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Dear Mr Hudson,

South Lakeland ‘Land Allocations Development Plan Document’ (DPD) Main Modifications
to Submission Edition 2012

Representation by GVA on behalf of the Leven’s Estate

SITE: Scroggs Wood, Kendal

Ref. MMO002 - Para 1.23A

The new supporting text added by way of Para 1.23A is in accordance with Section 14 of
the National Planning Policy Framework (NPPF) that states a Presumption in Favour of
Sustainable Development.

There is a demonstrable need for the provision of 36ha of employment land within South
Lakeland over the plan period, as stated in the updated Employment Land Review 2012,
NPPF Section 14 requires that Council’s should ‘positively seek opportunities to meet the
development needs for their area’. This intention is now clearly stated within the plan
(MMO002), adding that the “Local Plan is strongly supportive of economic growth and the
creation of high value jobs in particular’.

Ref: MMO009 - Para 2.27A

GVA, representing the Bagot Family (Leven’s Estate), have taken part in consultations
relating to the recently prepared viability study. Representations were submitted to the
Council in respect of this study.

For completeness, an independent detailed assessment was undertaken by the Bagot
Family in respect of Scrogg’s Wood. This sought to supplement the information gathered,
and assumptions made, by the Council’s viability consultants (HDH Planning and
Development). This site specific Development Statement has been submitted as an
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appendix to this representation for consideration. The Development Statement provides
further evidence as to how the site can be delivered for employment use (B1(a-¢), B2 and
B8) in a sympathetic way, taking into full account the environmental constraints of the
site, including importantly, the site’s contribution to a high quality landscape.

Ref: MMO021 - Para 2.42

As stated above, based upon existing take up rates, there is a need for around 36 ha of
employment land across the Borough. Scrogg’s Wood is ideally placed to provide a
sustainable location for approximately 11ha (based upon net developable area) of
employment land.

Ref: MMO024 - Para 2.67

It is hereby confirmed that a *Complex Development Brief’ will be prepared, by way of
comprehensive engagement with South Lakeland District Council, for adoption by March
2014.

Ref: MMO035 - Para 3.35

The Development Statement, submitted as an appendix to this representation, fully
accords and takes info account the required landscaped and permanently fenced
buffer zone of 10m, consisting of a hedgerow between Scroggs Wood and any
development. In addition, the illustrative masterplan has paid full regard to development
being set back by at least 15m from Scroggs Wood.

The detailed assessments undertaken to inform the Development Statement have
confirmed that the site can accommodate 11ha net developable area, when
considering requirements for landscaping, biodiversity mitigation, sustainable drainage
aftenuation and green infrastructure.

Ref: MMO036 - Policy LA2.9

As has been stated above, and confirmed in the appended Development Statement, a
substantial buffer of native vegetation of at least 10m to Scroggs Wood can be fully
accommodated as part of any future employment development on the site.

Yours sincerely

James Sheppard
Principal Planner

gva.co.uk



For and on behalf of GVA Lid

cc. Damian Law, South Lakeland District Council

enc. Development Statement - Scroggs Wood
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1. Executive Summary

1.1 This statement has been prepared by GVA, on behalf of the Bagot Family, to support the
promotion of land at Scrogg’s Wood, Milnthorpe Road, Kendal, for a strategic
employment site. It forms the basis for ongoing engagement with the local community
and other key stakeholders, as well as to inform the ‘Land Allocations Development Plan
Document’ (DPD). The aim of this proposal is to create a high quality development that
delivers community-wide economic and social benefits for all, whilst taking into full
consideration the high landscape value of the area.

1.2 The proposed allocation site is located to the east of Milnthorpe Road, to the south of
Kendal. Itis approximately 2km south of the heart of Kendal town centre, which is
accessible by public fransport and major fransport routes. A range of local services and
facilities are located close by.

1.3 The Scroggs’ Wood Site could provide in the region of 46,000 sg m of new employment
development, based upon the lllustrative Masterplan (See Appendix VIII), and the
indicative mix of uses, as set out in the Indicative Floorspace Schedule (See Appendix X).
The development proposals are firmly aligned with the principles of sustainable
development.

1.4 This statement seeks to justify the development proposals on the basis of local
employment need, wider community benefits, high quality development and full
consideration of environmental constraints, particularly landscape quality.

1.5 The local economic and social benefits, which highlight the need for the site, can be
summarised as follows:

e The development could sustain 53 direct additional (net) jolbbs and 11 indirect jolbs
during an estimated construction period of 10 years, alongside 1,032 (net) additional
direct jobs and a further 206 (net) additional indirect jobs during the operational
phase;

e The completed development will have wider economic impacts in terms of
additional GVA generated within the economy. This could be as much as £60m
additional GVA annually;

e The additfional employment associated with the completed development will
generate a number of indirect economic benefits including the purchase of local
goods and services, creating important knock-on benefits for Kendal.
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2. Introduction

2.1 This statement has been prepared by GVA, on behalf of the Bagot Family, to support the
promotion of land at Scrogg’s Wood, Milnthorpe Road, Kendal, for employment
allocation within the “Land Allocations DPD’.

2.2 The proposed development site, which totals approximately 18 hectares (gross), is
considered available, suitable and achievable for employment led development.
Against this background, this statement will seek to address a number of aspects,
demonstrating that:

e The site could provide in the region of 46,000 sg m of B1(a)()(c), B2, and B8 uses,
therefore assisting in meeting the Borough’s employment land needs;

e A high quality employment development in this location would be sensitive to the
character of the local landscape in terms of scale, design, layout building style and
facing materials;

e Development at this location can respond to all other site constraints including
ecology, flood risk, drainage, utilities and access;

e The site is a sustainable location for employment development , being in close
proximity to public tfransport links, fransport routes and a range of shops, services,
homes and community facilities;

e The provision of employment development will benefit Kendal’s economy and help to
sustain existing services in the town;

2.3 The suitability of the site for employment development is supported by the following suite
of assessments, which have informed the preparation of the illustrative scheme layout
plan:

e Topographical Survey (by Survey and Engineering Projects Ltd)
e Ecological Assessent (by SK Environmental Solutions Ltd)

e Tree Survey (by Treescapes Consultancy Ltd)

e Drainage Strategy (by Curtins)

e Flood Risk Assessment (by Curtins)

o  Utilities Assessment (by Curtins)

May 2013 | gva.co.uk 2



e |andscape Assessment (by Damson Design)
e Transport and Access Study (by Curtins)
2.4 The summary findings of these assessments are presented within this statement.,

2.5 The Core Strategy and Land Allocations DPD (Submission edition May 2012) are both
informed by the evidence base. This evidence base, including the updated Employment
Land Review 2012, states a demonstrable need for approximately 36ha of employment
land to be provided throughout the plan period. This Development Statement provides
evidence that Scroggs Wood is the best placed site o accommodate employment
development; thereby helping to ensure that need is fully addressed through the plan
period.

2.6 Aside from the economic, social and sustainability benefits of development at Scroggs
Wood, there is a clear market preference towards an employment site in this location. In
particular the site is:

e |ocated directly adjacent to the Principal Town of Kendal thereby allowing easy
access to shops, services and homes;

e Within close proximity to the wider road network and public transport provision;

e Able to accommodate a high quality, landscaped business park, attractive to
employees and therefore business.
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3. Site Context

SITE CONTEXT PLAN (Figure 3.1)
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3.1 The site lies immediately adjacent to the southern boundary of Kendal adjacent to the
A6, the main trunk road into Kendal from the south.

3.2 The site is easily accessed from the Mé as well as from Kendal town centre by private and
public fransport and is therefore strategically well positioned to provide future
employment land for South Lakeland.

3.3 The Scroggs Wood site comprises approximately 18ha (gross) of undulating greenfield
land, and is currently used for agricultural purposes (sheep grazing). The surrounding
landscape comprises as established residential area to the north, beyond Scroggs Wood,
the A6 (Milnthorpe Road) to the West, the River Kent to the East and greenfield,
agricultural land to the South.
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Visual Appraisal

KEY VIEWPOINTS (Figure 3.2)
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Key to show photograph locations (photographs taken during early Spring)

1. Looking north east from SW corner of site to show drumlin forms in foreground;

2. Looking northeast from A6 with site to the right and Scroggs Wood to the north
boundary;

e 3. Looking east along hedge line to be retained;
e 4. Looking east with Scroggs Wood on left;

e 5. Looking west from the river end of Scroggs Wood. The steep rise from the riverside
conceals the site from this close view point;

e 6. Looking west from the south east corner of the site looking towards the bypass;

e 7.Llooking north-east from the southern boundary. Scroggs Wood to left behind
drumlin;

e 8. Looking west towards site with Scroggs Wood on the right and Helsington Mills to
the foreground;
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e 9 Looking west from public footpath above river to east: Much of the site is
concedadled behind the dense wooded area to the left of the view;

e 10. Looking west from public footpath above river to east (further south than previous
photo) where trees conceal much of the site;

e 11. Site viewed from an opening further south-east in the elevated footpath. Site
views broken by trees;

e 12, Looking east from Brigsteer Road. The site is hidden by the undulating forms of the
nearby hill.

Photo 1: Looking north east from SW corner of site to show drumlin forms in foreground
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Photo 2: Looking northeast from A6 with site to the right and Scroggs Wood to the north
boundary

Photo 3: Looking east along hedge line to be retained

May 2013 | gva.co.uk 7



Photo 5: Looking west from the river end of Scroggs Wood. The steep rise from the riverside
concedls the site from this close view point.
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Photo 6: Looking west from the south east corner of the site looking tfowards the bypass.

Photo 7: Looking north-east from the southern boundary. Scroggs Wood to left behind drumilin.
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Photo 8: Looking west towards site with Scroggs Wood on the right and Helsington Mills to
the foreground.

Site
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Photo 9: Looking west from public footpath above river to east: Much of the site is concealed
behind the dense wooded area to the left of the view.
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' e B Site mostly hidden behind trees

Photo 10: Looking west from public footpath above river to east further south than previous
photo where trees conceal much of the site.

Photo 11: Site viewed from an opening further south-east in the elevated footpath. Site views
broken by trees.
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Photo 12: Looking east from Brigsteer Road. The site is hidden by the undulating forms of the
nearby hill.
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4. Vision Statement

4.1 "High quality employment premises in a sustainable location, sympathetic to the local
high quality landscape, supporting the on-going social and economic needs of the area”

4.2 The vision for the site is therefore underpinned by the following goals:

Delivering high quality and well designed employment premises, which are sensitive
to the distinctive character of the surrounding area;

e Promoting ecological conservation through the use of Green Infrastructure and
ponds to encourage ecological habitat formation;

e Environmentally, Economically and Socially Sustainable designed to cope with
anticipated climate changes;

e Supporting the community by ensuring access 1o jobs for local people;

e  Providing a wide mix of types of employment space, focusing on quality of
development;

e Infroduction of quality landscaping and Green Infrastructure to protect the high
quality landscape of the local area, and particularly of this important gateway site
into Kendal.

May 2013 | gva.co.uk 13



5.1

52

5.3

54

5.5

Planning Policy

Infroduction

This section seeks to demonstrate that the Scrogg’s Lane site meets the relevant national
and local policies (current and emerging), which are relevant to the allocation of the
proposed site for employment uses.

National Policy

National Planning Policy Framework (NPPF)

The NPPF stresses the importance of the presumption in favour of sustainable
development. The allocation of the proposed site for B1 (a-c), B2 and B8 uses represents
sustainable development in terms of its location. This is due to the site’s location - the
proximity to local facilities / services, adjacency to the A6 and adjoining the urban area
of Kendal.

The presumption in favour of sustainable development also emphasises the need for
Councils and local communities to plan positively, including for housing and employment
growth. This is linked to the Government’s commitment to securing economic growth
(Building a strong, competitive economy, Para. 18, NPPF) in order to generate jobs and
prosperity. The NPPF stresses the need for the planning system to support economic
growth. The allocation of the proposed site for employment would provide a mixture of
uses and a range of unit sizes, with potential for a proportion of the site to provide SME
starter units.

The NPPF encourages development which promotes sustainable fransport. The location of
the Scrogg’s Wood site is well positioned in terms of providing realistic alternatives to the
private car. The site is within walking distance of residential areas, located to the north of
Scrogg’s Wood. Bus routes serve bus stops located within 300m of the site, and provide
links to Keswick, Kendal, Arnside and Grange.

The NPPF emphasises the importance of Requiring Good Design — developments should
be high quality, inclusive, safe, visually attractive and responsive to local character. This
Development Statement demonstrates that good design principles have been taken into
account, showing the potential for the creation of a sustainable employment site which
respects the surrounding landscape and residential properties.
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5.6

5.7

5.8

59

The NPPF states the importance of meeting the challenges of climate change, flooding
and coastal change. Where possible, developments should utilise low carbon or
renewable energy sources. Furthermore, developments should avoid areas at high risk of
flooding and sites at risk of flooding should be subjected to a Sequential Test, and
Exception Test if necessary. The flood risk at the proposed site at Scroggs Wood has been
taken into account and the majority of the site is located in Flood Zone 1.

The NPPF also highlights the need to Conserve and enhance the natural environment. This
includes minimising the loss of biodiversity and providing net gains in biodiversity, where
possible. The development of the site at Scrogg’s Wood will incorporate landscaping,
green infrastructure and attenuation ponds that will help to encourage and enhance on
site habitats and bio-diversity.

Development Plan Policy

Local Development Framework
Core Strategy

The Council adopted the Core Strategy in October 2010. Policy CS1. 1 outlines the
principles of sustainable development, which should be adhered to. This includes:

Addressing flood risk and protecting the countryside;
High quality design;

Locating development within existing service centres, where there are adequate services
and infrastructure capacity;

Developments should help to meet the social and economic needs of local communities;
and

A focus to grow the local economy - including fostering local business development and
attracting new investment.

CS2 Kendal Strategy states that 21ha of employment development should be provided in
Kendal between 2010 and 2025. New employment development should be accessible
from residential areas, via cycling, walking and public transport, and should also have
good connections to the strategic network, without detrimental impact on the town
centre. The site is located on the other side of Scrogg’s Lane from residential areas and is
within walking distance for future employees. The site borders the A6, which links to the
A591, the A590 (leading to Ulverston and Barrow) and joins the Mé at junction 36. The
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5.10

512

5.13

514

5.15

5.16

site’s position to the south of Kendal allows access to the strategic road network whilst
reducing the traffic impact upon the fown centre.

Policy CS2 Kendal Strategy also encourages a focus on renewable energy and
knowledge-based industries within Kendal.

Policy CS7. Toutlines the district’s need for around 4ha of employment land per annum,
between 2010 and 2025. Kendal is a focus for development, as a Principal Service Centre
in the spatial hierarchy, outlined in Policy CS1.2. The Council will also provide a rolling 5
year supply of high quality, unconstrained employment land. Development of greenfield
land for employment uses should be phased to allow the prioritisation of Previously
Developed Land. However, the Council does recognise that there is currently a lack of
unconstrained and available employment land in the district. The development of the
proposed site for employment uses would provide approximately 11ha of employment
space, in a priority area, which would contribute significantly fowards meeting the
employment land needs of the district during the plan period.

Policy CS8. 1 promotes the provision of Green Infrastructure in new developments,
particularly where it can be used to mitigate the negative impacts of development. Trees
and woodlands should be protected and enhanced, where possible. Policy CS8.2 states
that development proposals should be sympathetic to the local distinctiveness and
existing features of the area. The proposed site will be designed to incorporate existing
and additional landscaping features, in order to minimise any adverse impacts which
may arise from development at Scrogg’s Lane.

Sites at risk of flooding will only be developable if the flood risk has been managed,
surface water is managed sustainably and the benefits of the development outweigh the
flood risk (as detailed in Policy CS8.8). The site at Scrogg’s Lane will be subject to a
detailed Flood Risk Assessmnent and the site layout will be responsive to differing flood risk
levels across the site. Surface water is proposed 1o be managed in a sustainable way by
use of attenuation ponds.

The development will be designed in line with Policy CS8. 10, which requires developments
to maintain or enhance the local landscape / townscape quality. Landscaping will be
used to protect views and appropriate materials will be incorporated into the design,
where possible.

In line with Policy CS9.2, the proposed development will provide developer contributions,
following discussions with the Council at later stages of the development process.

In line with Policy CS10.2, an application for employment uses at Scrogg’s Lane would be
accompanied by a Transport Assessment and Travel Plan, to demonstrate that the site is
safely served by the highway network, provides safe and convenient access on foot /
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5.17

5.18

5.19

5.20

cycle and the expected nature and volume of traffic generated could be
accommodated by the existing road network. Transport and Access has been assessed
later in the Development Statement.

Land Allocations DPD (Submission edition 2012)

The Land Allocations DPD was submitted to the Secretary of State in May 2012. The
hearings to discuss the Inspector’s Matters and Issues are anticipated to recommence in
June 2013. Following this, if the Inspector finds the DPD to be sound, the Council will adopt
the Land Allocations DPD.

The proposed site has been identified in the Land Allocations DPD (site EAM) as a site of
17.9ha for employment uses B1 (b and ¢), B2, B8 and ancillary Bla (Policy LA1.6, Land
Allocations DPD Submission Version May 2012). The site is seen as a more sustainable
option, compared with the Mé Junction 36 site, which was considered as part of the Land
Allocations process. The site at Scrogg’s Wood has been identified in the South Lakeland
Knowledge Based Employment Land Search and Assessment (2007) as being suitable for
employment uses, in terms of its location, deliverability, size, availability, infrastructure
capacity, market considerations and environmental capacity.

Policy LA2.9 of the Land Allocations DPD states that employment development at
Scrogg’s Lane should include the following:

A landscape and Green Infrastructure framework, incorporating a 10m buffer of native
vegetation from Scrogg’s Wood. Biodiversity mitigation, compensation and
enhancement alongside provision of green infrastructure, protection of hedgerows and
the protection of drumlins;

Avoidance of development in the south-eastern portion of the site, close to the River
Kent;

Use of SuDS;

Production of a Travel Plan and Transport Assessment;

Provision of cycle and pedestrian routes throughout the site and towards the town centre;
A high quality design; and

Protection of the setting of the Watercrook Roman Fort, the Helsington Laithes and Snuff
Mill Grade 2 Listed Building.

The aforementioned 10m buffer is an addition following the main modifications made to
the Land Allocations DPD, which states that Scroggs Wood should be allowed to expand
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5.21

522

523

524

5.25

into the buffer zone by natural re-vegetation. Furthermore, any new development should
be set back at least 15m from the boundary of Scrogg’s Wood. Following these
landscaping requirements, a developable area of 11ha has been applied to the site.

Policy LA2.11 of the main modifications version states that land to the south and east of
the A6 should include a substantial, high quality landscape frontage to the road. Existing
tfree groups should be reinforced alongside the provision of a habitat survey and
safeguarding / reinforcing areas of biodiversity interest.

Sustainability is a key criterion for allocations in the DPD. The Site Allocations DPD states
that sites should be proximate to local services, consider scope for renewable energy and
local energy networks, review flood risk and contamination, and assess air quality issues
and exposure to noise and smells. A planning application for the site at Scrogg’s Lane site
will consider all aspects of sustainability detailed in the Allocations DPD. The site’s
proximity to the residential area of Kendal clearly demonstrates its sustainability in terms of
providing alternative means of transport to the car. Furthermore, the site’s location to the
south of Kendal will alleviate traffic and air quality issues to the north of the settlement.

In addition, the Allocations DPD states that biodiversity and geodiversity considerations
should be taken into account when assessing sites, alongside heritage considerations. The
masterplan indicates that extensive landscaping will be provided to screen the
development from the nearby residential areas and the A6; which in turn will create
additional habitats. The scheme will be designed to a high quality to reduce impact upon
local heritage assets and landscape features.

The Land Allocations DPD states that a small number of allocated sites have been found
to be situated within areas at risk of flooding. This Development Statement recognises the
flood risk and has ensured that inappropriate development does not occur in areas of
high flood risk. In addition, SuDS systems will be employed to sustainably manage surface
water run-off.

As well as assessing the environmental sustainability and historic impact of site allocations,
the Council have also carried out viability assessments on certain sites. This viability
assessment has considered the costs of any requirements likely to be applied to
development, including infrastructure, the cost of development and mitigation, whilst also
ensuring that the development provides competitive returns to a willing land owner /
developer. A viability study has also been carried out on the site at Scrogg’s Wood, to
inform this Development Statement, which has generated similar results to that of the
Council. Both assessments have shown that in order to produce a high quality scheme
which incorporates all mitigation measures, the site at Scrogg’s Wood will be viable with
additional gap funding.
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5.27

5.28

5.29

5.30

5.31

5.32

Future work towards the submission of a planning application for this site, will adhere to
the Council guidance listed under Policy LA2.9 and demonstrate that a sustainable
employment site can be delivered in this location, without having an adverse impact
upon the surrounding landscape or habitats on site.

A Development Brief will be created by the Council to shape future development at
Scrogg’s Lane, incorporating the views of the local community. A complex brief of the site
is to be adopted by the Council by March 2014. This demonstrates the Council’s support,
in principle, concerning development of the site for employment uses. Future
development on the site will adhere to the guidance within this brief.

South Lakeland District Council’s Employment Land Need

The Employment Land Review (2012) has forecast that there will be an increase in
demand for jobs within the district, specifically in the knowledge and service based
sectors. Population increases will increase requirements for sufficient jolbos to be delivered
in the future.

The Employment Land Review found that over the past 10 years, there has been an
average employment land take-up of 1.54ha p.a. To account for choice and
competition, required provision could increase to 2.4ha of employment land p.a. or 36ha
for the plan period (2010-2025).

South Lakeland District Council’s Employment Land Supply

The Employment Land Review (2012) has found that South Lakeland’s current supply
(outside of the National Park) equates to 16.04ha of allocated / committed employment
land over 0.25ha, relating to 12 sites. There is an evident lack of quantity and choice in
employment land for the future plan period.

The proposed development site at Scrogg’s Lane, site E4M, is identified as a potential
strategic employment site, suitable for B1b and ¢, B2 and B8 development. The Council
recognises that a new access road will be required from the A6, but the site has good
access to the regional highway network and the area does not suffer from the
congestion issues which are associated with the north of the town. Overall, the site was
rated as ‘Green’ in the Employment Land Review, demonstrating that it is an aftractive
site in the market, with limited constraints.

Summary

This section has demonstrated that the allocation of the proposed development site at
Scrogg’s Lane for employment uses is policy compliant, with regards to national and locall
adopted policies. Furthermore, the allocation of the site for B1(a-c), B2 and B8 uses will
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contribute towards meeting the Council’s required employment land supply over the
plan period, considering its current identified shortfall.

5.33 Thesite is supported for the development of employment uses within the sulbbmission
version of the Allocations DPD and represents a sustainable site, adjoining Kendal and
adjacent to the strategic road network. The site has potential to accommodate a range
of employment uses and is preferable to other alternative sites, which have been
proposed during the Site Allocations DPD process.
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6.1

6.2

6.3

6.4

6.5

Suitability of the Site for Development

Location and Accessibility

Transport

As detailed later in this section, the Scroggs Wood site is well-served by public transport
with bus stops located along the A6 (Milnthrope Road) and Kendal Train Station located
approximately 2km to the North, thereby providing excellent accessibility to the site from
Kendal and neighbouring districts. The site is also accessible on foot and by cycle.

Housing

Being located on the southern boundary of Kendal, there is a density of population in the
immediate vicinity of the site. Employment development at Scroggs Wood opens up
employment opportunities for local people.

Retail

There are numerous shops and services within Kendal Town Centre. These shops and
services will benefit from employment development at Scroggs Wood, due to the
increased local spend from employees. This sustainable location will benefit the local
area socially and economically.

Site Technical Analysis

Flood Risk

In March 2012 the Department of Communities and Local Government published
National Planning Policy Framework document (NPPF), which provides technical
guidance on how flood risk should be assessed during the planning and development
process.

The Environment Agency Flood Mapping identifies the approximate Flood Zones for the
site. It can be seen from this data that the site (Shown edged red) is almost entirely
indicated as being in a Flood Zone 1 with an isolated area of Flood Zone 3A (blue).

May 2013 | gva.co.uk 21



Map legend
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6.6 A Strategic Flood Risk Assessment (SFRA) for South Lakeland District Council was also used
to identify the Flood Zones in the area (shown below); this generally concurs with the
Environment Agency flood maps with the majority of the site falling within Flood Zone T,

however this map shows the south east corner of the site to fall within Flood Zones 2 and
3a.

3
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— e Local Drainage Issues Y

e

N
NS 2

6.7 Zone 3a is assessed as having a less than 1 in 75 annual probability of river or sea flooding
in any year (1.3%) but greater than a 1 in 200 annual probability (0.5%) and therefore in
this zone highly vulnerable uses should not be permitted in this zone and more vulnerable
and essential infrastructure should only be permitted if the Exception Test is passed. Zone
2 is assessed as having between a 1in 100 and 1 in 1000 annual probability of river

flooding (1% - 0.1%) or between a 1in 200 and 1 in 1000 annual probability of sea flooding
(0.5% - 01%) in any year.
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6.8 Based on the site use proposals for employment, the development would be classed as
‘less vulnerable’ use and therefore would be considered as appropriate development
within Flood Zones 1, 2 and 3q, as illustrated by the compatibility table below.

Table 3: Flood risk vulnerability and flood zone ‘compatibility’
Flood risk Essential Water Highly More Less
vulnerability infrastructure | compatible | vulnerable | vulnerable | vulnerable
classification
(see table 2)

Zone 1 v v v v v
Zone 2 v v Exception v v
- Test
% required
* | Zone 3a Exception v ® Exception v
% Test required Test
o required
=
R | Zone 3b | Exception v x x x
g | functional | Test required
O | floodplain
L
Key: ¥ Development is appropriate.
% Development should not be permitted.

6.9 A detailed Flood Risk Assessment (FRA) has been carried out to support the future
development of the site for employment use (see Appendix Il).

6.10  As detailed above, aimost the entire site is within Flood Zone 1, except for a small parcel
of the site located in the south-eastern corner. The majority of the site is therefore within
an area considered to have a low risk of flooding.

6.11  As such, there are no flooding constraints preventing the site coming forward for
employment uses.

6.12 A drainage strategy (See Appendix II) has been prepared to accompany the FRA,
containing information on existing and proposed foul water and surface water drainage
arrangements; the findings of the drainage strategy are summarised later in this chapter.
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Ecology

A field survey and desktop studies were undertaken to inform the ecological assessment,
which sets out baseline information regarding features of conservation value (such as
species habitats) at the Scroggs Wood site and within 2km of the site boundary.

The assessment confirmed that the site is not covered by any statutory or non-statutory
designated conservation site(s) which could constrain development. There are two
statutory designated sites and seven non-statutory designated sites within 2km of Scroggs
Wood site, namely:

e The River Kent SAC / SSSI;

e Scout and Cunswick Scars SSSI

e Warriner's Wood County Wildlife Site;

e Scout and Cunswick Scars Site of Invertebrate Significance;
e River Kent, Natland, Site of Invertebrate Significance;

e Hawes Wood (Natland) County Wildlife Site;

e |ancaster Canal County Wildlife Site; and

Serpentine Wood and Kendal Fell County Wildlife Site.

The River Kent SAC/SSSI is located approximately 60m north east of the site as its closest
point. However, two tributaries of the River Kent are located in close proximity of the site,
flowing in parallel to both the northern and southern boundaries. To prevent impact on
these tributaries the Phase | Habitat Study recommends best practice guidelines be
followed, along with a number of mitigation measures to ensure they are not adversely
affected.

It is not anticipated that any of the other statutory or non-statutory sites or habitat features
will be affected by the proposed development.

The proposed development will not result in the loss of any important habitats on site. The
only habitat to be lost will be the species poor semi improved grassland fields, which are
considered to be of low importance for nature conservation.

The proposed development would result in net gains in biodiversity for the site, through
the planting up of the existing hedgerows and additional woodland planting along the
northern site boundary, which will act as a buffer for Scroggs Wood. All the mature trees
identified during the Extended Phase 1 Habitat Survey will be retained as part of the
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development scheme. Areas of additional tree planting are also proposed across the site.
This will result in a net gain in tree cover as a result of the development scheme.

Two new waterbodies proposed as part of the SUDS scheme could also be enhanced for
biodiversity.

As part of the proposed development for the site there are also a number of areas of
green infrastructure where meadow grassland would be sown. This species rich habitat
would be of benefit to invertebrates, birds and bats. The meadow grassland should
comyprise native species of local provenance.

The assessment also indicated that a number of active/potential badger setts were
identified within the site and the adjacent Scroggs Wood. A full badger survey would be
undertaken to inform an appropriate mitigation scheme.

It is not anticipated that the proposed development would result in any adverse impacts
to local bat or bird populations.

Landscape and Visual

The site is located to the southern edge of Kendal in a landscape characterised by
undulating hillocks called drumlins. The drumlin field runs from Cowan Head to near Kirkby
Lonsdale running parallel with the Kendal by-pass and crossing the Mé. These are glacial
deposits of boulder clay formed when the ice sheet deposited the “lake District Drift” into
the striking drumlin pattern which is such a feature of this landscape. The drumlins have
rounded tops with steep sides. The landscape has high hedges and stone walls forming
strong boundaries, with streams and wet hollows in the valleys and dips between drumlins.
Farms and developments often nestle in intersecting valleys. The drumlins are mainly
covered in pastoral fields divided by thick hedges and walls. Small broadleaved woods
and hedgerow trees are a characteristic of this landscape.

The proposed development site is bounded to the north by Scroggs Wood which is an
example of such a broadleaf wood. Scroggs wood forms a boundary between the built
up residential edge of Kendal and the open fields towards the south. The wood
encompasses a stream which drops from the higher land to the west to the River Kent to
the east. Scroggs Wood is a narrow strip of mature woodland and forms a distinctive
screen to the residential area of southern Kendal beyond.

The west of the site is bounded by the A6 which is the main tfrunk road access into Kendal
from the south. The Aé is connected to the Mé via the Kendal bypass, and the by-pass
intersection lies immediately to the south-west of the development site. Beyond the
bypass the land rises more steeply onto the limestone ridge to the west.
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The east of the site has an undulating profile, and whilst it rises steeply to the north-east,
the site generally falls away to the River Kent just beyond the eastern boundary.

The southern part of the site is defined by a field boundary of drystone limestone walling
which follows the undulating topography of the land. Beyond the southern boundary to
the south lies an area of Parkland character called Young Spring Wood. The land
undulations are more dramatic further south.

The site itself comprises two grazing fields and is generally of open aspect with a crossfall
in excess of 30m from the west to the east, with steeper areas associated with the
drumlins, and flatter sections between. A fenced hedgerow forms a separation between
the two fields in a west to east direction. The southern field is generally more undulating
than the northern field and the area to the south-west, nearest to the A6/ A591 junction
has the greatest height and level changes. It is considered that this more extreme drumlin
landforms should remain undisturbed by the site development.

The open landscape to the east looks towards the fells beyond Oxenholme station and
the south-eastern boundaries of Kendal are visible from the site. The Clarks shoe factory is
a strong built form in this direction, and the chimney from the Westmorland General
Hospital is visible above the frees. However, the long views are broken up by the
landforms and particularly by wooded areas. Adjacent to the site are Helsington Mills,
mixed industrial development by the river. Adjacent to the mills are stone and rendered
converted farm buildings.

There are views onto the site from the east, most notably from the public footpaths which
run along the eastern banks of the River Kent. Photos 8-11 show views from various points
along these paths. The views onto the site are interrupted with existing free screening and
topography.

A slightly more elevated view of the site is achieved from the disused railway line from
Kendal to Natland, although many of these views are screened by hedgerows and frees
(photo 11).

Views onto the site from the south are restricted by the drumlin landforms. The most
notable views are from the A6 and By-pass junction where the road is elevated and
there are views to the north with the site visible to the north-east (photos 2 and 3).

The site is visible from the public footpaths on the higher land to the west, although again
these views are intermittent and often obscured by the landforms. Higher up the hill runs
the Kendal to Brigsteer Road and only parts of the site can be glimpsed in very few
places, as the site is obscured by the undulations of the landforms and woodland (photo
12).
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There are no views onto the site from the north as the line of Scroggs Wood provides a
visual barrier. The view onto the site from the north-east near the River Kent is cut off by
the raised land to the north east corner of the site (photo 5). Views from the Roman Fort
are likewise concealed mostly by topography.

Within the site itself, the development will provide drainage ponds to the low part of the
site which will not only provide surface water drainage attenuation, but opportunities for
further wildlife habitats.

Within the site will be opportunities for footpaths, cycle paths, and recreation areas for
employees and visitors.

Ultimately, with the retention of drumlin features, the natural sloping topography of the
site, the implementation of a comprehensive green framework along with the existence
of established tree groupings surrounding the site, views will be partially screened and
mitigated. The proposed high quality of the development would also lessen any impact
of the proposed development upon the landscape.

The characteristic landscape with drumlin features and small woodlands will be
integrated into the development brief for the site.

Transport and Highways

The proposed site is situated to the south of Kendal approximately 2.2km from the town
centre.

The site is bound by the A6 Milnthorpe Road to the west, Scroggs Lane to the north with
residential properties further north and open fields to the east and south. The River Kent
flows in a southerly direction to the east of the site.

The A6 Milnthorpe Road provides a direct route north from the site into the central areas
of Kendal. In the vicinity of the site, the A6 is approximately 10m wide with single lanes
running in both directions and a wide central hatched lane between the north and
southbound lanes. At the south western corner of the site, the A6 joins with the A591 via a
complex gyratory arrangement. The speed limit along the A6 changes at a point
midway along the site frontage from 40mph to the north to/from Kendal to a derestricted
limit on approach to the A591.

Along the site frontage the A6 provides some pedestrian facilities, with a footway existing
along the eastern side of the carriageway only. Footways are provided along both sides
of the carriageway to the north beyond the junction with Scroggs Lane.

The A591 is a strategic route which bypasses Kendal and provides a link to the south
Lakeland areas from Junction 36 of the Mé; which is situated approximately 9.4km to the
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southeast of the site. The road is subject to a derestricted speed limit and provides
access to surrounding built up areas and through the Lake District National Park.

Sustainable Modes of Travel

A key element of national, regional and local policy is to ensure that new developments
are located in areas where alternative modes of travel are available. It is important to
ensure that developments are not isolated but are located close to complementary land
uses. This supports the aims of integrating planning and transport, providing more
sustainable transport choices, and reducing overall travel and car use.

The site is not isolated, although it is situated in a predominantly rural area there is a
significant residential area immediately to the north. The proposed land allocation would
be supportive of NPPF policies to promote a prosperous rural economy. In this light, the
Government recognises that *...different policies and measures will be required in
different communities and opportunities to maximise sustainable transport solutions will
vary from urban to rural areas.” (Paragraph 29, NPPF).

Pedestrian Accessibility

As the site is situated at the southern edge of Kendal, there are existing pedestrian
facilities to the north of the site through the built-up residential areas. These consist of an
unlit single-carriageway on the northern border of the site; Scroggs Lane, and a network
of residential roads which provide pedestrian footways and street lighting throughout.
There is also a network of footpaths which run alongside the River Kent which the
proposed development will link intfo to enhance pedestrian access to the site from
neighbouring areas.

Scroggs Lane loosely runs along the northern and eastern boundaries of the site until it
reaches the River Kent. To the south, there are open fields, with no public rights of way.
Pedestrians would not have access to the site from the south.

To the west, the A6 Milnthorpe Road borders the site. There is a pedestrian footway
provided along the eastern side of the carriageway only which is separated by an area
of grassed verge.

Research has indicated that acceptable walking distances depend on a number of
factors, including the quality of the development, the type of amenity offered, the
surrounding area, and other local facilities. The Chartered Institution for Highways and
Transportation (CIHT) document entitled “Providing for Journeys on Foot’ suggests walking
distances which are relevant to this planning application. These are reproduced in Table
6.1.
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Table 6.1: CIHT Suggested Acceptable Walking Distances

Town Centres | Commuting/School/ Elsewhere/Local
(m) Sightseeing (m) Services (m)
Desirable 200 500 400
Acceptable 400 1000 800
Preferred Maximum 800 2000 1200

To assist in summarising the accessibility of the site by foot, an indicative pedestrian
catchment plan has been produced. TRN 001 shows distances of 1,000m and 2,000m
which are termed "Acceptable’ and the “Preferred Maximum” by the CIHT for
commuting/school/sightseeing trips.

Within the 1,000m pedestrian catchment, there are a number of residential properties to
the north, for example along Bellingham Road and Kent Park Avenue.

Within 2,000m, there is an additional number of residential properties and a number of
hotels/bed & breakfasts. To the south, there is a petrol filling station with a convenience
store, and to the north lie further residential properties, Vicarage Park CoE Primary Schoal,
Dean Gibson Catholic Primary School, and Kendal College. There are also some
independent shops, tfake-aways, convenience stores, and drinking establishments as
pedestrians fravel from the site into the centre of Kendal.

In conclusion, there are a number of services available within the preferred maximum
walking distance from the site.

Accessibility by Cycle

To assist in assessing the accessibility of the site by cycle, a 5km cycle catchment has
been assumed for the site. This distance equates to a journey time of around 25 minutes,
while cycling at a leisurely speed of 12 kilometres per hour.

The 5km catchment encompasses Kendal in its entirety, and a number of smaller
neighbouring areas including; Oxenholme, Natland, Sedgwick and Brigsteer.

There are no cycle lanes or cycle routes directly to the site. However, much of the
surrounding road network to the north of the site is residential, and assumed to be suitable
for cycling. Northbound from the junction with the AS91, the A6 has a national speed limit
before it reaches a 40mph speed restriction along the western site boundary. This road, in
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terms of catering for cycle trips to and from Kendal, is therefore considered suitable for
cycling.

There is also a path which runs south from Bellinghham Road to the site between

properties on River Bank Road, and the River Kent. This provides a viable link to Kendal for

cyclists.

National Cycle Route 6 (Preston to Keswick) runs north/south approximately 750m to the
east of the site. However this lies to the east of the River Kent and as a consequence
access is restricted to certain points.

In conclusion, cycling is considered to be a realistic alternative to people accessing the
site from the north; predominantly residents from areas in Kendal.

Accessibility by Bus

There are bus stops on either side of the carriageway along Milnthorpe Road
approximately 715m walk from the site’s centre. Although these existing stop locations
are not likely to be within the recommended 400m walk distance from the site entrance
set out in the Chartered Institution of Highways and Transportation (CIHT) document
‘Guidelines for Planning for Public Transport in Development’, they are still considered to
be accessible.

There is currently one bus service which frequently uses these aforementioned stops,
although such a land allocation and subsequent development may prompt service
providers to undertake a positive review of the service provision. Table 6.2 gives the
details of this service:

Table 6.2: Local Bus Services Peak Frequencies

Bus Peak Frequency
. Route
Service AM PM Sat Sun
46 Kendal - Wattsfield Hourly Hourly Hourly -

There are additional services operating along the A6 Milnthorpe Road such as the 530

between Kendal and Cartmel and the 552 between Kendal and Arnside, and whilst they

are relatively infrequent they would still provide a suitable service for somme commuters
tfravelling to/from the proposed site.
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In conclusion, the site can be accessed from the centre of Kendal with relative ease for a
rural location. Users of the site traveling further afield can then continue their journeys on
from Kendal, as it is well connected by public transport to most areas across Cumbria.

Accessibility by Rail

Both Kendal and Oxenholme Railway Stations are accessible from the site.

Although they are not considered within walking distance from the site, both stations are
comfortably within the 5km cycle catchment and the aforementioned 46 bus service links
Kendal centre to the site leaving Kendal station a short walk away.

From Oxenholme, passengers can reach Lancaster, Preston, Carlisle, and Edinburgh, as
well as London, Manchester Airport and Glasgow by direct trains. Again, these
destinations could be reached from the site by means of a multi-modal trip involving rail.

In conclusion, it is considered that rail has the potential to be a viable transport choice for
some people accessing the site as part of a multi-modal trip including cycling or buses.

Accessibility Summary

The current bus service provision along Milnthorpe Road would provide a realistic and
viable travel choice, linking the site to the wider areas of Kendal and neighbouring built
up areas.

The site has been considered in its context within a rural area of the country. When this is
taken into account, the site is relatively well connected. There is already an established
bus route which passes the site, and such development could prompt a positive
commercial reaction from the service operators.

Both Kendal and Oxenholme station are accessible from the site, and these provide links
to a variety of locations nationally.

It is therefore concluded that the site is adequately connected for the proposed
development.

Access Proposals

The development of the A6 Milnthorpe Road site has been previously considered at a
high level as part of a tfransport assessment on the deliverability of the proposed growth in
Kendal to form part of the evidence base for the emerging Local Development
Framework.

During this initial assessment it was determined that a simple priority controlled junction
would not be sufficient to cater for the volume of traffic leaving the site during the
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evening peak hour period, and a signalised junction would be required to stop the flow of
traffic on Milnthorpe Road to allow vehicles to turn in and out of the site.

It is accepted that a priority controlled junction on Milnthorpe Road may be insufficient to
cater for future traffic demand of the entire site, and signal controlled junction would
offer a viable solution in junction operation terms.

However, it should be recognised that a signal controlled junction would also continue to
stop mainline traffic flows on Milnthorpe Road throughout the day, outside of the peak
hour periods when demand from the proposed development is not as significant . This
could therefore create unnecessary delays for through traffic on Milnthorpe Road.

On the above basis, whilst the option to deliver a signal controlled access junction is not
being dismissed it is considered that a three arm roundabout access junction would
provide sufficient capacity to accommodate AM and PM peak hour traffic demand whist
also maintaining flow along Milnthorpe Road during quieter times of the day.

In order to provide maximum spacing between the proposed roundabout and the
A6/AS91 junction, the site access has been located towards the north-eastern corner of
the site with sufficient distance maintained between the existing farm access road on the
western side of Milnthorpe Road. The farm access would therefore be unaffected by the
proposals and continue to operate as a priority junction with ghost island right furn facility.

TRN 003: Proposed Site Access Roundabout Layout

4 Q ‘ Site levelle]
o “f ) :

May 2013 | gva.co.uk 32



6.78 The drawing TRN 003 above presents the proposed site access roundabout layout. The
junction has been designed to avoid any third party land and can be delivered entirely
within the adopted highway and development land. The adopted highway boundary is
shown below in drawing TRN 004:

TRN 004: Adopted Highway, Data from Cumbria County Council

6.79  The proposed access junction is also located in the vicinity of where the speed limit on
the A6 Milnthorpe Road changes between 40mph and derestricted (60mph). It is
recommended that the new roundabout is used to create a more formal point for the
change of speed limit, on Milnthorpe Road, creating a gateway arrival point for Kendal.

6.80 The three arm roundabout has been designed in accordance with guidance and
recommendations set out within the Design Manual for Roads and Bridges (DMRB).

6.81  The Milnthorpe Road northbound and southbound lanes increase from a single lane to
two lanes on approach to the roundabout with the site access creating a single lane
flared approach to the junction.
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