

Locker Lane and the B5277 to the barn. The land slopes down from north to south.  

1.3 The majority of the site is located within Flood zone 1, however the south eastern 

corner is located within Flood zone 2. 

1.4 The majority of the site (approximately 77%) lies within the development boundary of 

Allithwaite and is a land allocation ‘Land rear of Barn Hey’ for residential purposes 

within Policy LA1.3 of the LADPD. However, there is a strip of 
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land to the north of approximately 19.5m in depth, decreasing to 5m where the land 

allocation went around the line of the existing barn. There is also an additional 

triangular area of land to the rear of the barn of between 6.2m to 28.2m in width. 

Proposal 

1.5 The proposal is for the erection of 37 dwellings, open space and associated 

community/highways infrastructure on land at Barn Hey, Allithwaite.  

1.6 The proposed dwellings will comprise a mixture of 1, 2, 3 and 4 bedroom homes. 

The dwellings are principally positioned to the north and at the end of the new cul-de-

sac with an additional cluster of 13 dwellings (11 two bedroom, two storey dwellings 

and 2 one bedroom flats) in the south-west section of the site, west of the existing 

dwellings. These 13 dwellings will represent the affordable element of the scheme. 

The proposed dwellings will be constructed of a mixture of render and natural stone 

walls and flat profile tiles/slates for the roofs.  

1.7 The proposal would be accessed via Locker Lane, which would be widened to 5.5m 

with a 2m wide footpath adjacent to the east of the road. A new access road to the 

development will then be created approximately 56m north of where Locker Lane 

and the B5277 road meet. The access road would then extend across to the site in a 

broadly easterly direction, culminating in a broad turning head.  

1.8 Dwellings in plots 14-37 will have their own driveway, with plots 14-20, 25 and 33-34 

benefitting from a single garage. Dwellings 1-13 will be served by a private driveway 

to the rear, which provides 24 space parking area for these dwellings. The plans 

indicate all the garages except for plot 20 will be fitted with an EV charging point and 

five EV charging points will be provided in the 24 space car park. 

1.9 Two areas of open space have been proposed for the site, one of these is within the 

south-west corner of the site to the front of the 13 affordable dwellings. The second 

public open space is to the rear of the crescent of affordable housing and between 

the access road and private driveway. These areas also incorporate attenuation 

ponds which for part of the drainage strategy. The total area of open space provided 

is approximately 1000sqm. 

1.10 A pedestrian access is shown on the proposed site plan to link the development to 

The Narrow, giving access to the main village. However, this lies outside of the red 

outline defining the site and is shown as landscaped and planted with shrubs in the 

submitted Landscaping Scheme. 

Consultations  

Environmental Health 

1.11 I note in the Construction Management Plan the general principles of construction 

management/site management are referred to, however 
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subsequent reference is made to site specific Method Statements and a Construction 

Environmental Management Plan to follow subject to planning consent. I have no 

concern with the information provided to date, however a condition is required for the 

submission of further details.  

1.12 I have reviewed the document entitled phase 1 and Phase II Geo-Environmental Site 

Assessment submitted and I find the document to be comprehensive and satisfactory 

for the proposed development. Any permission granted shall be in accordance with 

the recommendations made. 

1.13 I have reviewed the Noise report produced by Miller. I note that no noise survey has 

been undertaken, reportedly due to restricted traffic movements during the Covid 

pandemic and that data to inform the assessment has been sourced from DEFRA 

Daytime Road Traffic Noise Mapping. The noise mapping used does not consider 

noise from the B5277, which is a busy road servicing traffic from Allithwaite to 

Flookburgh. With consideration to the above, I do not feel the data in the Miller Noise 

report is reliable to conclude whether noise mitigation measures will be necessary. I 

therefore recommend a condition requiring the submission of an acoustic 

assessment is required. 

1.14 As this is a major application, consideration must be given to air quality issues. As 

per the National Planning Policy Framework (NPPF) (updated July 2021) air quality 

should be considered at the design stage and incorporate appropriate and effective 

mitigation. The air quality impact assessment can follow the procedures contained 

within the Institute of Air Quality Management (IAQM) Guidance entitled: ‘Land-Use 

Planning & Development Control: Planning For Air Quality’ (January 2017), available 

at: http://www.iaqm.co.uk/text/guidance/air-quality-planning-guidance.pdf  

1.15 To encourage the uptake of zero emission vehicles in efforts to reduce air pollution it 

is recommended a number of the parking spaces be installed with electric vehicle 

charging points. Cabling could be installed in the remainder of the parking spaces to 

allow for additional charging points to be installed at a later stage. 

1.16 Additional conditions for the compliance with construction hours, unexpected land 

contamination and external lighting details would be required. 

Arboricultural Officer 

1.17 I have reviewed the proposed plans for the Barn Hey site and when compared to the 

previously submitted scheme there is a greatly reduced quantity of tree planting.  In 

addition, the necessary removal of hedgerow for the road access and the field 

hedgerows removed for the scheme are not shown as replaced elsewhere within the 

site.  The landscaping plans and site layout plans do not match, tree planting is 

shown on the norther boundary on the proposed site plan ref 2148-10 rev V, but is 

not shown on soft landscaping plan by Yew Tree and Garden dated 11/01/2022 

Version 2. 

http://www.iaqm.co.uk/text/guidance/air-quality-planning-guidance.pdf
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1.18  It would appear to me that there is a net loss in hedgerows which would without 

explanation or mitigation through replacement planting which is not currently 

mentioned within the submitted information – result in a reduction of biodiversity 

value. 

Development Strategy 

1.19 Informal discussions with the Policy Specialist highlighted that there had been no 

written justification for the enlargement of the proposed development beyond the 

allocated site boundary and development boundary of Allithwaite. Although the 

Design and Access Statement advises that the application boundary has been 

reduced in line with the allocation boundary, this does not appear to be the case 

when the application is overlain with our allocation boundary. In the absence of any 

evidence to demonstrate why it is essential to develop in the open countryside, it is 

difficult to justify the necessity of straying outside development limits in policy terms. 

1.20 It is also noted that there appears to have been a significant reduction in landscaping 

proposals on the northern boundary and there still does not appear to be any 

demonstration of biodiversity net gain. 

1.21 It also appears that the footpath/bridleway link to the north connecting the site to the 

village has been removed. 

1.22 The proposed mix within the affordable housing of 50% rental and 50% shared 

ownership does not align with our affordable housing guidance for developers, which 

does not support all of the intermediate properties being shared ownership. 

Additionally we would expect First Homes to be incorporated in line with interim 

position statements and national policy. 

Street Scene Manager 

1.23 Street Scene has grave concerns over the increasing number and length of the cul-

de-sacs it is required to service in the area. The developer is reminded that Health 

and Safety Guidelines state that Waste Collection Vehicles should not be required to 

reverse in excess of 12 metres, and draws attention to MFS 6.8.2, 6.8.8 and 6.8.12 

1.24 The vehicle tracking showing and the swept path (reviewed 16th May 2022) appears 

to be fine. 

1.25 As there is little to no reference regarding provision for collection of waste and 

recycling and no mention regarding safe movement of bins and recycling equipment 

by residents and operatives, Street Scene wishes to know the half-moon section of 

road for numbers 1 to 12 be safe to access by Refuse and Recycling vehicles. If 

access is not suitable, Street Scene wishes to see areas, at each end of the half-

moon closest to the main road, for residents to present waste and recycling for 

collection. 
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1.26 In the collection of waste and recycling industry there are a disproportionately high 

number of injuries and fatalities. Therefore Street Scene requires the Developer to 

demonstrate giving due consideration to the way domestic waste and recycling will 

be safely collected after the development is completed. 

1.27 As a result early residential occupation and unsafe access, SLDC is receiving a 

disproportionate number of complaints regarding failed collections, the Developer is 

reminded Street Scene employees and vehicles are not required to enter 

developments still under construction. 

Conservation Officer  

1.28 The Barn Hey Housing Allocation site requires a sensitive scheme due to many 

factors, including the setting of the historic environment comprising grade II listed 

buildings and the local character and landscape. The previous reason for refusal on 

heritage grounds focused on the impact on Grade II listed Barn Hey Cottage and 

Barn Hey Farmhouse due to the extent of the development on higher ground, 

dominating the heritage assets. The harm was considered not justified with the 

absence of assessment of significance and impact. 

1.29 An archaeological desk-based assessment has been provided along with a Heritage 

Statement, which correctly assesses the significance of designated and non-

designated heritage assets and the level of harm caused by the proposal, which 

would be less than substantial, with the highest level of harm to Barn Hey 

Farmhouse (G.II) due to being a high point in the landscape and Damson Byre (non-

designated) due to being adjacent to the development. 

1.30 Whilst the site boundary and thus the extent of development has been reduced, a 

large number of houses are still proposed on much higher ground than the heritage 

assets. The sections provided in the application drawings give only a limited idea of 

the difference in heights between the heritage assets and proposed dwellings. 

However, it is clear that the dwellings to the rear of Barn Hey Farmhouse and 

Damson Byre are higher or of equal height, thereby accentuating the overbearing 

impact of development on higher ground on these heritage assets. The significance 

of this impact is the highest for Grade II Listed Barn Hey Farmhouse which 

prominence in the landscape would thus be compromised by the new dwellings. This 

is all the more harmful as the proposed house designs remain bland in comparison 

with the heritage context within which it sits and thus would not change the previous 

refusal’s assessment that they ‘are not considered to be of a particularly high quality, 

offer little in the way of architectural interest or identity, and lack any real sense of 

place’. The repetition of the same designs for groups of buildings in this 

resubmission is a further downgrade in streetscape quality. 

1.31 The proposal also harms the rural character of the area, which contributes positively 

to the setting of the heritage assets. The proposed dwellings at the bottom of the site 

do not follow the building line (as in the previous application) and are cramped even 

in comparison with the existing modern terraces. The layout of 



 

9 

the rear plots are of suburban character with winding roads, pavements, large 

driveways with garages and timber fencing, which do not fit the context of this 

informal rural settlement. The provision of greenspace consists only in ponds to the 

bottom corner and centre-west of the application site, which therefore do not mitigate 

the removal of open space. The houses are scattered all around the site, which 

therefore do not make the best use of the topography. There are little details on the 

proposed materials and therefore it is unclear whether they would reflect the local 

palette. 

1.32 In conclusion, the improvements presented in this resubmission are insufficient to 

address the reason for refusal of the previous scheme. There are some public 

benefits to the scheme in the provision of housing, minimal road network 

improvements, minimal provision of affordable housing and minor 

landscape/biodiversity improvements. However, these are unlikely to outweigh the 

harm caused to the heritage assets as there are less harmful alternatives possible 

and the submitted proposal has not justified why these have not been considered. 

Therefore, it would be contrary to Policy DM3 of the Development Management 

Policies Development Plan Document, Policy CS8.6 of the Core Strategy 

Development Plan Document and Paras 200 and 202 of the National Planning Policy 

Framework. 

1.33 The following improvements to the scheme are suggested in order to overcome the 

harms identified (non-comprehensive list): 

- The reduction in height of all dwellings so that none is higher than Barn Hey 
Farmhouse and Barn Hey Cottage. The creative use of various building types 
represented in the area is encouraged with a mix of low two-storey, one and a half 
storeys and single storeys, as well as split levels built in the slope 

- The relocation of dwelling to the south of the site as much as possible, with the 
highest part and outer edges left as gardens/green space and drainage attenuation 
ponds 

- The redesign of the layout so that the buildings along Flookburgh Road are in line 
with the existing buildings and no dwelling is facing  

- The reduction in the number of dwellings/units 
- The redesign of the dwellings to add interest and less repetition of styles 
- The redesign of the road layout with straighter sections, no raised kerbs, dry stone 

walls and hedges instead of fences 
- Details of materials to reflect the local palette 

 

Housing Strategy 

1.34 The application proposes 37 residential units comprising; 24 x market units ( 8 x 2 

bed units and 11 x 3 bed units and 5 x 4+ bed units) and 13 x affordable units (11 x 2 

bed units and 2 x 1 bed units).  



 

10 

1.35 The percentage of affordable homes proposed meets SLDC policy of 35% affordable 

housing on this site. However, please see tenure and size mix recommendations 

below.  

Choice Based Letting  

1.36 The Choice Based Letting register summarised below gives an indication of current 

need for low cost rentals in this local area but can also be used as an indication of 

low cost housing need generally (‘want’ figures are really what people wish for rather 

than need).  

Area choice and Need – Dec 21 

 

  
2b 
Need 

2b 
Want  GFF Bung FFF Mai House Accessible 

Allithwaite 3 5 1 3 0 0 3 0 

 

 

 

 

Total Need (1-5 
Bed) 

Total Want (1-5 
Bed) 

Allithwaite 10 9 

1.37 This suggests that there is a need for 10 low cost housing units in the area 

specifically albeit for low cost housing to rent but gives an indication of need for 

affordable housing generally in that area.  

SLDC Strategic Housing Market Assessment 2017 (SHMA) 

1.38 According to the SLDC SHMA, Allithwaite and Cartmel Parish is within the Cartmel 

Peninsula subarea, the SHMA suggests a net need of affordable housing of 12 per 

annum across the whole subarea. This development would go towards that figure.  

1.39 In terms of suggested housing mix (size of homes) the SHMA recommends the 

following;  

  
1b 
Need 

1b 
Want GFF  Bung  FFF Mai House Accessible 

Allithwaite 5 0 0 0 0 0 0 0 

  
3+b 
Need 

3+b 
Want GFF  Bung  FFF Mai House Accessible 

Allithwaite 2 4 0 1 0 0 4 0 
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 Market homes; 1 bed (0 – 5 %), 2 bed (35-40%), 3 bed (40-45%), 4 bed+ (15-20%).  

 Low Cost Home Ownership; 1 bed (15-20%), 2 bed (45-50%), 3 bed (25-30%), 4 

bed+ (5-10%).  

 Affordable rentals; 1 bed (30-35%), 2 bed (40-45%), 3 bed (15-20%), 4 bed+ (5-

10%). 

The current proposed mix does not reflect the mix percentages referred to in the 

SHMA. The SHMA suggests as above a more balanced approach. 

SLDC Tenure split 

Tenure Affordable requirements (including the new First 
Homes) 

Affordable rents 50% 

First Homes 25% 

Discounted sale/ shared 
ownership 

25% 

 

1.40 It is unclear on the current application the position of tenure split, the council will 

need reassurance as to this aspect.  

Countryside Access Officer 

1.41 There are no recorded public rights of way in the vicinity but I note that a new 

pedestrian path is to be provided to assist access to Locker Lane. Please see 

attached our planning guidance with regard to the specifications, which should be 

followed when installing a public footpath.  

Local Highway Authority and Local Flood Authority 

1.42 Changes in the design made to the previous application SL/2021/0027 seem 

acceptable. Layout has been amended and provides a more acceptable solution. 

Turning head on Road B seems more suitable and the swept path diagram now 

shows that there is adequate space for the waste and service vehicles to turn. 

1.43 The parking provision of 87 spaces is considered appropriate for the mix, size and 

number of houses. I also note that bin storage areas have been incorporated into the 

design.  

1.44 The gradients of the roads are all within the acceptable range for consideration of 

adoption. I do note that now it is designed to include permeable road construction.  

1.45 The site has good internal pedestrian permeability and has pedestrian linkage to the 

surrounding road network. Unfortunately, it is not possible to fit a formal pedestrian 

footway in via the Narrows but a pedestrian link has been made to the B5277 and 

since the development will increase the number of pedestrian movements and 

overall conflict, we suggest that some form of Traffic Calming / Local Road Safety 

improvement through the Narrows is required. Details of the 
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improvement are to be agreed with the Highway Authority and delivered through the 

S278 agreement (authorising the Developer to carry out the works, or possibly via a 

financial contribution made to the Highway Authority for it to deliver).  

1.46 It is disappointing that the previously proposed new footpath to the village centre is 

not included with this revised application. The existing route via Locker Lane is 

suitable for cyclists, albeit this is a steep route. 

1.47 The Locker Lane junction is currently outside the 30mph speed limit for the village 

and therefore this needs to be moved to incorporate the new development by 

imposing/extending the speed limit to the west of the crossroads. The speed limit will 

also need to be replicated/extended on the side roads accordingly to locations to be 

agreed with the Highway Authority. The process of doing this is via a Traffic 

Regulation Order (TRO) process and the applicant will need to liaise with our Traffic 

Team in the South Lakeland area.  

1.48 I am satisfied that the necessary 60m x 2.4m visibility splays can be achieved from 

the proposed junction onto Locker Lane and that the existing Locker Lane junction 

with the B 5277 is suitable for the increase in trips. Having reviewed the Transport 

Statement I am satisfied that the increase in traffic will not have a material impact on 

the existing highway network conditions nor cause an unacceptable road safety risk. 

Whilst the links to the village facilities and wider public transport network from the 

site are not brilliant, with the proposed improvements they are considered 

satisfactory in context of this rural location, bearing in mind the site's constraints.  

1.49 Please note that the applicant will need to enter into agreements with Cumbria 

County Council to deliver off-site highway improvements as discussed above 

and that these will be subject to further design and approval processes as 

necessary.  

1.50 The site is in Flood Zone 1 and therefore at a very low risk from fluvial flooding. 

However, the surface water flood maps show that there is a theoretical flood risk 

running through the site and to the north of the site along the line of the proposed 

footpath.  

1.51 Provided drainage strategy brings use of the SuDs in form of attenuation, soakaway 

and permeable surfacing for the roads and paving. Provided plans and calculations 

seems acceptable for this development. 

Historic Environment Officer 

1.52 The applicant has commissioned an archaeological desk based assessment of the 

site. The results indicate that the site lies in an area of archaeological potential, as 

Allithwaite was a focus for prehistoric activity. Two Bronze Age cremation cemeteries 

have been investigated in separate locations in advance of housing development in 

the village. Other prehistoric burial and earthwork remains are also recorded nearby. 

It is therefore considered that there is the potential for archaeological assets to 
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survive on site and that they will be disturbed by the construction of the proposed 

development.  

1.53 Consequently, I recommend that, in the event planning consent is granted, the site is 

subject to archaeological investigation and recording in advance of development. I 

advise that that this work should be commissioned and undertaken at the expense of 

the developer and can be secured through the inclusion of a condition in any 

planning consent. 

Environment Agency 

1.54 No response. 

NHS Commissioning 

1.55 The CCG has assessed the implications of this proposal on delivery of general 

practice services and is of the opinion that it will have a direct impact, which will 

require mitigation with the payment of an appropriate financial contribution. 

1.56 In order to comply with the NPPF and Regulation 122 of the CIL Regulations 2019 

development contributions must comply with three specific legal tests: Necessary to 

make the development acceptable in planning terms; directly related to the 

development and fairly and reasonably related in scale and kind to the development. 

1.57 We have applied these test and can confirm the following specific requirements 

 Total Chargeable 
units 

Total  Project  

General Practice 37 (90 persons) £18, 830 Towards extension and reconfiguration at 
Nutwood Medical Practice & Peninsular 
Medical Practice and Cartmel surgery. 

1.58 The obligation should also include the provision for the re-imbursement of any legal 

costs incurred in completing the agreement. 

1.59 We would highlight “that failure to secure the contribution we have requested 

effectively means that we are objecting to the application”. 

1.60 The proposed development falls within the catchment area of both The Nutwood & 

Peninsular Medical Practice and Cartmel surgery. This need, with other new 

developments in the area, can only be met through the extension and reconfiguration 

of the existing premises in order to ensure sustainable general practice. 

1.61 From a CCG perspective the growth generated from this proposed development 

would not trigger consideration of the commissioning of a new general practice; it 

would however trigger a requirement to support the practice to understand how the 

growth in the population would be accommodated and more likely premises options. 

It is not a resilient, sustainable or attractive service model to 
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commission new practices serving a small population, specifically from a workforce 

perspective. The same principle applies to branch surgeries within a close proximity 

to the main surgery site. 

1.62 It is however important to note that general practice capacity would need to be 

created in advance of the growth in population so that both the infrastructure and 

workforce are in place. We would therefore be seeking the trigger of any healthcare 

contribution to be available linked to commencement of development.  

Electricity North West 

1.63 No response. 

United Utilities 

1.64 Following our review of the submitted Flood Risk and Drainage Strategy document 

we can confirm the proposals are acceptable in principle to United Utilities, subject to 

condition for development to be in accordance with the submitted strategy. 

1.65  We notice that the proposal incorporates a SuDS component(s) which and sewer 

network that may be offered for adoption by United Utilities. We recommend the 

applicant seeks further advice regarding the SuDS design by visiting our website. 

1.66 If the applicant intends to offer wastewater assets forward for adoption by United 

Utilities, their proposed detailed design will be subject to a technical appraisal by our 

Developer Services team and must meet the requirements outlined in ‘Sewers for 

Adoption and United Utilities’ Asset Standards’. This is important, as drainage design 

can be a key determining factor of site levels and layout. 

1.67 Acceptance of a drainage strategy does not infer that a detailed drainage design will 

meet the requirements for a successful adoption application. We strongly 

recommend that no construction commences until the detailed drainage design, has 

been assessed and accepted in writing by United Utilities. Any work carried out prior 

to the technical assessment being approved is done entirely at the developer’s own 

risk and could be subject to change at their cost. 

Management and Maintenance of Sustainable Drainage Systems 

1.68 Without effective management and maintenance, sustainable drainage systems can 

fail or become ineffective. As a provider of wastewater services, we believe we have 

a duty to advise the Local Planning Authority of this potential risk to ensure the 

longevity of the surface water drainage system and the service it provides to people. 

We also wish to minimise the risk of a sustainable drainage system having a 

detrimental impact on the public sewer network should the two systems interact. We 

therefore recommend the Local Planning Authority include a condition in their 

Decision Notice regarding a management and maintenance regime for any 
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sustainable drainage system that is included as part of the proposed development. 

WATER AND WASTEWATER SERVICES 

1.69 If the applicant intends to receive water and/or wastewater services from United 

Utilities, they should visit our website or contact the Developer Services team for 

advice. This includes seeking confirmation of the required metering arrangements for 

the proposed development. 

1.70 If the proposed development site benefits from existing water and wastewater 

connections, the applicant should not assume that the arrangements will be suitable 

for the new proposal. 

UNITED UTILITIES PROPERTY, ASSETS AND INFRASTRUCTURE 

1.71 A public sewer crosses the site and we may not permit building over it. We 

require an access strip for maintenance or replacement. The minimum distances that 

might be acceptable to United Utilities are detailed within Part H of the Building 

Regulations however, we recommend the applicant determines the precise location, 

size, depth and condition of the pipeline as this is likely to influence the required 

stand-off distance from any structure. 

Natural England 

1.72 No objection. Based on the plans submitted, Natural England considers that the 

proposed development will not have significant adverse impacts on statutorily 

protected nature conservation sites or landscapes. 

Cumbria Fire and Rescue Service 

1.73 No response. 

Crime Prevention Officer 

1.74 No response. 

Allithwaite and Cartmel Parish Council 

1.75 Allithwaite and Cartmel Parish Council wish to OBJECT to this development and 

have the following comments to make: 

1.76 In view of the site being in a rural area with no street lighting or pavements ACPC 

would like the planning officers to consider attaching the following conditions. 

1. We would ask councillors to consider Low level lighting instead of street lamps as 

used in Marshal Court Cartmel 
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2. On reading the Flood risk report we would like councillors to consider the use of 

Pavers filled with grass or gravel for drives not block driveways and patios to be 

set in sand not concrete to allow drainage not runoff 

3. Such a rural area lends itself to a  boundary of  natural  hawthorn blackthorn and 

beech and alder not sharp angled fencing, would councillors consider this as a 

condition 

4. Allithwaite has very few pavements which is in keeping with the low urbanisation 

feel of the village and we would like councillors to consider this continued in this 

new development 

5. We have concerns over the low level of affordable homes 

6. We feel this is an opportunity for SLDC planning department to prove to 

Allithwaite residents these are truly homes for locals by making a condition that 

they be registered as primary residences only, which prevents them being bought 

solely for holiday letting 

Public Responses 

1.77 There were 27 representations received raising the following issues: 

- Over 50% of housing in Allithwaite lies empty because this housing is “a 

second home” or holiday let. Current housing up for sale is also being 

viewed as prospective second homes or holiday lets 

- Locals have been priced out of housing in the area and holiday rentals are 

detrimental to the local economy and quality of life 

- We need affordable (to local people) / social housing for the children in this 

area (of rural poverty) to have a future and prosperity  

- Increased traffic exacerbating road safety issues 

- The proposed footpath will be of no benefit to those living on the ‘Narrows’ 

- Schools and local doctors already at full capacity 

- Allithwaite is a small village with minimal transport, shops or even 

footpaths 

- Do the two ponds offer enough protection against surface water flooding 

for residents near the Locker Lane junction 

- Building projects should balance needs and protect the environment 

- There is a need to restore and populate empty properties in our town 

centres 
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- Dangerous road situation in the ‘Narrows’ single road way needs to be 

considered 

- Extending beyond the boundaries of Allithwaite 

- Increase Allithwaite’s carbon emissions, whilst providing no solution for the 

need for quality affordable accommodation, nor making any contribution to 

the need to reduce carbon emissions (increased need to travel to work, 

school, food and parcel deliveries, no solar panels, no eco materials etc.) 

- All houses should be marketed at three price ranges, low, middle and high. 

The description ‘affordable’ is relative to income 

- Require improved bus service to discourage car use 

- Needs improved pedestrian and cycle use 

- Assistance to local primary school to accept children on the proposed 

estate 

- Has an assessment for climate change resilience been made 

- Has the capacity for the infrastructure provision been taken into account 

- A satellite development contrary to the character of the village 

- Locker Lane is a tranquil lane favoured by walkers access to the proposed 

site would irreversibly change this 

- The main road has limited visibility from Flookburgh direction and traffic 

travels at speed 

- Increased noise and light pollution 

- Overdevelopment 

- The proposed estate would sit on one side of a basin of land where water 

collects 

- This threatens the stability of the water table around low lying houses 

- The development doers nothing to guarantee the provision of affordable 

housing 

- Cumulative impact of housing in and around Grange, Cartmel, Flookburgh 

and Allithwaite 

- Destruction of hedges, trees and natural habitats 

- Exceeds the local plan allocation for 30 dwellings The proposed 

development consists of a total of 41 new properties including the 

neighbouring 4 homes at Barn Hey 
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- Design of the housing out of keeping with the character of the village. They 

will certainly dwarf the 17th century properties they surround 

- There is an existing issue with low-pressure water supply and the opposite 

in times of rainfall when utility steel lids become misplaced.  

- Broadband supply is at the bottom of acceptable range 

- A recent development has displaced water such that established 

properties have to have sandbags and physical barriers put in place to 

prevent flooding. How will you ensure that flood control methods for ht new 

estate will be effective, maintained and managed 

- Installing ponds increases risk of drowning 

- Allithwaite and Cartmel Neighbourhood Development Plan states 

development will not be supported where it has a detrimental impact on 

the character of the area 

- Houses that are newly granted need to include a local occupancy clause 

- No material change to address the previous refusal 

- Affordable housing percentage of 35% has not been met 

- Properties need to be ring fenced for affordable homes, local occupancy 

and permanent residence 

- The nature of the housing is incompatible with local housing need 

- No study to suggest that the 30mph zone should be moved back to just 

before the crossroads 

- No study to suggest a speed camera should be placed at the bottom of the 

Narrows 

- Consideration of a traffic light management system has not been 

mentioned 

- Existing parking spaces at the bottom of the Narrows should be protected 

for residents parking only 

- Loss of privacy 

- No net gains for biodiversity are evident 

- The current south-west corner is deliberately being left to grow over and 

tipping of rubbish by farm operators. This could be seen as a deliberate 

attempt to make the site look unkempt 

- The proposed site is now 0.78ha less than the original site in 2021 but with 

the same number of houses, with the development squeezed into the site 

especially on the right hand side and south-west corner 
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- Spanish slate is again proposed which is totally out of character with the 

area 

- Strongly disagree with how the social and affordable housing has been 

located within the development 

- The supporting documents indicate the grouping of the affordable housing 

is for the convenience of the housing association. This should come 

second to the moral right of those requiring social housing to be the 

opportunity to live in an integrated way 

- The fencing around the rear of this section of development is also revolting 

and should be disallowed completely. Ghettoising affordable housing in 

this way is totally wrong 

- This submission does not sufficiently address the previous reasons for 

refusal 

2 Relevant planning history  

2.1 The notable planning applications relating to the application site are as follows:  

 SL/2021/0027 – Residential development for 37 no. houses (refused May 2021) 

 IE/2020/0026 – Pre-application advice for residential development of 35 dwellings 

 SL/2021/0029 – Reserved Matters application for outline approval SL/2017/0979 

(undecided) 

 SL/2017/0979 – Outline application for four detached dwellings with associated 

parking and vehicle access on land east of Barn Hey farmhouse (approved Feb 

2018).  

3 Relevant planning policies 

National Planning Policy Framework  

Chapter 2, Achieving sustainable development 

Chapter 4, Decision Making 

Chapter 5, Delivering a sufficient supply of homes 

Chapter 12, Achieving well-designed places 

Local Development Policies 

South Lakeland Core Strategy Policies (CS) 
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CS1.1, Sustainable Development Principles 

CS1.2, The Development Strategy 

CS4, Cartmel Peninsula 

CS6.1 Meeting the housing requirement 

CS6.2 Dwelling mix and type 

CS6.3 Provision of affordable housing 

CS8.1 Green Infrastructure 

CS8.2 Protection and Enhancement of Landscape and Settlement Character 

CS8.3a and CS8.3b, Open space provision 

CS8.4, Biodiversity and Geodiversity 

CS8.6, Historic Environment 

CS8.7 Sustainable Construction, Energy Efficiency and Renewable Energy 

CS8.8 Development and Flood Risk 

CS8.10 Design 

CS10.2 Transport Impact of new development 

South Lakeland Land Allocations Development Plan Document  

LA1.0 Presumption in favour of sustainable development 

LA1.1 Development Boundaries 

LA1.3 Housing Allocations. Land rear of Barn Hey – 1.1ha 

South Lakeland Development Management Development Plan 

Document Policies (DM) 

DM1 General Requirements for all development 

DM2 Achieving Sustainable high quality design 

DM3 Historic Environment 

DM4 Green and Blue Infrastructure, Open Space, Trees and Landscaping 

DM5 Rights of way and other routes providing pedestrian, cycle and equestrian access 

DM6 Flood Risk Management and Sustainable Drainage Systems 

DM6 Addressing Pollution, Contamination Impact and Water Quality 

DM8 High Speed Broadband for New Developments 
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DM9 Parking Provision, new and loss of car parks 

DM11 Accessible and Adaptable Homes 

DM14 Rural Exception Sites 

Other material considerations  

Cumbria Development Design Guide  

Affordable Housing Planning Policy Guidance Note March 2020. 

 

4 Assessment 

The Principle of Development 

4.1 Core Strategy Policy CS6.1 sets the target for the construction of new houses in the 

South Lakeland district between 2003 and 2025. The policy provides an overarching 

strategy for the location in which housing should be delivered. This housing target 

and strategy, together with the spatial strategy, set out in policy CS1.2, informed the 

preparation of the Land Allocations DPD which sought to allocate land to meet those 

requirements.  

4.2 The site comprises an area of predominantly undeveloped green field land of 

approximately 1.43ha. 1.1ha of the site lies within the development boundary of 

Allithwaite and has been allocated for housing development in accordance with 

Policy LA1.3 of the South Lakeland Local Plan Land Allocations DPD. The purpose 

of this allocation is to provide sites for a range of types and sizes of new housing to 

meet the needs of all sectors of the community. Therefore, the principle of residential 

housing development on this part of the site has already been accepted. 

4.3 The Land Allocations DPD states that this site (Land rear of Barn Hey) offers a 

significant opportunity to improve what is currently an unsatisfactory entrance to the 

village from Flookburgh. Barn Hey is a Listed building and this portion of the B5277 

Flookburgh Road is narrow and difficult for both vehicles and pedestrians. The site 

can accommodate around 30 dwellings. Key issues include the need for access to 

be achieved off Locker Lane rather than Flookburgh Road; giving careful 

consideration to the setting of Barn Hey; the development of better pedestrian 

access into the village, including the creation of a direct pedestrian route to the 

centre of the village; facilitating safe active travel and traffic management measures 

on Flookburgh Road, in particular, improvements to The Narrows; and the need to 

create an attractive entrance to the village using a style and layout of development 

that respects the amenity of existing properties and the setting of Listed Barn Hey. 

There will be a need for Locker Lane to be widened along the extent of site boundary 

as far as the site access point. 
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4.4 The proposed development is for 37 dwellings, with access off Locker Lane.  This 

covers an area of approximately 1.43ha, with approximately 23% of the site 

extending beyond the development boundary and allocated site. This extension to 

the allocation accommodates all of the proposed garages, the dwellings within plots 

25, 26, 34 – 37 and parts of plots 30-33, therefore increasing the number of 

dwellings beyond the allocation and increasing the built form within the open 

countryside. 

4.5 Policy CS1.2 of the Core Strategy states that exceptionally, new development will be 

permitted in the open countryside where it has an essential requirement for a rural 

location, is needed to sustain existing businesses, provides for exceptional needs for 

affordable housing, is an appropriate extension of an existing building or involves the 

appropriate change of use of an existing building. 

4.6 Policy DM14 of the Development Management Policies DPD relates specifically to 

rural exceptions sites. Policy DM14 states that housing development proposals 

outside of development boundaries in the Service Centres, and outside of Local Plan 

policy for development on the edge of small villages and hamlets will only be 

considered where they provide 100% affordable housing under the following 

exception site criteria: 1. there is clear and robust evidence of housing need; and 2. 

the housing will be affordable in perpetuity and for people with a local connection; 

and 3. the scheme is of a scale and style appropriate to its immediate surroundings; 

and 4. there is clear evidence of the viability of the scheme; and 5. the site is very 

close to or adjoins a settlement which provides a range of local services and 

facilities, or has good public transport links to a larger settlement with a range of 

services and facilities .  

4.7 The application provides no evidence or justification to support the provision of the 

additional properties beyond the existing Development Boundary, in conflict with 

Policies CS1.2 of the Core Strategy and DM14 of the Development Management 

Policies DPD. Furthermore, these proposed dwellings would be open market and 

therefore further conflict with Policy DM14 of the Development Management Policies 

DPD. 

4.8 It is noted that the Design and Access Statement advises that in response to the 

previously refused planning application and pre-app, the application boundary has 

been reduced in line with the allocation boundary to the north of the existing 

agricultural units. However the site projects to the north of the development boundary 

by between 6.75m (to the north of the agricultural building) and 18.5m (at Locker 

Lane) and up to 28.2m beyond the development boundary to the east. 

4.9 In a previously dismissed appeal SL/2017/0335 (APP/MO933/W/17/3186066 (Land 

adj to Daisy Hill Cottage, Great Urswick), the Planning Inspector states that ‘the 

development boundary is identified in Policy LA1.1 of the Land Allocations DPD 2013 

adopted as part of the Development Plan after substantial consultation, review and 

public examination. This is supported by a previous appeal decision (SL/ 2011/ 0741 

- APP/MO933/A/12/2176000) where the inspector also dismissed 
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an appeal, concluding that I do not believe that the development boundary here is 

illogical’. Based upon this, the existing Land Allocation and Development Boundary 

are considered sound. 

4.10 Whilst the principle for the development of the Land Allocation for the provision of 30 

dwellings was considered accepted, nearly a quarter of the proposed site would 

extend beyond the Land Allocation and Development Boundary and is therefore 

located within open countryside. In the absence of any evidence or clear justification 

for the provision for the additional dwellings within the open countryside and that 

these dwellings are not affordable, the proposed development would be contrary to 

the requirements of Policy CS1.2 of the Core Strategy and Policy DM14 of the 

Development Management Policies. 

4.11 It is also noted that the Land Allocation makes reference to the provision for a direct 

pedestrian route to the centre of the village. The Inspectors Report in consideration 

of the Land Allocation advises that ‘Pedestrian access from the site to the village 

centre presently involves negotiating a particularly narrow pinch point on the B5277 

where there are no footways. I therefore agree with the Council that the provision of 

a direct pedestrian route to the village is a key issue for the site’s development and 

that the proposed text is necessary to reflect this. In line with that proposed 

alteration, it is also necessary for the Plan to require that Locker Lane be widened as 

far as the site access. With these modifications, as the Plan identifies the issues to 

be addressed through the planning application process, notably the need to consider 

the setting of the listed buildings, this site is appropriate and justified.’ Whilst the 

improvements to Locker Lane have been included within the proposal, no footpath 

link to the centre of the village is proposed.  

4.12 Given the footpath link was a key issue for the sites development, the removal of this 

from the current proposal would be contrary to the requirements of the allocation and 

as such would be contrary to the requirements of Policy LA1.3 of the South Lakeland 

Local Plan Land Allocations DPD. 

4.13 The impact on the setting of the Listed Building is considered later in the report. 

Affordable Housing/Housing Mix 

4.14 Policy CS6.3 of the Core Strategy requires the provision of 35% affordable housing 

on schemes of 3 or more dwellings outside of Principle and Key Service Centres. 

The proposal includes the provision of 13 affordable units, which on a development 

of 37 properties would equate to 35%.  

4.15 However, as previously discussed part of the site lies within open countryside with 

the requirement for all housing within open countryside to be 100% affordable in line 

with Policy DM14. All of the proposed dwellings, which lie within the open 

countryside are market housing; contrary to policy requirements. 
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4.16 It is also noted that approval SL/2017/0979 for four dwellings (all open market with 

no affordable) adjoining the south of the proposed site was made by Mr Dixon. The 

site location plan submitted with application SL/2017/0979 shows the proposed site 

within the blue line of Mr Dixons ownership. Certificate B of this application confirms 

Mr Dixon as the landowner of the proposed site. The proposed site plan submitted 

with the current proposal illustrates how the proposed development will connect with 

approval SL/2017/0979 and the current reserved matters application SL/2021/0029. 

It is therefore considered that the proposal represents piecemeal development and 

for the affordable housing provision calculation, the total number should be 35% of 

41 (37+4) dwellings giving a total of 14.35 affordable dwellings. 

4.17 Policy CS6.2 of the Core Strategy seeks to ensure that new development offers a 

range of housing sizes and types, including the need to provide low cost market 

housing as part of the overall mix.  

4.18 Policy CS6.3 of the Core Strategy requires the mix and tenure of affordable housing 

to reflect the identified housing needs of the Housing Market Assessment. 

4.19 The Strategic Housing Market Assessment (SHMA) recommends that in terms of 

market housing the mix should be as follows: 

Market homes; 1 bed (0 – 5 %), 2 bed (35-40%), 3 bed (40-45%), 4 bed+ (15-20%).  

4.20 The proposed market housing has a split of 33 % for 2 bed properties; 46% for 3 bed 

properties and 21 % for 4 bed properties, which would comply with SHMA 

recommendations.  

4.21 The proposed affordable dwellings will comprise 11 two bed dwellings and 2 one bed 

flats. The SHMA recommends that in terms of affordable housing the mix should be 

as follows: 

Low Cost Home Ownership; 1 bed (15-20%), 2 bed (45-50%), 3 bed (25-30%), 4 

bed+ (5-10%).  

Affordable rentals; 1 bed (30-35%), 2 bed (40-45%), 3 bed (15-20%), 4 bed+ (5-

10%). 

4.22 The proposed housing mix for affordable dwellings is not considered to comply with 

that of the SHMA and as such conflicts with Policy CS6.3 of the Core Strategy. 

4.23 It is also noted that the proposed provision of affordable rent and shared ownership 

(46% affordable rent and 54% shared ownership) does not comply with affordable 

requirements including new First Homes. 

  

Tenure Affordable requirements (including the new First Homes) 

Affordable rents 50% 

First Homes 25% 

Discounted sale/ shared ownership 25% 
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4.24 Policy CS6.3 of the Core Strategy requires affordable housing to be mixed 

throughout the development. The proposed affordable dwellings form a cluster within 

the south-west corner of the proposed site adjoining the B5277 road with no attempt 

to mix these throughout the development. The proposal is considered to conflict with 

this element of Policy CS6.3 of the Core Strategy. 

Scale and Design 

4.25 Policy DM2 of the Development Management Policies DPD requires new 

development to reinforce and promote local distinctiveness by contributing to the 

overall sense of place and ensuring that the use of contemporary innovative styles of 

development complement the sites surroundings. Policy DM2 goes on to say that, 

new development should deliver variety, diversity and interest through creating a 

sense of place taking reference from local context. 

4.26 This is supported by Chapter 12 Achieving well-designed places of the NPPF, which 

requires new development to be visually attractive as a result of good architecture, 

as well as being sympathetic to local character and history. Which in turn is 

supported by  by the National Design Guide (2019) which states that good design is 

based on a sound understanding of the features of the site and the surrounding 

context and that well designed buildings are visually attractive, to delight their 

occupants and other users. 

4.27 The existing street scene is comprised of a row of cottages, the listed farmhouse, 

Allithwaite Lodge and mid-20th century properties such as the 4 semi-detached 

dwellings to the west of the farmhouse and cottages. 

4.28 The scale of the proposed dwellings are a mixture of detached, semi-detached and 

terraced dwellings of 2 storeys. This is considered to reflect the scale of existing 

dwellings seen throughout Allithwaite. 

4.29 The style of the dwellings are very similar to that previously considered. Although 

inoffensive, the design of the proposed dwellings is not considered to be of a 

particular high quality. Although there is not a strong design style seen within this 

area of Allithwaite, the proposal does not use this opportunity to create a distinctive 

high quality development contributing to a sense of place specific to the site and 

surrounding area. The proposal is considered to offer little in the way of architectural 

interest or identity, lacking any real sense of place. The repetition of the same 

designs for groups of buildings in this resubmission is a further downgrade in 

streetscape quality. 

4.30  The relationship of many of the proposed dwellings appear far too clustered with 

gaps of less than 2m in some instances. This relationship, although acceptable in 

more densely populated urban areas, is considered out of character for the proposed 

rural location. 
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4.31 The proposed development is therefore not considered to comply with Policy DM2 of 

the Development Management Policies DPD, CS8.10 of the Core Strategy, Chapter 

12 Achieving well-designed places of the NPPF and the National Design Guide. 

Landscape and Character of the Area 

4.32 Policy DM1 of the Development Management Policies DPD requires new 

development to protect and enhance the District s distinctive landscapes and 

townscapes. Policy DM2 of the Development Management Policies DPD states that 

new development should respond appropriately to local and settlement character 

and be well proportioned and positioned with its surroundings.  

4.33 Policy CS8.2 of the Core Strategy states that new development should support and 

enhance local distinctiveness and protect and enhance key local features and 

characteristics. Policy CS8.10 requires new development to maintain or enhance the 

quality of the landscape or townscape.  

4.34 Chapter 12 Achieving well-designed places of the NPPF requires new development 

to be sympathetic to local character and landscape setting.  

4.35 When entering Allithwaite from the B5277 road from the west there is a distinct 

gradual transition from the open agricultural land to the built environment with the 

two semi-detached terraces adjacent to the north of the B5277 road and large 

agricultural buildings emerging from further into the settlement. There is a definite 

lower density when compared to that observed within the main section of the village. 

4.36 The proposed development would involve the creation of a crescent of dwellings 

facing the junction of the B5277 and Locker Lane including the siting of two terraces 

of four dwellings at the south-western extent of the proposed site and entrance to the 

settlement from the B5277. The density of these dwellings is considered out of 

character for an edge of settlement location and results in a far more abrupt 

transition to the built form of the settlement.  

4.37 The existing character of this section of the settlement is the dwellings adjacent to 

the B5277 road and this square-on relationship to it. The proposal would result in the 

terrace of 5-8 being angled away slightly from the road and the two semi-detached 

blocks of 9-13 angled even further. This is considered to be out of character with the 

existing dwellings relationship with the B5277 road.  

4.38 The density of development in the south-west corner of the proposed site and 

relationship with the B5277 road is considered inappropriate and out of context with 

the existing character of the settlement.  

4.39 The existing Development Boundary and Land Allocation Boundary form a linear 

northern boundary following the existing built form of the modern agricultural 

buildings within the north-east of the proposed site. This ensures that no 

development intrudes any further north of the existing built form as the land slopes 

upwards. This is supported by the Allithwaite Fact File which 
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states that development of this site should avoid rising up the slope to the north to 

avoid being overbearing.  

4.40 The layout of the rear plots are of suburban character with winding roads, 

pavements, large driveways with garages and timber fencing, which do not fit the 

context of this informal rural settlement. The provision of greenspace consists only in 

ponds to the bottom corner and centre-west of the application site, which therefore 

do not mitigate the removal of open space and do not provide any usable open 

space for future residents. The houses are scattered all around the site, which 

therefore do not make the best use of the topography. There are little details on the 

proposed materials and therefore it is unclear whether they would reflect the local 

palette. 

4.41 The proposed development is therefore not considered to comply with Policies DM2 

and DM2 of the Development Management Policies DPD, Policies CS8.2 and 

CS8.10 of the Core Strategy and Chapter 12 of the NPPF. 

Impact on the Historic Environment 

4.42 The proposed site is located within the setting of Grade II listed Barn Hey Cottage 

and Barn Hey Farmhouse. Policy CS8.6 of the Core Strategy supports the 

safeguarding and (where possible) the enhancement of historic assets and their 

setting. Policy DM3 of the Development Management DPD refers specifically to 

proposal affecting designated or non-designated heritage assets, including its setting 

stating that the impact of the proposal on the significance of the asset will be 

assessed, including whether it causes any harm.  

4.43 The Council as local planning authority, in exercising its statutory planning function 

must consider whether to grant planning permission for development, which affects a 

listed building or its setting (section 66 Planning (Listed Buildings and Conservation 

Areas) Act 1990). Section 66 of the PLBCA Act states that the Council “shall have 

special regard to the desirability of preserving the building or its setting or any 

features of special architectural or historic interest which is possesses”. 

4.44 Policy DM3 requires the submission of a statement of significance and impact, which 

should demonstrate a clear understanding of the assets significance, how the asset 

and its setting will be affected, justification of the proposal, and identification of any 

public benefits.  

4.45 When referencing the impact of a development on the historic environment, 

Paragraph 194 of the NPPF states that any harm to, or loss of, the significance of a 

designated heritage asset (from its alteration or destruction, or from development 

within its setting), should require clear and convincing justification.  

4.46 Paragraph 196 of the NPPF states that where a development would lead to less than 

substantial harm to the significance of a designated heritage asset, this harm should 

be weighed against the public benefits of the proposal.  
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4.47 The Barn Hey Housing Allocation site requires a sensitive scheme due to many 

factors, including the setting of the historic environment comprising grade II listed 

buildings and the local character and landscape. The previous reason for refusal on 

heritage grounds focused on the impact on Grade II listed Barn Hey Cottage and 

Barn Hey Farmhouse due to the extent of the development on higher ground, 

dominating the heritage assets. The harm was considered not justified with the 

absence of assessment of significance and impact.  

4.48 An archaeological desk-based assessment has been provided along with a Heritage 

Statement, which correctly assesses the significance of designated and non-

designated heritage assets and the level of harm caused by the proposal, which 

would be less than substantial, with the highest level of harm to Barn Hey 

Farmhouse (G.II) due to being a high point in the landscape and Damson Byre (non-

designated) due to being adjacent to the development. 

4.49 Whilst the site boundary and thus the extent of development has been reduced, a 

large number of houses are still proposed on much higher ground than the heritage 

assets. The sections provided give only a limited idea of the difference in heights 

between the heritage assets and proposed dwellings. However, it is clear that the 

dwellings to the rear of Barn Hey Farmhouse and Damson Byre are higher or of 

equal height, thereby accentuating the overbearing impact of development on higher 

ground on these heritage assets. The significance of this impact is the highest for 

Grade II Listed Barn Hey Farmhouse the prominence of which in the landscape 

would thus be compromised by the new dwellings. This is all the more harmful as the 

proposed house designs remain bland. 

4.50 The Heritage Statement advises that the ‘proposed development will result in some 

harm to the setting of the designated heritage assets’. However, this is ‘outweighed 

by the public benefit in the form of a mixed housing development, which includes 

affordable housing, the enrichment of biodiversity through planting with the provision 

of the footpath’. 

4.51 With regard to the public benefit, in the context of housing requirement, South 

Lakeland is able to demonstrate a five-year land supply. Whilst acknowledging this 

development would provide some affordable housing, as already identified this would 

not be consistent with policy requirement in number or tenure. The issues of 

biodiversity and the footpath will be addressed later in the report. 

4.52 It is therefore considered that the public benefit would not outweigh the less than 

substantial harm to the setting of the heritage assets. As such, the proposed 

development would not comply with Policy DM3 of the Development Management 

DPD, Policy CS8.6 of the Core Strategy and Paras 193, 195, 196 and 200 of the 

NPPF. 

Residential Amenity 
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4.53 Policy DM1 seeks to ensure the delivery of acceptable levels of amenity, privacy and 

overshadowing for existing, neighbouring and future occupiers through the provision 

of adequate spatial separation distance between existing and proposed properties 

and provision of adequate private and shared spaces and landscaping. 

4.54 The proposed development lies to the north of the existing properties and would 

maintain a sufficient distance to ensure there was no loss of amenity to existing 

occupiers. 

4.55 The proposed development is set out such that it would maintain a minimum of 21m 

between rear facing habitable room windows.  

4.56 It therefore considered that the proposal would not result in an unneighbourly form of 

development. 

4.57 The Technical housing standards – nationally described space standards (March 

2015) sets out requirements for the gross internal floor area of new dwellings at a 

defined level of occupancy as well as floor area and dimensions for key parts of the 

home, notably bedrooms, storage and floor to ceiling heights. This includes the 

provision of a single bedroom with a minimum floor area of 7.5sqm and at least 

2.15m in width. A double bedroom should be at least 11.5sqm with at least one 

having a width of 2.75m and every other bedroom at least 2.55m wide.  

4.58 It advises that a one bed property should have a minimum of 50sqm; a two bed, two 

storey dwelling should have a minimum floor area of 79sqm; a 3 bed two storey 

property should have a minimum of 102sqm and a 4 bed two storey dwelling should  

have a minimum of 115sqm. The proposed properties would exceed these 

requirements and would be acceptable. 

Access and Highway Safety 

4.59 Policy CS10.2 of the Core strategy requires new development to provide safe access 

to the highway network.  

4.60 Para 109 of the NPPF states that applications should only be refused on highways 

grounds when they would result in an unacceptable impact on highway safety.  

4.61 When specifically referencing parking provision Policy DM9 of the Development 

Management Policies DPD states that all developments should have acceptable 

levels of car, motorcycle and bicycle parking. However, levels of parking provision for 

any development will be considered on a case by case basis in consultation with the 

Highways Authority.  

4.62 Public objections to the proposal reference a concern over the increased vehicle 

movements the proposal would result in, particularly the impact this would have on 

Locker Lane and The Narrows (the point at which the B5277 becomes single lane to 

the east of the site).  
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4.63 Concern has also been raised with regard to the proposed footpath, which will link 

the estate to the B5277 at The Narrows, which would be the main pedestrian access 

to the village. The proposed pedestrian link to the north of the site and giving access 

to the centre of the village, as identified in the allocation and included in the previous 

submission, has been excluded from this submission. 

4.64 Cumbria County Council as Highways Authority were consulted on the application. 

They advised that the site has good internal pedestrian permeability and has 

pedestrian linkage to the surround road network. Unfortunately, it is not possible to fit 

a formal pedestrian footway in via The Narrows but a pedestrian link has been made 

to the B5277 and since the development will increase the number of pedestrian 

movements and overall conflict, we suggest that some form of Traffic Calming / Local 

Road Safety improvement through The Narrows is required.  

4.65 Notwithstanding this, it is noted that the proposed pedestrian link from the south 

eastern corner of the site to the B5277, as shown on the proposed site plan, is 

located outside of the red outline for this proposal. It is also noted that the path is not 

shown on the Landscape Plan and is planted with shrubs  

4.66 The Highways Authority further identify that it is disappointing that the proposed new 

footpath to the village is not included. The existing route via Locker Lane is suitable 

for cyclists, albeit this is a steep route.  

4.67 The Highways Authority require road safety improvements to the Narrows for the 

proposal to be acceptable. The Highways Authority do, however state that the 

increase in vehicle movements onto Locker Lane is not considered to result in an 

unacceptable road safety risk.  

4.68 The proposed development would result in a significant intensification of pedestrian 

use of The Narrows and without any improvements to this section of road it is 

considered to result in an unacceptable impact on highway safety. It is noted that a 

key consideration of the inclusion of this site allocation in the Land Allocation DPD, 

was the development of a better pedestrian access into the village 

4.69 The proposed development is therefore not considered to comply with Policy CS10.2 

of the Core Strategy and Para 109 of the NPPF. 

Drainage 

4.70 Although the proposed site is located within flood zone 1, there is evidence of 

surface water flooding running from the north-east of the proposed site to the 

southwest.  

4.71 Policy DM6 states that new development should include the use of appropriate 

sustainable drainage systems, which are designed to control surface water run-off. 

Para 163 of the NPPF goes further to say that new development should not increase 

flood risk elsewhere. 
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4.72 The Lead Local Flood Authority were consulted and have advised that the site is in 

flood zone 1 and therefore at a low risk of fluvial flooding. However, the surface 

water flood maps show a theoretical risk running through the site.  

4.73 The provided drainage strategy brings use of the SuDs in the form of two attenuation 

ponds, soakaways and permeable surfacing for the roads and paving. Therefore 

provided the plans and calculations are acceptable there are no objections raised 

and this issue can be dealt with by condition. 

Biodiverstiy and Ecology 

4.74 Policy DM4 of the Development Management Policies DPD and Para 170 of the 

NPPF require that all development proposals, unless it can be demonstrated that it is 

not possible, should result in environmental net gains for biodiversity. These gains 

are to be qualitative and need to be demonstrated to be a net gain of development. 

Measures to secure net biodiversity gains may include the provision of bird boxes, 

bat boxes, fruit trees, flowering plants and shrubs to enhance ecological networks 

and biodiversity in the vicinity of the site. It also advises that new development 

should protect and enhance existing trees unless there are clear and demonstrable 

reasons why their removal would aid delivery of a better development overall. In the 

context of this policy trees also refers to hedgerows.  

4.75 The Planning Statement submitted with the application makes a brief reference to 

biodiversity net gains, which will be achieved through landscaping. 

4.76 DM4 is clear in that biodiversity net gains should be quantitative and should be 

clearly demonstrated as a net gain as a result of development. The proposal 

provides no evidence to support the achievement of biodiversity net gains. Natural 

England Biodiversity Metric 2.0 is available as a mechanism available to developers 

to calculate biodiversity net gains and demonstrate these to Local Authorities, 

however no such assessment has been submitted.  

4.77 Whilst it is noted that an Ecological Appraisal has been submitted with the proposal, 

this does not provide sufficient information to enable a quantitative assessment. 

Biodiversity net gains for the proposal have not been demonstrated and therefore the 

proposal does not comply with Policy DM4 of the Development Management Policies 

DPD and Para 170 of the NPPF 

4.78 An ecology survey was submitted in support of the application, which concluded that 

bats, badgers and nesting birds are known to occur in the local area, there was 

however, no conclusive evidence of any specifically protected species regularly 

occurring on the site or the surrounding areas, which would be negatively affected by 

site development following the mitigation proposed. 

4.79 The proposal would result in the removal of a section of hedgerow adjacent to Locker 

Lane to accommodate the improved access and footway and a section of hedge in 

the middle of the site. 
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4.80 The Arboricultural Officer was consulted on the application and raised concerns, 

advising the necessary removal of hedgerow for the road access and the field 

hedgerows to facilitate the scheme are not shown as replaced elsewhere within the 

site.  

4.81 It is also noted that the site layout plans do not match, tree planting is shown on the 

northern boundary on the proposed site plan ref 2148-10 rev V, but is not shown on 

soft landscaping plan by Yew Tree and Garden dated 11/01/2022 Version 2. 

4.82 The proposal is therefore insufficient in detail and not considered to comply with 

Policy DM4 of the Development Management Policies DPD. 

 

 

 

5 Recommendation  

5.1 The recommendation is to refuse for the following reasons: 

(1)  Approximately 0.33ha of the proposed site is located outside of the Allithwaite 

Development Boundary and the Barn Hey Housing Allocation. The dwellings located 

within this section constitute new houses within the open countryside. In accordance 

with Policies CS1.2 of the South Lakeland Core Strategy and Policy DM14 of the 

Development Management Policies Development Plan Document, new dwellings 

within the open countryside must have an essential requirement providing robust 

evidence for the housing need and be 100% affordable in perpetuity. All of the 

proposed dwellings in this location are open market and no evidence for their need 

has been presented. The proposed development is therefore not considered to 

comply with Policy CS1.2 of the South Lakeland Core Strategy and Policy DM14 of 

the Development Management Policies Development Plan Document. 

(2) The footpath link providing a direct access from the site to the centre of the village 

was a key issue for the sites development, the removal of this from this proposal 

would be contrary to the requirements of the allocation and as such would be 

contrary to the requirements of Policy LA1.3 of the South Lakeland Local Plan Land 

Allocations DPD.  

(3) Dwellings within the open countryside are required to be 100% affordable. All of the 

proposed dwellings outside of the Allithwaite Development Boundary and the Barn 

Hey Housing Allocation are open market. There are 13 affordable dwellings for the 

proposed scheme representing a provision of 35% (31% if you include the 4 

dwellings of approval SL/2017/0979 adjoining the south of the proposed site by the 

same landowner). The proposed affordable dwellings do not comply with the 

existing needs established through the Strategic Housing Market Assessment; the 

required tenure for affordable housing and are clustered within 
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the south-western section of the site rather than mixed throughout the development. 

The proposed development is therefore not considered to comply with Policy CS6.3 

of the South Lakeland Core Strategy and Policy DM14 of the Development 

Management Policies Development Plan Document.  

(4) The proposed dwellings are not considered to be of a particularly high quality, offer 

little in the way of architectural interest or identity, and lack any real sense of place. 

The dwellings adjacent to the B5277 road at the entrance to the village are of a high 

density and terraced nature, completely out of character for the proposed sites rural 

location on the edge of the existing settlement. The proposed site extends up to 

18.5m further north up the existing slope increasing the proposed sites prominence 

when entering the settlement and from within, having an unacceptable impact on 

landscape character. The proposed development is therefore not considered to 

comply with Policies CS8.2 and CS8.10 of the South Lakeland Core Strategy, Policy 

DM2 of the Development Management Policies Development Plan Document and 

Chapter 12 of the National Planning Policy Framework.  

(5) The Barn Hey Housing Allocation is clear that one of the key factors to a successful 

scheme is the impact on the setting of the Grade II listed Barn Hey Cottage and 

Barn Hey Farmhouse. The proposal extends further to the north, up the existing 

slope with the dwellings to the rear of Barn Hey Farmhouse and Damson Byre 

higher or of equal height, thereby accentuating the overbearing impact of 

development on higher ground on these heritage assets. Notwithstanding any public 

benefit provided by the provision of affordable housing, noting the issues with the 

insufficient/non-substantiated type of affordable housing proposed which is not 

compliant with the Council’s relevant policies, it is not considered that the general 

public benefit in providing affordable housing in this case is sufficient to address the 

less than substantial harm to the setting of the heritage assets. The proposed 

development is therefore not considered to comply with Policy DM3 of the 

Development Management Policies Development Plan Document, Policy CS8.6 of 

the South Lakeland Core Strategy and Paras 193, 195, 196 and 200 of the National 

Planning Policy Framework. 

(6) The proposed development contains insufficient highways information to accurately 

assess its impact on highways safety. The proposed development is therefore not 

considered to comply with Policy CS10.2 of the South Lakeland Core Strategy and 

Para 109 of the National Planning Policy Framework. 

(7) The proposed development contains insufficient biodiversity and ecological detail 

and is unable to demonstrate qualitative net gains in biodiversity. Therefore, the 

proposal does not comply with Policy DM4 of the Development Management 

Policies Development Plan Document and Para 170 of the National Planning Policy 

Framework. 

(8) The proposed development would remove a section of hedgerow adjacent to the 

south-west boundary of the proposed site. The proposal lacks any clear and 

demonstrable reasons why this removal would aid delivery of a 
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better development overall. The proposal is therefore not considered to comply with 

Policy DM4 of the Development Management Policies Development Plan 

Document. 

  


