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Introduction 
 

 These representations are prepared on behalf of Mr T. Griffiths the owner of land at 
Hollins Lane, Arnside. Part of the land is shown as Key Settlement Landscape (A8) and 
part for housing development (Site A9). 
 

1.2.7 Arnside has a population of 2334 but the intention is to provide for just 30 new dwellings. 
It may be correct for the Local Plan not to meet all generated housing needs within the 
AONB area, but it is considered that where there are suitable sites, the opportunity 
should be taken to maximise that opportunity. 
 

3.1.29 Neither planning authority have determined the objectively assessed housing needs as 
both authorities adopted their Core Strategies prior to the publication of the National 
Planning Policy Framework in March 2012. 
 

3.1.37 It would be useful to confirm the actual number of planning permissions in the AONB 
area. 
 

 
 
Policy 

AS03 – General requirements 
 
It would be useful to have a policy that does not require reference to other 
documentation, but is free-standing and clear as to what issues need to be taken into 
consideration. 
 

 AS04 – Housing Provision 
 

4.1.1 The NPPF’s objective is for the delivery of a wide choice of homes, widen opportunities 
for home ownership and the creation of sustainable, inclusive and mixed communities 
and for planning authorities to plan for a mix of housing based on current and future 
demographic trends, market trends and the needs of different groups in the community 
(paragraph 50). 
 
To be clear meeting local housing needs is not just about meeting affordable housing 
needs, there are wider housing needs. 
 

Policy The requirement is for new housing development to deliver “at least 50% affordable 
housing”. Two points arise:- 

1. “at least” gives no guidance as to what is actually required. This could mean 75% 
or even 100% affordable housing. The policy should state the percentage and 
then confirm that affordable housing contribution is subject to a viability test, 
otherwise the policy would not comply with development plan policy. 

2. The Arnside and Silverdale AONB DPD Viability Study states that a 50% affordable 
housing target is not viable (10.5). It is not clear why it is intended to pursue a 
policy that seeks at least 50% affordable housing which the authority’s own 
advisor considers is not viable. The Viability Study recommends 35% but even this 
is based on an assumption that this level of affordable housing is actually being 
delivered. It may well be on larger sites but there is limited evidence that there is 
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a history of successfully securing 35% affordable housing on small/medium sized 
sites in rural areas. 
 

The policy emphasis should be on meeting the NPPF’s objectives and not simply seeking 
to maximise affordable housing delivery. 
 
If the intention is to make the best and most efficient use of land it implies a desire for 
high density housing, however there is a need to take into account local context and 
housing need. Environmental constraints may mean high density is not always 
appropriate and housing need may not be just for small dwellings. 
 
The indication that developments that restrict occupancy to sole/main residence to those 
with a local connection will be supported, implies that development without such a 
restriction will not be supported.  No justification of this occupancy restriction is 
provided. These restrictions impact on value which has not been considered in the 
Viability Study. References to restricting occupancy should be deleted. 

  
4.1.6 Reference is made to a requirement for 50% affordable housing, but the policy says at 

least 50% which is even more onerous. 
 
A sensitive landscape does not justify the affordable housing percentage. It should be 
housing need, subject to viability, that justifies this. 
 
There are other local needs other than just affordable housing.  
 

4.1.7 Whilst the text here refers to viability concerns arising from occupancy restrictions the 
policy implies that if such restrictions are not agreed then a development will not be 
supported. The restriction has not been viability tested. 
  

4.1.8 The policy does imply the imposition of an occupancy restriction. 
 

 AS05 – Natural Environment 
 

4.2.1 It is not clear why existing development plan policies need clarification or expansion. If 
there are already local plan policies in place on this matter it would appear unnecessary 
to add to them. 
 

Policy New development should not be required to enhance biodiversity and geodiversity. 
 
The policy should not be referring to other planning policy documentation it should be 
free-standing. 
 

 AS07 – Key Settlement Landscapes 
 

Policy The Key Settlement Landscape notation should be removed from site A8 on Inset 1: 
Arnside and this replaced with a Housing designation. 
 
This matter is discussed fully in AS19 below. 
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 AS09 – Design 
 

Policy (i) It should not be necessary to enhance. 
 

 AS11 – Infrastructure for New Development 
 

Policy  New infrastructure provision should relate to the needs generated by the development 
itself and no more. 
 
There is no need for service and utility infrastructure to be secured through legal 
agreements (by implication a S106 agreement) to ensure it is acceptable in planning 
terms. 
 
S106 agreements are not always required to secure on-site infrastructure. 
 

 AS14 – Energy and Communications 
 
Renewable energy schemes should not be required in all new developments. It is not 
clear that this suggested requirement has been considered in the Viability Study where 
the authority are seeking to establish the extent affordable housing provision that is 
viable. 
 
This should be a free-standing policy not reliant on the content of the AONB 
Management Plan. 
 
It should not be a requirement that new developments provide for superfast or ultrafast 
broadband. 
 

 AS16 – Proposed Housing Allocations 
 

Policy It is considered that the whole of A8 and A9 should be allocated for housing 
development. The merits of such an allocation are discussed in A19 below. 
 

 AS19 – A8/A9 Land on Hollins Lane, Arnside 
 

 As currently proposed there would be built development along the Hollins Road frontage, 
with a linear form of development. Views into the site and long distance views out of the 
site would be even more closed off to general view than is current the situation resulting 
from the existing hedge.  
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Figure 1: View south west on Hollins Lane with hedge to front of A9 
  

 

 
 

 It is considered far more beneficial to change to the housing allocation by including 
the whole of A8 and A9. Such an allocation would enable a scheme in the following 
form:- 

 dwellings backing onto dwellings fronting Silverdale Road; 

 a road in the centre in a north-south direction; 

 the eastern part of the site set aside as open space.  
 
Such a scheme is considered would open up views into the site and beyond. A more 
satisfactory residential environment would be created and there would be usable 
open space, naturally overlooked by the residents of the new dwellings. As part of this 
submission a Landscape and Visual Impact Assessment undertaken by Stephenson 
Halliday is provided to demonstrate that the allocation of A8 and A9 would not have 
an adverse landscape impact. 
 

  
Figure 2: View across A8 with long distance views to the north and north west 
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Given the local topography is a slope down from west to east, a development in the 
form suggested, would mean the new dwellings would be below the properties to the 
west, which have long back gardens in any event and would be some distance from 
properties to the east, given the suggested location of open space.  
 

 A larger site allocated for housing development could mean that a development in the 
order of 16 dwellings is achievable. A development of this scale would maximise the 
potential of the site, enable a broader range of housing to be provided to meet a 
broader range of housing needs and be of a scale of interest to a medium size 
housebuilder. 
 
The allocation of just A9 could not deliver the suggested 8 dwelling in any event. In 
the past planning permission for 6 dwellings was secured along this frontage 
(SL/2017/1104) in the form of a high density scheme comprising 3 pairs of semi-
detached houses including 3 x3 bed properties and 3 x 2 bed properties. 
. 

 
COMMENTS ON THE VIABILITY STUDY 
 

 There are concerns about general assumptions made in the Viability Study (October 
2016). It is notable that the Study assumes affordable housing rates of 35% and 30% 
for SLDC and LCC areas, not the at least 50% affordable housing requirement referred 
to in the draft AONB Local Plan. 
 

Hollins 
Lane 
Viability 

Specifically in relation to the Hollins Lane site it is considered that the density 
assumption is far too high. There is an assumption that the site has a capacity for 8 
dwellings with a total of 705sq.m arranged as 8 semi-detached properties. However, 
the expired planning consent for 6 semi-detached houses (SL/2017/1104) comprised a 
total of 491 sq.m (see Accommodation Schedule on Proposed Site Layout, Floor Plans 
and Elevations 05-962-SK01). The planning consent was very high density, with 
dwellings having car parking to the side of each dwelling and only room to reverse out 
onto the highway. It is considered that the Viability Study’s analysis does not assume 
the correct site capacity for A9. 
 

9.13 It is suggested that most sites have a greater capacity. No analysis has been 
undertaken by Garner Planning of other sites, but this is certainly not the case at 
Hollins Lane where the current capacity assumptions being made in the Study are 
considered to be far too high. 
 

Hollins 
Lane 
Viability 

Using a lower density assumption for Hollins Lane would mean a lower residual land 
value and reduced capacity to accommodate affordable housing at higher percentage 
rates. 
 

Viabilities The Viability Study overall appears to suggest that only if affordable housing is at 25% 
are the majority of housing sites viable (5 sites) with a further 3 sites being marginally 
viable and one site not viable at all with any affordable housing. 
 

9.18 The Study states:- “It is clear that the proposed 50% affordable housing target would 
not be deliverable.” The proposal for at least 50% affordable housing cannot 
therefore be justified. 
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Photograph 1: View from B5282 near the arnside and storth embankment car park (disabled)

Photograph 2: view from Carr bank road

Development Site

Dwellings on lower 
part of Hollins Lane

Development Site

Dwellings on lower 
part of Hollins Lane

Hollins Lane, 
Arnside

Date: FEB 2015 Paper Size: A3 Rev : -By: CD Ckd: KA

photography Notes:
Camera:	 	 	 Canon EOS5D Mk2
Lens:			   50mm fixed
Horizontal field of view:	 40° (approx)
Date:			   February 2015

FIGURE 3

Site Photographs



Northern boundary of 
Development Site

Development Site

Silverdale 
Road

Dwellings on lower 
part of Hollins Lane

Photograph 3: view from black dyke road / coldwell lane

Photograph 4: view from permissive path at base of red hill between cemetery on silverdale road and high knott road
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