





Of the 3 Beacon Villages, the Western Beacon Village is
the most accessible being closest to junction 41 of the M6
Motorway. It is therefore logical that development starts at
the western end of the masterplan and proceeds eastwards.
Infrastructure costs will inevitable be lower as a result of
this approach and the development allows housing and
employment to be delivered together as part of this phase.
Once phase 1 is complete then phase 2 will come forward.
Finally phase 3 will be started upon completion of phase 2.
Whilst all 3 phases are largely independent of one another
phases 2 and 3 rely on the internal spine road to connect
them to the M6 motorway via junction 41.

Phase 2

Phase 2 will involve the delivery of the Central Beacon
Village within the Beacon Hill area of Penrith. This will
include approximately 1400 new homes supported by social
infrastructure including a new 2 form entry level primary
school and a new local centre with civic space and local
facilities. Green open space would also for part of the
Central Beacon Village proposals. Again this phase will also
involve a number of transport improvements to the existing
road network and new transport infrastructure will include
the continuation of the internal spine road. This would link
Salkeld Road to Stagstones Road.

Phase 3

Phase 3 will involve the delivery of the Eastern Beacon
Village within the Roundthorn area of Penrith. This will
involve approximately 1400 new homes supported by social
infrastructure including a new 2 form entry level primary
school, new local centre with civic space and local facilities
as well as a new country park. Again this phase will also
involve a number of transport improvements to the existing
road network and new transport infrastructure will include
the continuation of the internal spine road which will connect
to the A686 via Bulldog Hill. Once this village is completed
there would be a necessity for a new secondary school to be
provided to serve all 3 Beacon Villages.

As each phase of development is brought forward, it is
important to recognise that the villages must provide a range
of high quality housing informed by the intrinsic qualities of
local Eden villages and towns. The proposals should comprise
a wide and mixed range of development incorporating not
only an appropriate proportion of affordable housing, but
also individual affordable housing schemes to be undertaken
by registered providers. Consideration should be given
to the development being also being broken into smaller
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Figure 50: Phase Two of the Penrith Strategic Masterplan (Please note that a
full sized version of this drawing is available on page 12 of Appendix C).
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Figure 51: Phase Three of the Penrith Strategic Masterplan (Please note that a

full sized version of this drawing is available on page 13 of Appendix C).
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Phase Two

Phase Two to include;

- Delivery of 1442 homes.
- Delivery of 6.8ha park and ride site
- Delivery of 17ha employment land

Penrith Strategic Masterplan

Phase Three

Phase Three to include;

- Delivery of 1458 new homes.
- Delivery of 5.4 miles new link road
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parcels to enable a more diverse range of developer interest
to include smaller local developers, custom and self-build
housing and the provision of specifically affordable housing
through registered providers.

Appraisal Outcomes

Having regard to the approach and inputs outlined in the
previous sections of this report the outcome of the appraisal
of the preferred option of the Penrith Masterplan Vision is
that site value is sufficient to provide for all development
costs, developer profit and planning gain.

Delivery

The appraisal of the Masterplan Vision is predicated on
the pre-construction of the infrastructure necessary to
both support the planned development and stimulate a
significantly greater residential developer commitment to
Penrith than has been recorded to date.

Furthermore the Masterplan Vision for Penrith gives rise to
a number of identifiable delivery implications that require
consideration and the establishment of an appropriate
commercial response and agreement(s).

. The appraisals assume that the Planning Gain
is realised at the date of commencement of
development. Any financial contributions made
by developers and/or land owners in advance of
development will attract finance/opportunity costs
and reduce the total sum of available Planning
Gain.

. The concepts of collaboration and equalisation
are well established in the commercial and
residential land and development markets
where the benefits of shared infrastructure are
apparent. The effectiveness of such mechanisms
are however significantly influenced by all parties
having an active shared interest in realising
land/development value, and the availability of
necessary infrastructure funding.

. The appraisals assume that development land
is drawn down and paid for by developers on an
incremental basis as needed for development.
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7.2 Further work to progress the Penrith Strategic Masterplan

The Penrith Strategic Masterplan presents a

vision of what Penrith and Eden might become
in the future.

The Penrith Strategic Masterplan presents a vision of what
Penrith and Eden might become in the future. In developing
the Masterplan a number of assumptions have been made
and in order to progress the plan, it is necessary to undertake
further work to further refine the vision and establish the
mechanisms by which it could be delivered.

The further work required can be split into five areas:

. An extensive public consultation exercise,
presenting the Penrith Strategic Masterplan, will
allow the people of Penrith to have their say as well
as create a more transparent masterplan process.
The initial consultation process should be extended
until the end of 2018 as a ‘call for views’ exercise
to ensure that a wide range of views are captured.

. The purpose and deliverability of the Northern
Relief road from the A66 to Junction 41 of the M6;

. The mechanism by which the Master Plan becomes
an approved planning document with formal status;

. The approach and structures that should be put
in place to ensure collaboration between Eden
District Council, Landowners and relevant public
sector bodies such as Home’s England and Cumbria
County Council. For example it will be necessary to
have mechanisms in place that allow Eden District
Council’s Registered Partners to partner with small
house builders and to recieve support from the
council, in order for community led and self or
custom build approaches to be adopted;

. Identification, engagement and ultimately the
securing of public sector funds to assist in the
delivery of the infrastructure needed to take the
Masterplan forward.
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The Northern Relief Road

An initial phase in the delivery of the Masterplan should
seek to clarify if the new Northern Relief Road will form part
of the three new village developments. The objective of this
work would be to establish the extent to which traffic will be
diverted around Penrith and the impact that this will have
on traffic flows. An evaluation of the costs and benefits can
then be undertaken to establish whether the new road will
provide significant benefits against the costs of construction.
This work should include:

. High level analysis using Highways England
Regional Traffic Model;

. Traffic surveys and updating of the Penrith SATURN
Traffic Model; and

. Technical feasibility studies to provide route options
and budget costs for the Northern Relief Road.

This additional work will establish whether a new Northern
Relief Road from the A66 to Junction is desirable.

Planning options to deliver the Strategic
Masterplan

For the Masterplan to be implemented it must have formal
planning status. A separate piece of work considered Five
planning delivery options. These are as follows:

. Outline planning application and EIA for the whole
masterplan area;

. Outline planning application and EIA for a smaller
urban extension;

. Outline planning application and EIA foremployment
land only;

. Rapid review (or partial review) of the local plan;
and

. Development of Masterplan and Design Code to

provide interim guidance, and future Supplementary
Planning Document (SPD).

Eden’s preferred option of submitting an outline application
and EIA is a feasible approach with a timescale of 18
months to prepare and submit the application. There are
a number of risks associated with this approach that may
expose Eden District Council to additional costs and delays.
The most significant of these risks is the requirement for
the application to be referred to the Secretary of State and
possible/probable need for a Public Inquiry.
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An application and Environmental Impact Assessment (EIA)
for a smaller urban extension, or for employment land only,
could be completed at lower cost and would attract a lower
risk of being called-in. These options would be informed
by the Penrith Strategic Masterplan. An employment land
application would address the demand for new employment
land evident from the economic analysis work completed to
date, and is worth considering further. The development
of a Masterplan and design code building on the completed
Strategic Masterplan would provide an opportunity to both
guide future development and inform a review of the local
plan. It could be adopted as a Supplementary Planning
Document once the local plan review is complete.

The final option considered is a rapid review (or partial
review) of the local plan. This is the approach set out in the
NPPF and the favoured approach of many stakeholders. A
partial review, focusing on key strategic policies and Penrith,
would focus resources more efficiently. This would be the
most robust way to implement the Strategic Masterplan but
could take between three and five years.

We recommend the option of a rapid partial review of the
Local Plan is taken forward, and further consideration is
given to the best form this should take, and the necessary
supporting evidence, which would then be followed by
the submission of an outline or a series of full planning
applications.

Masterplan Delivery models

The scale and viability of the Penrith Strategic Masterplan
is unlikely to attract a commercial “master developer”
to act as enabler of development. However a body with
a wider socio-economic remit may be able to provide an
effective approach to facilitate a collaborative approach
between Landowners, Eden District Council, Developers and
Infrastructure providers to deliver the Masterplan. Possible
approaches that have been used elsewhere and should be
considered

. Memorandum of understanding (MoU) between
landowners and Eden DC to allow further refinement
of collaborative delivery models

. Creation of Local Development Company with

representatives of the relevant stakeholders to
bring forward development

Penrith Strategic Masterplan

Potential Funding Sources

The extent and cost of the required infrastructure is not
yet known however the viability assessment has indicated
that £89M may be available as planning gain to fund
infrastructure improvements and affordable housing. It is
likely however that further public sector investment will be
required to provide the necessary infrastructure particularly
around transport provision. The following funding streams
should be explored and may provide some of the external
funding required to bring development forward. Some are
applicable to local authorities and some for the development
community highlighting the benefit and potential of working
collaboratively to secure external funding.

. The £5 billion Housing Infrastructure Fund is a
government capital grant programme to help unlock
new homes in areas with the greatest housing
demand. Funding is awarded to local authorities on
a highly competitive basis. For a small number of
strategic and high-impact infrastructure projects.
Bids can be up to £250 million.

. The Home Building Fund is a flexible source of
funding administered by Homes England on behalf
of government. The Fund provides:

. development finance - loan funding to meet the
development costs of building homes for sale or
rent

. infrastructure finance - loan funding for site

preparation and the infrastructure needed to
enable housing to progress and to prepare land for
development

. Housing Growth Partnership is a social impact
investor backed by Lloyds Bank and Homes England
to help address housing affordability by providing
support to the regional residential development
community to increase the number of new homes
built in the UK.

Penrith Town Centre
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