Chapter 4: Sequential site location testing

Sequential site location testing

There are numerous facets that need to be identified in an area of land to ensure
that it merits an enhanced use and represents a sustainable communal investment
prospect:

close to communities and established economic activities

developable and marketable

possesses a sense of place: site quality, image and environment

ability of potential development to be absorbed into the landscape
available: uncovenanted and uncomplicated by land ownership issues
critical mass: to make an economic impact

immediate proximity to strategic transport network

ability to create a safe highway access

access to an existing public transport network

serviceable by utilities: electricity, gas & water mains

high bandwidth broadband connectivity

sensitivity of neighbouring uses

access to footpath & cycleway networks.

not at flood risk
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Ideally the site would be a previously used brownfield site, an extension to an
existing Business Park, or located within a settlement or abutting its boundary: or in
exceptional circumstances located in the open countryside under strict planning
control.

The meaningfulness of any development needs to be well related to the
demographics of communities and visitors to have high sustainable impact potential
as discussed in Chapter 3. This necessity for embedment in the population dictates
that the site will be somewhere in the Ambleside, Windermere, Kendal economic
sub-region.

Brownfield sites

The LDNP because of the nature of its designation as a National Park and implemented
historical property development activity does not have any meaningfully sized brownfield
sites available for development. The only site of size is the former asbestos works in
Kentmere which is not appropriate for consideration due to poor access, lack of
infrastructure and unacceptable landscape and visual impact.

South Lakeland has a similar paucity of brownfield sites with a direct functional
relationship to the LDNP and is assessed not to be able to act as a surrogate host for a
LDNP orientated business park as it is having difficulty satisfying its own needs.
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Consideration of alternative generic site locations
As part the sequential assessment of Ratherheath the following alternative generic site
locations were considered [Appendix 9: Generic locations: transport corridors].

A591 corridor Brettagh Holt to Bradleyfield

A591 corridor Bradleyfield to Toadpool

A591 corridor: Toadpool to Plantation Bridge

A591 corridor: Plantation Bridge to Ings

A591 corridor: Ings to Banner Rigg

A591 corridor: Banner Rigg to Windermere

A591 corridor: Windermere to Troutbeck Bridge

A591 corridor: Troutbeck Bridge to Ambleside

A591 corridor: Ambleside to Grasmere

A591 corridor: Grasmere to Keswick

B5284 corridor: Plumgarths to Crook

B5284 corridor: Crook to Bowness-on-Windermere
Kentmere Valley

A592 corridor: Newby Bridge to Bowness-on-Windermere
A592 corridor: Bowness-on-Windermere to Cooks House Corner
A592 corridor: Cooks House Corner to Troutbeck Village
A590(T) corridor J36 M6 to Brettagh Holt

A590(T) corridor: Brettagh Holt to Meathop New Bridge
AS590(T) corridor: Meathop New Bridge to High Newton
A590(T) corridor: High Newton to Newby Bridge
A590(T) corridor: Newby Bridge to Haverthwaite
A590(T) corridor: Haverthwaite to Greenodd

A5092(T) corridor: Greenodd to Lowick Green

A5084 corridor: Lowick Green to Torver

A593 corridor: Torver to Coniston

A593 corridor: Coniston to Skelwith Bridge

A593 corridor: Skelwith Bridge to Ambleside

Foulshaw

A5074 corridor: Sampool Bridge to Row

A5074 corridor: Row to Bowness-on-Windermere

A6 corridor - Mint Bridge to Watchgate

A66(T) Corridor i Cockermouth to Penruddock
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None of the generic locations was assessed to be sequentially superior to the land at
Ratherheath, indeed most are not viable options for a substantive commercial
development at all due to issues such as landscape and visual impact, accessibility and
flood risk. In addition many of the generic site locations assessed are not well related to
communities even if they had an acceptable site, and would therefore be unsustainable.
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Consideration of alternative specific generic site locations
As part the sequential assessment of Ratherheath the following alternative site specific
locations considered [Appendix 10: Generic locations: settlements].

Staveley
Burneside
Windermere
Ambleside
Grasmere
Coniston
Hawkshead
Keswick
Threlkeld
Portinscale
Braithwaite
Caldbeck
Gosforth
Bootle
Eskdale Green
Broughton-in-Furness
Lindale
Glenridding
Pooley Bridge
Burneside
Kendal
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The historical nature of the growth of the settlements assessed is that there is no
meaningful land availability within the established development boundaries and minimal
practicable opportunities to attach a substantive development of any description
business or residential. Most settlements have already reached a size and configuration
that relates appropriately to their surrounding landscapes and further expansion would
cause material landscape and visual intrusion. In addition the organic growth pattern of
all the settlements pre-dates the advent of motorised vehicles and retrospectively
adapting the built environments to better cope with existing, or increased, vehicular
traffic is impractical.
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LDNPA LDF 20 sites
All the 20 sites contained in the LDNPA LDF process, with the addition of the site at
Plumgarths were assessed independently [Appendix: 11: LDNPA LDF Sites]:

Alternative sites considered: taken from LDNP Employment Sites Programme
[November 2008]:

LDF Site No 1: Land off New Road, Windermere

LDF Site No 2: The rear of Fells Engineering, Troutbeck Bridge

LDF Site No 3: Danes Crescent, Staveley

LDF Site No 4: The Pencil Factory, Keswick

LDF Site No 5: The former Cricket Ground, Staveley

LDF Site No 6: Longhowe End, Witherslack

LDF Site No 7: McClurebs Site, Wi nder mer e
LDF Site No 8: land between the A66(T) and Millside, Portinscale

LDF Site No 9: The Garden Centre, Grasmere

LDF Site No 10: land to the southeast of the church, Grasmere

LDF Site No 11: Land between Penrith Road, the A66 and the Keswick Junction
LDF Site No 12: Greengarth Business Park, Holmrook

LDF Site No 13: Kentmere Mills, Staveley

LDF Site No 14: land between the A595(T) and Meadowfield, Gosforth, Seascale
LDF Site No 15: Boundary Bank, Kendal

LDF Site No 16: Wellbank Camp, Bootle, Millom

LDF Site No 17: Bristowe Hill, Great Crosthwaite, Keswick

LDF Site No 18: Backbarrow

LDF Site No 19: Kendal Fell Quarry

LDF Site No 20: Woodclose, Keswick

Plumgarths
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Other than the west coast sites the main issues that characterise the postulated LDNPA
sites are that they are generally lacking in meaningful size. They are not large enough to
make a material contribution to satisfying the identified needs of the locality nor
expansive enough to enable appropriate and substantive environmental and visual
mitigation measures.

A large number of the sites are either at flood risk and almost inevitably in close
proximity to heavily environmentally protected rivers -t he #fAtop 100 specifical
Fells Engineering, Danes Crescent: Staveley, Pencil Works: Keswick, Cricket Ground:
Staveley, A66 Portinscale, Garden Centre: Grasmere, all of which have a lack of efficacy
in this respect.

The brownfield sites i Pencil Works, Kentmere Mills, Fells Engineering were originally
built in an era without strict environmental controls specifically to exploit water resources
without mitigation or protection and would simply not get built today. Whilst little can or
should be done about extant planning consents, the presence of existing operations
cannot be a sound basis for intensification. In these sensitive locations in the event of an
industrial accident or fire there would be no opportunity for containment 7 or as is the
case with more distant locations i the dilution and neutralisation of pollutants.
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The LDNPA site attributes are summarised in the table below in comparison to the
proposed site at Ratherheath:

Site

Size

Relationship to Community
Relationship to transportation
Highway Access
Sustainability

Economic Impact Potential
Transport Impact Potential
Flood Risk / Flood attenuation
Ecology

Contribute to LDNP Carbon
Saving

Commercial Broadband
Restrictive Covenants
Existing Use Value
Landscape Impact

Visual Impact

Neighbouring Land Use
Critical Mass

Ratherheath

McClures Windermere

A66 Portinscale

Garden Centre Grasmere
10 | Land SE Church, Grasmere
11 | A66 Keswick Junction

12 | Greengarth, Holmrook

13 | Kentmere Mills Staveley

14 | A595 Gosforth

15 [ Boundary Bank Kendal

16 | Wellbank Camp, Bootle

17 | Great Crosthwaite, Keswick
18 | Backbarrow

19 | Kendal Fell Quarry

20 | Woodclose, Keswick
Plumgarths Kendal

1 New Road Windermere
2 Fells Engineering

3 Danes Crescent

4 Pencil Works Keswick
5 Cricket Ground

6 Witherslack

7

8

9

[ satisfactory [ Questionable Il Unsatisfactory

The sites are generally located poorly in relation to the highway transport i e.g. north of
Staveley there is no redundant capacity in the A591, nor any means of substantively
increasing capacity. Consequently frequent minor incident issues and accidents cause
disproportionate delays i fatally undermining their ability to compete with other
businesses outside the area which enjoy relatively unfettered access to people
(employees), suppliers and customers.

The west coast sites i Holmrook, Bootle and Gosforth have significantly different issues
T principally that they are all remote and unsustainable locations for anything other than
small locally focussed businesses serving local needs. Locationally there is very low
demand for commercial property mainly due to the surplus of premises and brownfield
sites just outside the LDNP boundary

Marketability and availability

Multiple Ownership

Infrastructure availability a /

viability of enabling works
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SLDC sites

All the SLDC sites contained in the South Lakeland: Knowledge based Employment
Land Search and Assessment: Final Report August 2007 process, with the addition of
the site at Gillthwaite Rigg were assessed independently [Appendix: 12: SLDC Sites]:

Alternative sites considered taken from
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SLDC LDF Site E4: Scroggs Wood, Kendal

LDF Sites M2 and M5: Burton Road (South)

SLDC LDF Site M41: Milnthorpe Road (West)

Kendal Canal Head

LDF Sites M1 M9 M29 and M30: Grisleymires Lane, Milnthorpe
Station Yard, Kendal

LDF Sites E5 E8 E63 and E64: Shenstone House

LDF Site M41:Endmoor

LDF Site M39: Brigsteer Road (Stainbank Green)

LDF Site E65:; Windermere Road, Kendal

LDF Site E13: Station Yard, Milnthorpe

LDF Site E54: Low Sizergh Farm, Brettargh Holt * [*From LDF Land allocation
study]

LDF Site E23: Gillthwaiterigg, Kendal

The SLDC site attributes are summarised in the table below in comparison to the
proposed site at Ratherheath:



