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Brougham Castle can be seen from some eastern elements of the
site

Looking down towards Hunter Hall School Playing Fields from eastern elements of the 
site
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Constraints and Opportunities
Plan

Land at Carleton, 
Penrith

C

Site clearly visible from 
Brougham Castle keep, 
which provides 
panoramic views over 
the Eden Valley. 
Sensitive design to 
respect setting of castle 
required 

Potential for noise 
pollution from A66 to 
south, further 
investigation is required

Potential for noise 
pollution from A66 to 
south, further 
investigation is required

Prominent site frontage 
visible from A66

Hunter Hall School
Indepndant prep school 
(3-11 years) situated to 
the east and is 
overlooked by site 
topography
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playing fields

Frenchfield playing 
fields
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(English Heritage Building ID: 
1137840)

Grade II Listed
Frenchfield 
Farmhouse
(English Heritage Building ID: 
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Carlton Farmhouse
(English Heritage Building ID: 1326892)

Clear long range views 
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Potenital linear swale to  
site edge linking to 
storage tanks or pond

Rear gardens must be 
orientated away from A66 
with no timber fencing or 
integral garage units 
facing A66

Potential for Roman Road 
to be used as pedestrian / 
green link

Current planning 
application 13/033 
identifies priority junction. 
Potential requirement for 
roundabout if connection 
to wider masterplan is 
delivered

NCN 71

NCN 71

Line of Roman Road 
could be used as 
feature or pedestrian 
link / green connection 
through the site

C A R L E T O N   R O A D 

C A R L E T O N   R O A D 

Proposed spine 
road may need to 
incorporate a cycle 
route and be bus 
permeable

Potential for staggered 
priority junctions 
connecting spine road 
ts north and south of 
Carelton Road

Grade II Listed
Cross Keys Public House
(English Heritage Building ID: 1145117)

Grade II Listed
Candida
(English Heritage Building ID: 1137845)

Tennis Courts

Brook to north and east 
possible attractive feature for 
ecology and sustainable 
urban drainage

Pastoral Field

Potential for Roman Road 
to be used as pedestrian / 
green link

A 686 

A 68
6 

Public Right of Way (ref 
358001). Possibly no 
longer in full use?

Potential to extend 
104 / 106 bus routes 
into / through the site

Potential to extend  
bus routes into / 
through the site
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Existing cycleway

County Highways may 
look to extend speed 
limit to take in school 
sports facilities

Potential access 
for pedestrians 
and services

Potential pumping station

Survey for 
Asbestos?

Level difference at Site Boundary

 at Site Boundary

Level difference

Service pipe

Potential northern access 
point to wider masterplan 
area

Combined sewer taken 
from UU mapping

Overhead electric cables 
to remain, with 10m min 
offset to roof to proposed 
unit

Retaining wall 
investigation required

Investigation into 
ownership of 
access required

Potential 
Sub 
Station

Potential 
Sub 
Station

Potential road 
closures may be 
an issue for the 
building of 
services in 
existing road

Rev C - Minor amendments to meet client comments

Rev A - Revised ownership / redline boundaries and drainage options
Rev B - Further amendments to plan, including masterplan boundary revision etc

1

2

3

4

5

6
Pond in site / connection to existing foul sewer that runs 
down Carleton Road making this a combined sewer 

Preferred and most desireable. No pond in the site, so 
'unrestricted' pipe work in the road down to a pre-treatment 
swale out falling to a pond then connection to Frenchfield 
stream - Pros: Low cost / good score in terms of SUDS 
Cons: 3rd party land. As an option to this we could look to 
secure the same design within the Hunter Hall School 
ownership area which could potentially offer alternative 
party for negotiation 

Pond in site and restricted outflow down the road crossing 
EDC land. This could be piped in or swale/ditch type and 
route to be agreed 

Same as Option 2 but locate wholly within Hunter Hall land 

Pond in site / surface water sewer off-site through to the 
river Eamont

Pond in site / surface water connection to existing 
combined sewer as shown

Temporary Sales Office options in order of preference

Temporary Compound options in order of preference

1
1

Potential TRO to reduce speeds to 30mph (between 
points A-B on Carlton Road)A B

Drainage Options

Notes

Pond in site / surface water sewer off-site through adjacent 
CCC land to then connect to the river Eamont

7

Existing Stone Wall

Redline Boundary

Legend

Electricity Equipment

BT Equipment

Water Pipes

Gas Pipes

Approximate Route of Water Pipe / Service Pipe

Sewer Pipes

NCN 71 / PROW (PROW no longer in use)

Roman Road 

Listed Buildings

Existing Buildings

Existing Vegetation

Wider Masterplan Boundary

Potential SUDS Option

Potential Surface Water 
Drainage Option

Identifying local constraints and opportunities before commencement of layout design work
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Existing development backing on to the site at Harthwaite Gardens
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Constraints and Opportunities
Plan

Land at Carleton, 
Penrith

C

Site clearly visible from 
Brougham Castle keep, 
which provides 
panoramic views over 
the Eden Valley. 
Sensitive design to 
respect setting of castle 
required 

Potential for noise 
pollution from A66 to 
south, further 
investigation is required

Potential for noise 
pollution from A66 to 
south, further 
investigation is required

Prominent site frontage 
visible from A66

Hunter Hall School
Indepndant prep school 
(3-11 years) situated to 
the east and is 
overlooked by site 
topography

Hunter Hall School
playing fields

Frenchfield playing 
fields

Grade II Listed
French Field
Cowshed and Barns
(English Heritage Building ID: 
1137840)

Grade II Listed
Frenchfield 
Farmhouse
(English Heritage Building ID: 
1145116)

Grade II Listed
Carlton Farmhouse
(English Heritage Building ID: 1326892)

Clear long range views 

of Eden Valley and 

North Pennines

C
lear long range view

s of 

Eden Valley, H
ow

gills and 

Lake D
istrict

Potential for 
'low point' 
SUDS pond

L O
 W

   P
 O

 I N
 T

L 
O

 W
   

P 
O

 I 
N 

T

Potenital linear swale to  
site edge linking to 
storage tanks or pond

Rear gardens must be 
orientated away from A66 
with no timber fencing or 
integral garage units 
facing A66

Potential for Roman Road 
to be used as pedestrian / 
green link

Current planning 
application 13/033 
identifies priority junction. 
Potential requirement for 
roundabout if connection 
to wider masterplan is 
delivered

NCN 71

NCN 71

Line of Roman Road 
could be used as 
feature or pedestrian 
link / green connection 
through the site

C A R L E T O N   R O A D 

C A R L E T O N   R O A D 

Proposed spine 
road may need to 
incorporate a cycle 
route and be bus 
permeable

Potential for staggered 
priority junctions 
connecting spine road 
ts north and south of 
Carelton Road

Grade II Listed
Cross Keys Public House
(English Heritage Building ID: 1145117)

Grade II Listed
Candida
(English Heritage Building ID: 1137845)

Tennis Courts

Brook to north and east 
possible attractive feature for 
ecology and sustainable 
urban drainage

Pastoral Field

Potential for Roman Road 
to be used as pedestrian / 
green link

A 686 

A 68
6 

Public Right of Way (ref 
358001). Possibly no 
longer in full use?

Potential to extend 
104 / 106 bus routes 
into / through the site

Potential to extend  
bus routes into / 
through the site

C 
A 

R 
L 

E 
T 

O
 N

   
A 

V 
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N 
U 

E 

Existing cycleway

County Highways may 
look to extend speed 
limit to take in school 
sports facilities

Potential access 
for pedestrians 
and services

Potential pumping station

Survey for 
Asbestos?

Level difference at Site Boundary

 at Site Boundary

Level difference

Service pipe

Potential northern access 
point to wider masterplan 
area

Combined sewer taken 
from UU mapping

Overhead electric cables 
to remain, with 10m min 
offset to roof to proposed 
unit

Retaining wall 
investigation required

Investigation into 
ownership of 
access required

Potential 
Sub 
Station

Potential 
Sub 
Station

Potential road 
closures may be 
an issue for the 
building of 
services in 
existing road

Rev C - Minor amendments to meet client comments

Rev A - Revised ownership / redline boundaries and drainage options
Rev B - Further amendments to plan, including masterplan boundary revision etc

1

2

3

4

5

6
Pond in site / connection to existing foul sewer that runs 
down Carleton Road making this a combined sewer 

Preferred and most desireable. No pond in the site, so 
'unrestricted' pipe work in the road down to a pre-treatment 
swale out falling to a pond then connection to Frenchfield 
stream - Pros: Low cost / good score in terms of SUDS 
Cons: 3rd party land. As an option to this we could look to 
secure the same design within the Hunter Hall School 
ownership area which could potentially offer alternative 
party for negotiation 

Pond in site and restricted outflow down the road crossing 
EDC land. This could be piped in or swale/ditch type and 
route to be agreed 

Same as Option 2 but locate wholly within Hunter Hall land 

Pond in site / surface water sewer off-site through to the 
river Eamont

Pond in site / surface water connection to existing 
combined sewer as shown

Temporary Sales Office options in order of preference

Temporary Compound options in order of preference

1
1

Potential TRO to reduce speeds to 30mph (between 
points A-B on Carlton Road)A B

Drainage Options

Notes

Pond in site / surface water sewer off-site through adjacent 
CCC land to then connect to the river Eamont

7

Existing Stone Wall

Redline Boundary

Legend

Electricity Equipment

BT Equipment

Water Pipes

Gas Pipes

Approximate Route of Water Pipe / Service Pipe

Sewer Pipes

NCN 71 / PROW (PROW no longer in use)

Roman Road 

Listed Buildings

Existing Buildings

Existing Vegetation

Wider Masterplan Boundary

Potential SUDS Option

Potential Surface Water 
Drainage Option

Carleton Road, looking west

 

 

 

Extract from the Council’s September 2014 ‘Preferred Options’ document highlighting the wider Masterplan area (E3 and E4)

Introduction

Story Homes and Cumbria County Council are progressing 
plans for proposed new housing developments and associated 
infrastructure on land to the east of Carleton, Penrith.  

Story Homes is proposing to submit a full planning application
for its land interest for circa 65 homes.

Cumbria County Council is proposing to submit an outline 
application with access details for circa 100 homes for its land 
interest.

The schemes will be supported by a Concept Masterplan that 
will show how the site and wider area can be developed as a 
sustainable development.

The respective developments will comprise a mixture of 
housing including affordable homes for local people.

Need for New Homes 

Land is required for a minimum of 1554 new homes in Penrith 
to meet housing needs up until 2032.  Eden Council has 
identified land east of Carleton amongst other new sites to 
meet this need.  This has been put forward in the new Eden 
Local Plan which is to be considered by a Planning Inspector 
later this year prior to formal adoption by the Council.  

 Context  and Background1.

County
Land

Story
Land

o

Independent

Carleton
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Extract from Vectos’ (project highways consultants) plan highlighting local facilities ‘Local Area with 800m and 2km Pedestrian Catchment’

Hunter Hall School and Carleton Brow

Potential southern access to the development

The site has easy access to local cycle routes and footpath networks

Carleton Avenue and the south western site frontage

Attractive local townscape 
details

The use of render, chimneys 
and quoins

Local building traditions and 
palettes of materials

Attractive local cottage forms,
Carleton Avenue

Penrith Tennis Club and local facilities

Attractive local stone

Potential for pedestrian and cycle connectivity to Carleton Avenue

A small beck runs to the north east of the wider site

Carleton Hall Farm

Carleton Hall Farm

Northern elements of the wider development area opposite the 
junction with Carleton Hill Road

Site  Features and Opportuni t ies

Constraints and Opportunities

A key initial tool of the development process is to understand 
the constraints and opportunities of the site.  The County 
Council’s and Story Homes’s two sites are split either side of 
Carleton Road south of the A686.

The wider proposals will form an urban extension to Carleton 
and east Penrith. The area has many existing services and 
facilities of its own including 
local pub, rugby club, football 
club / pitches and school. 
It is within easy access to the 
West Coast Main Line and 
M6, providing easy access to 
the wider North West region. 

Brougham Castle Scheduled 
Ancient Monument and the 
River Eamont (tributary to 
River Eden Site of Special 
Scientific Interest) are 
located in close proximity to 
the South.

2.
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Existing Story home, showing potential finish and design, Crindledyke Farm, Carlisle

Examples of recently completed Story housetypes, Shotley Bridge, south of Newcastle Upon Tyne

Examples of an existing Story home, Haltwhistle, Northumberland Recently approved Story Homes development, Galgate, near 
Lancaster

Story Homes development, Dalston, south of Carlisle

3D pictoral view highlighting development proposals in Barrow-in-Furness 3D pictorial view highlighting development proposals at Fairhill, Penrith, Eden District

3D pictorial view highlighting development proposals at Fairhill, 
Penrith, Eden District

3D pictorial view highlighting recently developed urban extension at 
Crindledyke Farm, Carlisle

Existing Story home, showing potential finish and design, Kendal

Recently completed Story home, Appleby, Eden District

Story Homes3.

Who are Story Homes?
 
We are a family grown business with more than 28 years 
of experience in developing land and communities. Since 
1987, we have evolved into one of the most respected and 
well-known companies in the north of England thanks to our 
stunning designs, our ability to sensitively plan and build 
developments that retain the character and style of an area, 
our customer care and our attention to detail. 

Why are we the Builder of Choice? 

•	 We try to employ local contractors;
•	 We use local materials wherever possible;
•	 We are a good neighbour in the communities where we 

develop;
•	 We build beautiful homes which will continue to look great 

in years to come;
•	 We develop schemes that enhance communities; and
•	 We collect detailed feedback from our customers and 

identify any action areas for improvement.

What Makes us Different?
 

•	We recognise the value of consultation and engagement 
in the development process;

•	We always encourage comments and feedback on our 
plans; and 

•	We address future needs through our developments

If you would like 
more information 
about our 
proposals, please 
visit the Land & 
Planning pages at 
www.storyhomes.
co.uk.
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Potential requirement for 
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property boundaries 
alongside A66

Potential for some 
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serve higher 
density areas

Attractive crescent 
form as gateway to 
scheme from north

Units look out to 
east across open 
countryside and 
expansive views to 
North Pennines

Lower density edge 
and careful treatment 
of built form helps 
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development

Planting to key 
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views through to 
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Generous offset from existing 
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garden to garden relationships

Strong frontage 
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existing dry stone 
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Potential for some 
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Public Open Space

High Density Cell

Key Unit Frontage

Low Density Cell

Medium Density Cell
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Current proposals - the Indicative Framework Plan

Local site context - Cross 
Keys pub

The site in the context of existing development at the eastern edge of Penrith

Outl ine Proposals

Illustrative Masterplan

In developing the sites, careful attention will be paid to the built 
form and character of the wider area and the setting of historic 

assets. House types, materials, landscaping 
and boundary treatment strategies will 
each be carefully designed to assimilate 
the development to the area and achieve a 
quality design.

to biodiversity by new swales and ponds and landscape 
planting.  Drainage will be sensitively designed in consultation 
with statutory bodies to ensure flood risk and water quality is 
appropriately addressed. 

A detailed Transport Assessment will be produced to assess 
the impact of the development traffic on the surrounding 
highway network.  Improvements to existing network will be 
provided where proven necessary.

There are clear opportunities to afford attractive views looking 
into as well as out of the development and for a new leisure 
path network for new and existing residents to enjoy.

Care will be taken to mitigate as far as possible against 
potential impacts on adjacent existing residential amenity.

The developments shall seek to incorporate Sustainable
Urban Drainage Systems (SUDS) and provide enhancements
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Improving biodiversity and environmental enhancement

Sustainable Story (figures as at November 2014)

Start on site. The Beeches, Kendal A place to play

Story’s construction team

Public open space and connectivity

Northern edge of wider masterplan area and allocation E3 at junction between Carleton Avenue and Carleton Hill Road Reduced speed limit on Carleton Road would create a safer 
environment

Key Benef i ts  of  Development

Key Benefits of Development

The proposed residential development at Carleton Road 
by Story Homes and Cumbria County Council will deliver a 
number of key benefits to the local area. These include:
 

•	 The combined delivery of approximately 165 new high quality 

homes (as part of a wider masterplanned development of around 

300 homes) to help meet the existing and future needs of Penrith 

and the wider area, of which up to 30% will be for local people

•	 The new homes will provide for a growing workforce and deliver a 

combined economic output of £6.9 million per annum 

•	 The generation of a combined investment of approximately 

£18 million through the construction process and support for 

the creation of up to 130 new construction jobs plus additional 

indirect jobs

•	 The expectation that up to £2.6m per annum will be generated 

by the scheme in terms of commercial expenditure (retail and 

leisure) 

•	 The provision of a combined New Homes Bonus of £1.45 million 

to be reinvested in local services over a 6 year period 

•	 Additional Council Tax receipts of £245,000 per annum 

•	 The payment of commuted sums if demonstrated to be 

necessary to meet any infrastructure shortfall

•	 Development that will respect the surrounding landscape and 

heritage assets including the historic Roman Road; and,

•	 The inclusion of landscape buffers and open space provision.

Next Steps

Following this public 
exhibition, we will review 
all of the responses and 
comments made, and where 
possible incorporate some 
of these into the proposed 
development. 

5.


