DEVELOPMENT CONTROL COMMITTEE
TUESDAY, 14TH AUGUST 2018, 6.30 PM
COUNCIL CHAMBER, TOWN HALL, CHORLEY
I am now able to enclose, for consideration at the above meeting of the Development Control
Committee, the following reports that were unavailable when the agenda was published.
Agenda No

4

Item
(Pages 53 108)

A

17/00713/OUTMAJ - LAND ADJACENT AND SOUTH OF
LEEDS LIVERPOOL CANAL, BLACKBURN ROAD, CHORLEY

B

17/00714/OUTMAJ - LAND TO THE WEST SIDE OF
BLACKBURN ROAD, CHORLEY

(Pages 109 182)

C

17/00715/OUTMAJ - LAND BETWEEN M61 MOTORWAY AND
LEEDS AND LIVERPOOL, MILLENIUM WAY, CHORLEY

(Pages 183 258)

D

17/00716/OUTMAJ - LAND TO THE REAR OF 135
BLACKBURN ROAD, BLACKBURN ROAD, CHORLEY

(Pages 259 326)

I

18/00603/FUL - 1 QUEENS ROAD, CHORLEY

J

18/00328/FULMAJ - GUEST HOUSE FARM, RUNSHAW LANE,
EUXTON, CHORLEY

(Pages 327 332)
(Pages 333 344)

REVIEW OF CHORLEY COUNCIL'S VALIDATION CRITERIA FOR
PLANNING APPLICATIONS

GARY HALL
CHIEF EXECUTIVE
Electronic agendas sent to Members of the Development Control Committee

If you need this information in a different format, such as larger print or
translation, please get in touch on 515151 or chorley.gov.uk

Meeting contact Nina Neisser on 01257 515140 or email nina.neisser@chorley.gov.uk

(Pages 345 346)

This page is intentionally left blank

Agenda Page 53

Agenda Item 3a

APPLICATION REPORT – 17/00713/OUTMAJ
Validation Date:

18 July 2017

Ward:

Chorley North East

Type of Application:

Outline Major Planning (with ES)

Proposal:

Outline planning application for employment floorspace (Use Classes B2
and B8) with associated highways, landscaping provision and any
ancillary development thereto. All matters reserved except for access
which is proposed off the existing A674 roundabout.

Location:

Land Adjacent And South Of Leeds Liverpool Canal Blackburn Road
Chorley

Case Officer:

Adele Hayes

Applicant:

FI Real Estate Management Limited

Agent:

HOW Planning

RECOMMENDATION
1.

It is recommended that Members be minded to approve the application subject to conditions and no
intervention from the Secretary of State in respect of the associated planning application reference
17/00716/OUTMAJ which is also reported on this agenda.

SITE DESCRIPTION
2.

The application site comprises 6.84ha of land which lies to the north east of J8 of the M61. It is
bounded by the A674 Millennium Way to the south, by the M61 J8 southbound exit slip road to the
west, and by the Leeds and Liverpool Canal to the east. To the north lies agricultural land which forms
part of the designated Green Belt.

3.

The application site comprises two field parcels which are used for grazing and are bisected by public
footpath 9-2-FP 26 which runs through the site in a north/south direction.
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The site slopes at an average 1:25 gradient from the A674 Millennium Way towards a series of ditches
forming the boundary to the adjacent fields to the north. Levels vary from approximately 93.5m AOD at
the base of the A674 Millennium Way embankment and 87.5m AOD at the ditch to the northern site
boundary.

5.

There is an existing roundabout on the A674 Millennium Way which provides a spur into the
application site, which is the proposed means of vehicular access to the site.

DESCRIPTION OF PROPOSED DEVELOPMENT
6.

The application is submitted in outline for access only with all other matters reserved for subsequent
approval.

7.

The application proposes the erection of up to 27,871sqm of B2/B8 employment floorspace and is
accompanied by a land use and building heights parameters plan. There would be a landscape buffer
strip along the site’s northern boundary varying between 8 and 24m in depth to afford screening of the
proposed employment units with vegetation. A buffer to the eastern boundary with the Leeds and
Liverpool Canal is also included which is shown as between 7.5m to 20m in depth. The employment
units would have a maximum height of 15m above ground level.

8.

An illustrative masterplan has been submitted alongside the application submission, which provides an
example of how the site could be delivered. This identifies a number of employment units of varying
sizes, with each served by a service yard for deliveries / goods vehicles and areas for staff car
parking. The units would be accessed via an internal access road and set within landscaping. The
detailed approach to design and layout would be determined at any future reserved maters application
and therefore it is important to make clear that the illustrative masterplan is indicative at this stage.
The number of units, together with their size and layout would also be determined as part of any future
reserved matters application, thereby allowing the applicant flexibility to respond to market demand for
employment premises.

9.

Access to the site would be facilitated by extending the existing spur on the A674 Millennium Way
roundabout in to the site. The existing public footpath which runs through the site would be retained,
however it is likely that its route would need to be subject to realignment. The precise detail of this
again to be determined as part of any future reserved matters application.

10.

The Council are also considering three other applications relating to land in the immediate vicinity of
the current proposal which are also reported on the agenda.
 17/00714/OUTMAJ for the construction of up to 188 dwellings
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 17/00715/OUTMAJ for retail floorspace (Use Classes A1, A3, A4 & A5), employment floorspace
(Use Class B1), hotel (Use Class C1), creche/nursery (Use Class D1) and provision of associated
car parking, highways, landscaping, and infrastructure
 17/00716/OUTMAJ for the construction of up to 100 dwellings
ENVIRONMENTAL IMPACT ASSESSMENT
11.

An Environmental Statement (ES) provides a systematic examination of environmental effects that
may be caused by a development proposal on the receiving environment. The process allows
modification of the project to minimise potentially harmful effects through the incorporation of
mitigation measures and enhancement proposals within the design process.

12.

The applicant submitted an Environmental Statement alongside this planning application in July 2017
which comprises the following: -

13.



Environmental Statement (July 2017)



Non-Technical Summary



Introduction



Approach



Site Description



Alternatives



Proposed Development



Planning Policy Context



Socio-Economics



Landscape and Visual



Ecology and Nature Conservation



Archaeology and Heritage



Ground Conditions



Drainage and Flood Risk



Transport and Access



Air Quality and Dust



Noise and Vibration



Cumulative Effects



Summary of Mitigation and Residual Effects

The Environmental Statement takes account of the cumulative effects of the current proposal
combined with the other 3 proposals detailed above.

14.

Subsequently, an ES Addendum was submitted in February 2018 which addressed changes to the
parameter plans and a revised Transport Assessment to address issues raised during consultation
with statutory consultees.
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Following further consultation with CBC, Lancashire County Council (LCC) and Highways England
(HE), a review of the transport assessment work has been undertaken. As a result, additional
mitigation is proposed in relation to Euxton Lane/A6 junction. The mitigation identified as part of the
latest technical review supersedes that which is presented in the original ES and ES Addendum
regarding Euxton Lane/A6 junction.

REPRESENTATIONS
16.

In total 41 objections have been received together with one letter of support and 2 further
representations neither supporting nor objecting.

17.

The objections can be summarised as:


Principle
-

Urbanising effect of open countryside

-

Loss of green space in the local area

-

The development will bring only limited employment for unqualified staff

-

This is Green Belt land and should be protected from development

-

There is sufficient land set aside for employment purposes at Buckshaw Village which
has equally good access to the motorway network



Landscape
-

Impact on views around the canal as the development will destroy the natural beauty of
this area of countryside

-

Due to the topography of the land this development would be highly visible to the
detriment of the appearance of this area of open countryside





-

Development would create an eyesore at this important gateway to Chorley

-

Development will further urbanise the outskirts of Chorley

Wildlife
-

Impact on wildlife in terms of loss of habitats

-

This is one of a decreasing number of rough grassland habitats within the borough

Flooding and drainage
-

The land near the canal is waterlogged and is flooded on many occasions through the
year

-

The development may affect the source and course of the River Chor

-

Will the current drainage system be able to cope with the additional demand?

-

The proposal to direct all surface water drainage from the proposed development to the
River Chor may cause flooding downstream for housing and industrial premises in the
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Hartwood area and other areas of Chorley – the potential for flooding must be given
serious consideration by an independent party


Highways
-

Impact of additional traffic on congestion and accidents

-

Blackburn Road suffers congestion at peak times, exacerbated by the poor design of the
road which connects to Millennium Way which blocks the left hand turn at the traffic lights

-

Will result in significant congestion backing up on the A674 from J8 of the M61 towards
Wheelton

-

There is often existing congestion on the M61 with traffic queueing on the northbound J8
slip road to exit the motorway and this will be exacerbated by the proposed development,
causing highway safety issues on the motorway

-

A detailed review of traffic flow for J8 of the M61 is required

-

The development will create traffic chaos on J8 of the M61 and the Hartwood
Roundabout

-

An additional junction is required on the M61 to relieve congestion at J8 and provide
access to Chorley South

-

There is a case for a Chorley East Ring Road, east of the M61

-

Impact of additional traffic on the Hartwood Estate which will make it increasingly difficult
to access / leave the estate at peak times, and increase rat-running through the estate

-

Congestion on Millennium Way and the A6 is preventing emergency vehicles accessing
Chorley Hospital

-

The proposed development will increase the use of Moss Lane as a rat run to avoid
congestion on the M61 and Millennium Way

-

There has been no investment in new road infrastructure to serve Chorley’s continued
growth and Buckshaw Village is still being developed out which will continue to worsen
the existing situation, and the proposed development will add to this congestion

-

Insufficient improvements proposed to highway infrastructure

-

The traffic impact of all proposed and foreseeable development should be factored in to
the assessments

-

The overly simplified traffic model identifies that up to 30 minutes delay is acceptable –
this is not acceptable

-

Increased traffic congestion will make Chorley town centre less attractive as a
destination, which runs counter to the objective to encourage more people to visit the
town centre



Amenity and pollution
-

Impact of noise associated with operation of proposed development, with employment
units of this nature typically being a 24hr operation

-

Impact of additional traffic in terms of air quality, and associated impacts on health

-

Air and noise pollution associated with the development will make our garden area less
pleasant to use
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Impact of light pollution on surrounding residential properties associated with a 24hr
operation



Infrastructure


Impact on local infrastructure in terms of schools and health facilities



Chorley Hospital A&E has had major cuts and so now only opens 12 hours per day, and
the proposed development will place additional strain on already stretched health
services



Other


Impact of construction traffic on Preston Road



The proposed development represents gross capitalism in its worst form



Impact on local house prices



Increased risk of crime



Displacement of existing car boot sales and other community gatherings which take place
on the land



The layout plan shows a roundabout which would facilitate access on to land to the north.
If this is adjacent land is to be developed all surveys should assess the effects of
potential further expansion.

18.

Blackburn Road and Great Knowley Residents’ Association
Object to the application on the following grounds.


The M61 junction and the Hartwood Hall roundabout area already operating at capacity,
there are currently houses being built on Moss Lane, and the proposed development
will make the situation even worse.



To avoid congestion, people are likely to use Blackburn Road and Moss Lane to access
the proposed development.

19.

Councillor comments
An objection has been received from Cllrs Adrian and Marion Lowe in respect of all four related
applications:
 Over-intensive development of houses – the masterplan suggested around 180 dwellings,
and the applications now propose up to 288 dwellings. The number of dwellings should be
reduced.
 Traffic impact – the highway network will not be able to cope with the increased volume of
traffic. There will be a particular impact on the Hartwood area, taken together with the
planning approval for the digital health park. Additional mitigation measures should be
investigated, such as traffic lights at the Hazel Grove exist from the Hartwood estate.
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 Loss of green space – loss of green space and a buffer zone with Blackburn Road.

 Phasing – if the planning applications are approved, it should be a requirement that the
employment and retail elements are built out before any dwellings are built. Our original

representation still stands and these proposals would be OK to deal with the current
situation.
Following the additional highway modelling and resultant additional mitigation measures now
proposed, Cllrs Lowe have stated that they do not consider the measures are adequate to deal with
the proposed development and the resultant traffic increases. Comment is made that the area around
the Junction 8 roundabout and Hartwood cannot cope as it is now.
CONSULTATIONS
20.

Heapey Parish Council


Heapey Parish Council object to all four planning applications due to the impact on local
infrastructure including school places, medical and dental facilities and sewage/drainage
services and the impact of increased vehicle movements on surrounding roads and Junction 8
of the M61, which currently suffer serious congestion at peak times.

21. Wheelton Parish Council



Wheelton Parish Council objects to the application because:
- There is potential congestion especially given the additional associated three other
proposals-theoretically these could add an additional 1000 vehicles at peak times in this
area (both to get to the Motorway and surrounding localities school runs. Given that
most traffic now is at a standstill at peak times even the additional of half this number
could significantly add to the problems
- We believe there is still a lack of cohesive infrastructure proposals and understanding
of local issues
- The backup of traffic has a major impact on residents of Wheelton who cannot access
the A674 without significant waiting times and these proposals will add to these
problems. Even mini roundabouts at the entrance along the A674 to Victoria Street and
Blackburn Road would not significantly ease the problem given the additional flow of
traffic both ways along A674
- These proposals will add to irreversible urbanisation, threat to character of Wheelton
and ruining the nature of an area people visit for recreation.
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Have confirmed that they have no objections to the proposed development.

Technical consultees
Statutory consultees
Coal Authority

N/A

Standing advice

Canal and River

10 Aug 2017

The main issues relevant to the Trust as statutory consultee on

Trust

this application are:
a) Impact on the character and appearance of the waterway
corridor.
b) Surface water drainage
c) Pollution controls
No objection subject to the following conditions:
Landscaping and buffer strip for access - depending on the final
scale, height and appearance of the development this could have
an adverse impact on the canal corridor. This may however be
able to be mitigated to a degree by the existing topography and
by additional native planting on the site. The material finish of the
development could also play a role in minimising the visual
impact of the development, especially the treatment of the gable
ends facing the canal. A clear 3m buffer strip to the top of the
canal cutting should be maintained and vegetation should be
kept clear of this buffer, and a clear access path maintained to
enable walking along the crest of the cutting on the canal side to
allow for future inspection and maintenance purposes. If the
Council is minded to approve the application we would ask that a
buffer zone is secured as part of the landscaping condition as
well as the ongoing maintenance and management of the
landscaping.
Boundary treatment - security fencing around the site should be
designed to a high standard and sited so as not to detrimentally
impact upon the canal corridor.
Drainage details – the proposed drainage arrangement for
surface water discharge would be acceptable to the Trust and
should not impact on the culvert underneath the canal. The Trust
would however want to view the final drainage details.
Pollution control – recommend the following condition “Prior to
the commencement of development, details of appropriate
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mitigation measures to prevent pollution of the Leeds & Liverpool
canal or other damage to the canal infrastructure or its users
during the construction of the proposed development, shall be
submitted to and agreed in writing by the Local Planning
Authority and thereafter carried out in strict accordance with the
agreed details. The details shall include the steps to be taken to
prevent the discharge of silt-laden run-off, materials or dust or
any accidental spillages entering the canal. The development
shall be carried out in strict accordance with the agreed details.”
Himalayan Balsam – is recorded as present on the site and
adjacent to the canal cutting. Removal and remediation of
Himalayan Balsam should be secured by condition.
Request the following informative:
The applicant/developer is advised to contact The Third Party
Works Team ((01782 779909)) in order to ensure that any
necessary consents are obtained and that the works comply with
the Canal & River Trust ‘Code of Practice for Works affecting the
Canal & River Trust’
Environment

24 Jul 2017

Agency

No comments. We provided comments on the EIA scoping for
this proposal. The details provided in the application confirm that
the development is outside the remit of the Environment Agency.

Highways

6 July 2018

England

After issuing several Holding Directions and after additional work
being undertaken in connection with traffic modelling, Highways
England have confirmed that they raise no objection to the
application and recommend that conditions should be attached to
any planning permission that may be granted.

Natural England

2 Aug 2017

No comments. The lack of comment from Natural England does
not imply that there are no impacts on the natural environment,
but only that the application is not likely to result in significant
impacts on statutory designated nature conservation sites or
landscapes. It is for the local planning authority to determine
whether or not this application is consistent with national and
local policies on the natural environment.

Chorley Council Consultees
CIL

21 Jul 2017

CIL Liability is not calculated at outline application stage.
However, this development will be CIL Liable on approval of the
final reserved matters application (if approved). Based upon this
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outline application information, this development will be subject
to the CIL Charge for ‘All Other Uses’ as listed in Chorley
Council’s CIL Charging Schedule.
Environmental

25 Sep 2017

Health

No objection. To minimise environmental impacts during the
construction phase I would recommend that consideration is
given to the addition of a condition requiring the applicant to
adhere to the information contained within the Chorley Council
document 'Code of Practice for Construction and Demolition'.

Tree officer

31 Jul 2017

A site visit was carried out on 28 July 2017. Trees located along
the site boundary outside the boundary fence. Trees will not be
impacted by the proposed development except T3 Semi Mature
Elder. Trees screening the site with wildlife habitat value.

Waste and

2 Aug 2017

No comments.

Contaminated
Land
Lancashire County Council
LCC

10 Aug 2017

No objection – no further archaeological work is required.

LCC Education

25 Jul 2017

No comments.

LCC Highways

31 July 2018

Lancashire County Council takes its responsibility seriously with

Archaeology
Service

respect to the current and future use of the highway network
whilst also giving a high priority to supporting economic growth,
the creation of jobs and access to employment, education and
training.
Highway officers of the county council have worked closely with
Highways England their consultants and the developer, I can
confirm that the modelling in general indicated that with the 2022
with mitigation, including network management measures, the
network of junctions would operate as well as or better than 2022
'Do Minimum no development scenario'. This assumes that all
obligations/measures and that all agreements with respect to all
highway improvement and related works are progressed and
delivered to the satisfaction of the Local Highway Authority
(LHA).
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A fundamental element to satisfactorily deliver this development
is the provision and implementation of all infrastructure. Should
the developer fail to provide any element of that required the
LHA cannot support this application.
The conclusion reached requires all highway or transport related
triggers and planning conditions to be agreed with the county
council. It is critical that some infrastructure is delivered prior to
development and others are provided in advance of them being
needed.
The full response is attached to this report at Appendix 1.
LCC Public

28 Sep 2017

Rights of Way

Public Footpath No. 26 Chorley runs through the application site.
It appears that a minor diversion of the public footpath will be
required. It is not clear how the land levels will be affected by the
proposed development. Presently the public footpath descends
steeply from the main road as it leads north. If the area of land
proposed to be developed is to be raised this could make the
public footpath more accessible and remove the need to have a
steep flight of steps leading away from the A674 allowing for low
mobility access and cycle provision to the development.
Public Rights of Way must not be obstructed during the proposed
development. It is the responsibility of the landowner to ensure
that the necessary procedures are followed for the legal
diversion of the Public Right of Way if this should be necessary.
If it is necessary for Public Rights of Way to be temporarily
diverted or temporarily closed, this is the responsibility of the
landowner to ensure that this is done following the appropriate
legal procedures. The development must not commence until the
necessary procedures are in place.

Lead Local Flood
Authority

25 Sep 2017

The proposals indicate that the applicant intends to discharge
surface water into the ordinary watercourse on site at a rate of 8
l/s/ha.
There is an ordinary watercourse that travels north to south on
the site. Historic maps indicate there is a culverted watercourse
at the south of the site. The applicant should identify the current
location of the culverted watercourse to ensure that it is
appropriately accounted for and considered in the sustainable
drainage design for the development proposal. Under the Land
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Drainage Act 1991 (as amended by the Flood & Water
Management Act 2010), consent from the Lead Local Flood
Authority is required to build a culvert or structure or carry out
works within the banks of any ordinary watercourse which may
alter or impede the flow of water, regardless of whether the
watercourse is culverted or not.
Subject to the findings of further investigations to establish the
condition and capacity of the culverted ordinary watercourse at
the south of the site, the feasibility of discharging surface water
to the culverted watercourse at an agreed acceptable rate may
be subject to appropriate mitigation measures.
There is an open ordinary watercourse that traverses the site
along the north of the site and north to south on the west side of
the site. There is also a culverted watercourse at the south of the
site. Construction within 8 metres of an open watercourse or over
a culverted watercourse is not advised as access for
maintenance purposes is restricted and it has the potential to
pose an undue flood risk to structures should the culvert collapse
or fluvial flooding occur. It is therefore advised that the
applicant's proposed drainage layout plan ensures no structures
are constructed within 8 metres of the top of the banks of the
watercourse or over a culverted watercourse.
It is critical the basins are constructed and operational prior to
any construction phase. This will ensure that site drainage during
the construction process does not enter the watercourses at unattenuated rates causing un-necessary flood risk.
No objection subject to the following conditions:
Submission of a surface water drainage scheme
As a minimum this shall include:
Information about the lifetime of the development design storm
period and intensity (1 in 30 & 1 in 100 year + allowance for
climate change – see EA advice Flood risk assessments: climate
change allowances’), discharge rates and volumes (both pre and
post development), temporary storage facilities, means of access
for maintenance and easements where applicable , the methods
employed to delay and control surface water discharged from the
site, and the measures taken to prevent flooding and pollution of
the receiving groundwater and/or surface waters, including
watercourses, and details of floor levels in AOD;
The drainage scheme should demonstrate that the surface water
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run-off must not exceed the existing greenfield rate which has
been calculated at 8 l/s/ha. The scheme shall subsequently be
implemented in accordance with the approved details before the
development is completed;
Any works required off-site to ensure adequate discharge of
surface water without causing flooding or pollution (which should
include refurbishment of existing culverts and headwalls or
removal of unused culverts where relevant); d) Flood water
exceedance routes, both on and off site;
A timetable for implementation, including phasing where
applicable;
Site investigation and test results to confirm infiltrations rates;
Details of water quality controls, where applicable.
Identification and provision of safe route(s) into and out of the
site to an appropriate safe haven.
Provision of compensatory flood storage
No Occupation of Development until completion of SuDS in
accordance with agreed SuDS Scheme and Management &
Maintenance Plan
Surface Water Lifetime Management and Maintenance Plan
As a minimum this shall include:
The arrangements for adoption by an appropriate public body or
statutory undertaker, management and maintenance by a
Residents’ Management Company
Arrangements concerning appropriate funding mechanisms for
its on-going maintenance of all elements of the sustainable
drainage system (including mechanical components) and will
include elements such as:
on-going inspections relating to performance and asset condition
assessments
operation costs for regular maintenance, remedial works and
irregular maintenance caused by less sustainable limited life
assets or any other arrangements to secure the operation of the
surface water drainage scheme throughout its lifetime;
Means of access for maintenance and easements where
applicable.
Construction and Operation of Pond/Attenuation Basin prior to
main construction phase/occupation
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A number of informatives are also recommended.
Lancs Fire and

24 Jul 2017

Rescue Service

Ensure that this development makes adequate and suitable
provision of water for firefighting. As per national guidance
document on the provision of water for firefighting.
The development should fully meet all requirements of Building
Regulations Approved Document B, Part B5 – ‘Access and
facilities for the Fire Service’. The proposed development should
be provided with suitable provision of Fire Fighting water to
comply with National Guidance.

Lancs

25 Jul 2017

A site specific overview of crime and bespoke advice will be

Constabulary

provided at any future reserved matters stage. Sets out a series

Architectural

of detailed considerations to inform future development – not

Liaison Unit

relevant to outline stage.

Other consultees
Ramblers

No comments received.

Association
(Chorley Branch)
GM Ecology Unit

15 Aug 2017

No objection subject to the following conditions:
Protection of watercourses – the canal and ditch which flows
along the northern boundary of the site should be protected from
development, with no building materials or surface water run-off
allowed to enter the watercourses.
Site clearance - vegetation clearance should not be undertaken
in the main bird breeding season (March to August inclusive),
unless a competent ecologist has undertaken a careful, detailed
check of vegetation for active birds' nests immediately before the
vegetation is cleared and provided written confirmation that no
birds will be harmed and/or that there are appropriate measures
in place to protect nesting bird interest on site. Any such written
confirmation should be submitted to the local planning authority.
All birds, with the exception of certain pest species, and their
nests are protected under the terms of the Wildlife and
Countryside Act 1981 (as amended).
Trees - all trees to be retained on the site should be protected
from the development to prevent damage to the root system.
Protection should follow guidelines presented within BS
5837:2012 ‘Trees in relation to design, demolition &
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construction’.
Lighting - any lighting (during construction and post
development) should be directed away from the canal and any of
the retained trees to protect bat commuting and foraging activity.
Prior to the commencement of the development a lighting plan
should be submitted to and agreed by the council, once agreed
the plan should be implemented in full.
Himalayan Balsam - prior to the commencement of any works on
site (including vegetation clearance) a methodology for the
control of invasive species be submitted to and agreed by the
council. Once agreed the method statement must be
implemented in full.
Biodiversity enhancement – opportunities should be incorporated
within the development to include bat boxes, bird boxes and
native tree and shrub planting.
United Utilities

5 Sep 2017

No objections, subject to the following conditions:
Foul and surface water shall be drained on separate systems
Surface water drainage scheme reflecting SuDS principles
A water main / trunk main crosses the site and will need to
maintain an access strip 2.5m either side of centre line, or will
require diversion. Additional detail to be captured via
informatives.

Neighbouring Authorities
Blackburn with

No comments received.

Darwen Council
Bolton Council

No comments received.

Preston City

No comments received.

Council
South Ribble

No comments received.

Borough Council
Wigan Council
West Lancashire
District Council

No comments received.
25 Jul 2017

No objection.
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PLANNING CONSIDERATIONS
Principle of development
24.

Policy 9(d)(i) of the Central Lancashire Core Strategy allocates land at ‘Botany / Great Knowley’ for
sub-regionally significant employment development. The reasoned justification confirms that this is a
large (approximately 20 hectares) greenfield site adjoining the Leeds Liverpool Canal in close proximity
to J8 of the M61, which is ranked as a ‘Good Urban’ site in the employment land review (paragraph
9.13).

25.

Policy EP1.3 of the Chorley Local Plan allocates 6.9 hectares of land ‘Land to North East of M61
Junction (Gale Moss)’ for business, general industrial or storage and distribution uses (Use Classes
B1, B2 or B8). This allocation reflects the boundary of the application site. As such, the acceptability of
the principle of the proposed development is established by the allocation of the site for employment
purposes within the development plan.

26.

Policy EP1/3 of the Chorley Local Plan states that the Council will require a masterplan or
development brief for the Botany Bay / Great Knowley sites, and this is also reflected in Policy EP2
which states that development within the Botany Bay / Great Knowley Area allocation will be permitted
subject to:

27.



Comprehensive development of the site is demonstrated through a masterplan;



The implementation of development in accordance with an agreed design code;



A phasing and infrastructure delivery schedule for the area; and



An agreed programme of implementation in accordance with the masterplan.

The land at Botany Bay / Great Knowley has been allocated in Chorley’s development plan since
2003. In November 2013, when the Council adopted the Chorley Local Plan, it was therefore
recognised that as this was the second time that the land had been allocated in the development plan,
if the site were not to come forward within this plan period then it would likely need to be deallocated in
any future plan review on the basis of being undeliverable. As such, the Council identified the
development of a masterplan for the Botany Bay Area as a corporate priority.

28.

The Council facilitated the preparation of the masterplan, with stakeholders participating in the process
under the terms of a Memorandum of Understanding. Planit IE were commissioned to prepare the
masterplan on the basis that it should be evidence driven and where possible compliant with the Local
Plan. Planit were not directed to depart from the Local Plan but it was recognised that the
stakeholders, as landowners / developers should have the opportunity to maximise the value of their
ownership and that any departure from planning policy should be evidence based. The masterplan
was presented to the Council’s Executive Cabinet on 8 December 2016 for information.
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The masterplan identifies the application site (Land at Gale Moss) for employment purposes in line with
the allocation of the site within the Local Plan.

30.

In this context, the principle of the proposed development of the site for up to 27,871sqm of
employment floorspace (Use Classes B2 and B8) is considered to be acceptable and fully in
compliance with the allocation of the for employment purposes under Local Plan policy EP1.3.

Design and layout
31.

The application is made in outline with all matters reserved except for access, which is proposed via
the existing spur from the A674 roundabout (which lies within the application site).

32.

The application is accompanied by a Land Use and Building Heights Parameters Plan which defines
the parameters which would frame any future reserved matters application. This defines the
developable area of the site for employment purposes (Use classes B2 and B8), together with
associated infrastructure including car parking, landscaping, and sustainable drainage. The
Parameters Plan defines a 15m maximum height for any built development on the site. It also
identifies a landscape buffer strip along the northern boundary of the site to allow for vegetation
screening to mitigate the visual impact of built development, recognising that the land to the north of
the application site comprises open land which lies within the designated Green Belt. A similar buffer
strip is also indicated to the eastern boundary of the site adjacent to the Leeds and Liverpool Canal
which will help to filter views of the development in this direction.

33.

An illustrative masterplan has been submitted alongside the application submission. Whilst this is not a
plan for which approval is sought at this stage, it presents an illustrative indication of how the site
could potentially be delivered as part of any future reserved matters application. The illustrative
masterplan identifies the site being served by an internal access road, off which a number of discrete
employment units are sited, with each unit being provided with its own car parking area and service /
delivery yard. The illustrative masterplan shows the units sitting within a landscaped business park
environment.

34.

In relation to the 15m height limit defined within the Parameters Plan, it is considered that this reflects
the typical height of modern portal frame employment units and recognising that this is a speculative
application with no end users identified at this stage, it presents sufficient flexibility to accommodate
the requirements of future end users as part of any subsequent reserved matters application. The
provision of the landscaped buffer strips within the Parameters Plan provides scope for the planting of
trees and vegetation along the northern and eastern boundaries of the site which would over time
serve to afford screening of the development from the open land to the north. The details of
landscaping would be submitted as part of any future reserved matters application.

35.

As such, it is therefore considered that the application site could accommodate the proposed scale of
employment floorspace with an acceptable design solution in terms of layout, appearance,
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landscaping and scale, as part of any future reserved matters application. As such, the development
accords with the provisions of policy BNE1 – Design Criteria for New Development of the Chorley
Local Plan 2012 - 2026.
Landscape
36.

A Landscape and Visual Assessment has been submitted as part of the application submission, and
forms Chapter 8 of the Environmental Statement. The application site lies within the Lancashire
Valleys National Character Area 35, and at a local level is located partly within the Samlesbury
Withnell Fold Landscape Character Area and partly within the West Pennine Foothills Landscape
Character Area. Views of the site are influenced by the local topography, with the rolling nature of the
topography and field boundaries necessarily filtering views of the site. The embankment and
vegetation along the A674 limits the visibility of the site from the south.

37.

The assessment concludes that the effects during the construction phase will be of minor significance
and of a temporary nature. In relation to the completed development, the assessment concludes that
the effects will be minor and limited to the site and its immediate setting. The application site sits at a
lower level than the A674 which, taken together with the existing vegetation, will afford some
screening of the site from the south. As set out above, the provision of the landscaped buffer strip
along the site’s northern and eastern boundary provides scope for the planting of trees and vegetation
which would over time serve to afford screening of the development from the open land to the north. It
is recognised that the development of the site from open land to employment units will introduce a
clear change in the landscape character of the site, however the principle of employment development
on this site is established by its allocation within the development plan and as such, any form of
employment development would result in an impact in this regard and the resultant visual impact of
the development is justified by the contribution the site will make to employment. It is, however,
considered that the application proposal has been designed to facilitate the mitigation of the visual
impact of the development through future landscaping and planting and any visual impact is thus kept
to a minimum.

38.

The Landscape and Visual Impact Assessment identifies a number of measures which would further
reduce the visual impact of the proposed development. These include the provision of a landscaped
buffer to either side of the Public Right of Way 9-2-FP 26 which runs through the application site,
screen planting along the northern boundary of the site, additional planting along the eastern boundary
of the site to the Leeds Liverpool Canal, and additional planting along the southern boundary of the
site to the A674. It is considered that these provisions could be secured via any future reserved
matters application for landscaping, and these specific points are referenced within a proposed
condition for the avoidance of doubt.

39.

Subject to further consideration at Reserved matters stage the proposals are considered to accord with
policy 21 – Landscape Character Areas of the Central Lancashire Core Strategy 2012 and policy EP3
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– Development Criteria for Business and Industrial Development of the Chorley Local Plan 2012 2026.
Access and highways
40.

Access is proposed from the A674 via an existing spur off a traffic island opposite the entrance to the
Botany Bay retail site.

41.

Although each application must be considered on its merits the cumulative impact of the current
proposal and the associated proposals need to be considered.

42.

Paragraph 111 of the NPPF states;


All developments that generate significant amounts of movement should be supported by a
Transport Statement or Transport Assessment.

43.

Development should only be prevented or refused on transport grounds where the residual cumulative
impacts of development are severe.

44.

A full Transport Assessment has been submitted within ES which has been prepared in accordance
with the Institute of Environmental Assessment (IEA) (1993), Guidelines for the Environmental
Assessment of Road Traffic.

45.

The impact on the local highway network has been considered by the Local Highway Authority and
their statutory comments are appended to this report.

46.

The impact on the strategic highway network has been considered by Highways England who have
raised no objection and recommend conditions.

47.

Subject to conditions to secure the necessary mitigation measures the proposals are considered to
conform to Central Lancashire Core Strategy 2012 policy 2 – Infrastructure and Policy 3 – Travel
together with policies ST1, Provision or Improvement of Footpaths, Cycleways, Bridleways and their
Associated Facilities in Existing Networks and New Development, ST3, Development Access, and
ST4, Parking Standards of the Chorley Local Plan 2012 – 2026.

48.

The Canal and River Trust (C&RT) have commented that the proposed development is opposite the
Knowley footbridge over the canal which C&RT state is currently maintained to the standard required to
support the small amount of pedestrian traffic that currently uses it. C&RT further state that the existing
footbridge has limited capacity and would potentially see a significant increase in usage
(pedestrian/cycle etc.) due to the proposed developments across the masterplan areas.
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The applicant has, therefore, commissioned a bridge survey report which concludes that the existing
bridge is already in a poor state of repair. The report demonstrates that there is a requirement for the
bridge to be repaired now, and as such this is something that the C&RT should be undertaking
regardless of the current applications. It is not, therefore, considered reasonable to seek a contribution
towards the costs of these works.

50.

The C&RT also comment regarding a new bridge which is indicated to the south east of the
masterplan. This, however, lies outside of the site area for the current application and does not form
part of the proposals.

Ecology
51.

Core Strategy policy 22 on Biodiversity and Geodiversity aims to conserve, protect and seek
opportunities to enhance and manage the biological and geological assets of the area, through a
series of measures including promoting the conservation and enhancement of biological diversity and
seeking opportunities to conserve, enhance and expand ecological networks.

52.

Policies BNE9 and BNE11 of the Chorley Local Plan 2012 – 2026 contain a number of requirements
to protect and safeguard all designated sites, ecological networks and individual species as well as to
provide net gains in biodiversity, where possible, and ensuring that any adverse impacts are avoided,
or if unavoidable, are reduced or appropriately mitigated and/or compensated. These policies are
underpinned by the Biodiversity and Nature Conservation SPD July 2015.

53.

An Extended Phase 1 Habitat Survey has been submitted as part of the application submission, and
forms Chapter 9 of the Environmental Statement. This was complemented with a range of further
surveys to assess the presence of potential species in more detail, comprising a breeding bird survey,
an amphibian survey, and otter and water vole surveys.

54.

The application site falls within the SSSI Impact Risk Zone for the West Pennine Moors SSSI, which is
located approximately 2.8km to the east. However the development does not fall into any of the risk
categories for the SSSI and as such it is not considered that the proposed development will have any
impact on the SSSI.

55.

In relation to bats, the Leeds and Liverpool Canal corridor to the east of the application site and
habitats around the margins of the site such as broadleaved woodland, hedgerow, scattered trees and
scrub provide suitable foraging and commuting habitat for bats. These habitats would not be affected
by the proposed development. The developable area of the site comprises poor semi-improved
grassland, which provides low value foraging habitat for bats.

56.

The breeding bird survey found that the ditch and the grassland within the site boundary provide
opportunities for ground nesting birds, and that scrub, trees and plantation woodland around the site
margins offer potential for nesting habitat for tree nesting birds. The scrub, tree and woodland habitats
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around the site margins lie outside the developable area and the majority of the ditch habitat corridor
along the bank is also to be retained and enhanced.
57.

The otter and water vole survey and the amphibian survey found no evidence of protected species.

58.

The submission documents have been reviewed by Greater Manchester Ecology Unit who raise no
objection to the proposed development, subject to conditions relating to: i) protection of the
watercourses within and adjacent to the site (the Leeds Liverpool Canal to the west of the site, and the
ditch along the northern boundary of the site) during the construction phase to prevent building
materials and surface water run-off from entering the watercourses; ii) preventing vegetation clearance
within the main bird breeding season unless under supervision of an ecologist; iii) protection measures
during the construction phase for all trees to be retained; iv) submission of a lighting plan that
minimises the impact on bat foraging and commuting; v) submission of a methodology for the control
of invasive species (Himalayan Balsam) on the site; and vi) submission and implementation of a
scheme for biodiversity enhancement including bat boxes, bird boxes and native tree and shrub
planting, conditions are recommended in this regard.

59.

Subject to conditions to secure the necessary mitigation measures the proposals are considered to
conform to Central Lancashire Core Strategy 2012 Policies 18 – Green Infrastructure and Policy 22 –
Biodiversity and Geodiversity together with policies BNE9 – Biodiversity and Nature Conservation and
BNE11 - Species Protection of the Chorley Local Plan 2012 – 2026 and the guidance contained within
the Biodiversity and Nature Conservation SPD.

Trees
60.

A Preliminary Arboricultural Appraisal (PAA) has been submitted as part of the application submission.
Any future application for reserved matters consent will need to be accompanied by an Arboricultural
Impact Assessment and Arboricultural Method Statement, to assess the impact of the development
once the detailed site layout is confirmed.

61.

The PAA identifies that the trees across the site are located around the periphery of the boundaries of
the site and as such will not be impacted by the proposed development. Only one tree (T3) lies within
the developable area of the site, which is a semi-mature elder which has been graded as Category C
(trees of low quality that do not merit retention and should not constrain development).

62.

The proposal is therefore considered acceptable in relation to trees subject to a condition securing
tree protection measures during construction and complies with the requirements of policy BNE10 –
Trees of the Chorley Local Plan 2012 – 2026.
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Flood risk and drainage
63.

A Flood Risk and Surface Water Drainage Assessment has been submitted as part of the application
submission. The site lies entirely within Flood Risk Zone 1 (low risk). There is an existing ditch which
runs along the northern boundary of the site which collects surface water run off before flowing to a
spur running south across the site where it becomes culverted before passing beneath the M61.

64.

A desk based assessment of the underlying geology indicates that the site is underlain with glacial till
which is typically of low permeability and as such unsuitable for soakaways / infiltration. The Flood
Risk and Surface Water Drainage Assessment identifies that it is proposed to discharge surface water
to the existing system of drainage ditches on the site, and that the post-development surface water
discharge rate would be attenuated to greenfield run-off rates in accordance with the requirements of
the Strategic Flood Risk Assessment. It also confirms that the detailed design of the surface water
drainage system will ensure no surface flooding during a 1 in 30 year storm event, and that internal
floor levels within the proposed development will be raised by 150mm above the general site levels to
ensure they will not be susceptible to flooding from any local on-site blockages.

65.

This has been reviewed by Lancashire County Council as Lead Local Flood Authority (LLFA), and by
United Utilities. The LLFA highlight that whilst the desk based assessment indicates that ground
conditions are likely to be unsuitable for infiltration, a full ground investigation will be required to fully
explore the opportunities for ground infiltration to manage surface water. The LLFA raises no objection
to the proposed development subject to the following conditions: i) submission and implementation of
a surface water drainage scheme that demonstrates surface water run-off does not exceed the
existing greenfield rate (8 l/s/ha), ii) submission and implementation of a management and
maintenance plan for the sustainable drainage system for the lifetime of the development; and iii) that
attenuation basins and flow control devices / structures are constructed and operational prior to the
commencement of development on any plots / buildings.

66.

United Utilities raise no objection to the proposed development, subject to conditions requiring foul and
surface water to be drained on separate systems, and submission and implementation of a surface
water drainage scheme utilising sustainable drainage.

67.

Subject to conditions the proposed development is therefore considered to be acceptable in terms of
flood risk and drainage and complies with policy 29 – Water Management of the Central Lancashire
Core Strategy 2012.

Heritage
68.

A Heritage Desk-Based Assessment has been submitted as part of the application submission.

69.

Moss Lane Farmhouse (a Grade II* listed building) lies approximately 550m to the north of the site
boundary.
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Section 66 of the Planning (Listed Buildings and Conservation Areas) Act 1990 states that when
considering whether to grant planning permission for development which affects a listed building or its
setting, “special regard” will be given to the “desirability of preserving the building or its setting or any
features of special architectural or historic interest which it possesses”.

71.

In terms of the test within the NPPF paragraph 193 states that when considering the impact of a
proposed development on the significance of a designated heritage asset, great weight should be
given to the asset’s conservation. The more important the asset, the greater the weight should be.
Significance can be harmed or lost through alteration or destruction of the heritage asset or
development within its setting. In the case of this proposal the development has the potential to impact
upon the setting of the heritage asset but would not lead to its loss and as such the development
would lead to less than substantial harm.

72.

Paragraph 196 of the NPPF goes on to state that where a development proposal will lead to less than
substantial harm to the significance of a designated heritage asset, this harm should be weighed
against the public benefits of the proposal, including securing its optimum viable use.

73.

Similar provision is made in the Central Lancashire Core Strategy 2012 policy 16 (a), Heritage Assets
and Chorley Local Plan 2012 – 2026 policy BNE8 – Protection and Enhancement of Heritage Assets
which both require development to safeguard heritage assets from inappropriate development that
would cause harm to their significance.

74.

The significance of Moss Lane Farmhouse lies in its architectural and historic interest as a 17th century
farmhouse with some 18th century additions. The farmyard and associated barn form the principal
setting of the farmhouse, with the agricultural fields which surround the farmhouse forming part of its
wider setting. Beyond the fields lie the M61 to the west and built development to the east. Whilst the
development would be visible from glimpsed views, it is considered that the vegetation, trees,
topography of the landscape and the existing buildings which lie between the farmhouse and the
application site along Moss Lane, would largely serve to screen views of the proposed development.
As such it is considered that there would be a minor/negligible impact on the wider setting of the listed
building, but that the building’s significance and its principal setting would be unaffected. In relation to
the degree of harm caused to the heritage asset, it is considered that the small amount of negligible
harm that would result is easily offset by the economic and social benefits that would be derived from
the proposed employment site.

75.

The Heritage Desk-Based Assessment identifies that the site has low/nil potential for evidence from
the prehistoric, Romano-British, early medieval, medieval and post-medieval/modern periods and as
such concludes that no additional archaeological works are necessary in association with the
development of this site.
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The submission documents have been reviewed by Lancashire Archaeological Advisory Service who
have confirmed that they concur with the conclusions of the assessment and that no further
archaeological work is required.

77.

Canal Mill is a non-designated asset which lies beyond the western boundary of the site but which is of
local archaeological and historic interest. As highlighted by the Canal and Rivers Trust the Leeds and
Liverpool canal, which runs adjacent to the western boundary of the site, can also be considered to be
a non – designated heritage asset in its own right, however there are no historic canal bridges or locks
nearby, which where they are found elsewhere on this stretch of waterway are grade II listed - for
example Moss Lane Bridge no. 80 which is 480 metres north of the site.

78.

Paragraph 197 of the NPPF advises that the effect of an application on the significance of a nondesignated heritage asset should be taken into account in determining the application. In weighing
applications that affect directly or indirectly non designated heritage assets, a balanced judgement will
be required having regard to the scale of any harm or loss and the significance of the heritage asset.

79.

Whilst the setting of Canal Mill and the canal will be affected as part of the development proposals,
which would inevitably have an urbanising effect, this harm must be balanced against benefits of the
proposal and it is considered that the limited harm which would occur would easily be outweighed by
the social and economic benefits of the proposal.

80.

In consideration of the above, it is considered that the proposed development is acceptable as it will
preserve the appearance of the nearby listed buildings and thus also sustain the significance of these
designated heritage assets. The negligible harm to the setting of nearby heritage assets is justified by
the economic and social benefits of the development. Accordingly it is considered that the proposed
development is in conformity with S.66 of the Planning (Listed Buildings and Conservation Areas) Act
1990, the National Planning Policy Framework, policy 16 of the Central Lancashire Core Strategy
2012 and policy BNE8 of the Chorley Local Plan 2012 – 2026 with respect to heritage impacts.

Amenity
81.

The nearest residential properties to the proposed development lie approximately 250m to the north of
the application site around Moss Lane. The nearest residential properties within Great Knowley along
Blackburn Road lie approximately 280m to the west of the application site. The residential
development proposed as part of the related planning applications for the two sites known as ‘Land at
Great Knowley’ (EP1.1/HS1.8)(application references 17/00714/OUTMAJ and 17/00716/OUTMAJ)
would, subject to the approval of these applications and their subsequent implementation, represent
the closest residential properties to the application site, lying approximately 60m to the west across
the Leeds Liverpool Canal.

82.

The noise and vibration impacts that could arise as a result of the proposed development have
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been assessed as part of the application submission. The assessment evaluated the potential noise
impacts during the construction phase and following the completion of development during the
operational phase. The assessment noted that the general sound climate around the site comprises
mainly of traffic noise associated with the M61. The assessment concludes that whilst construction
works have the potential to impact sensitive receptors in close proximity to the site, the application of
appropriate measures (secured through a Construction and Environmental Management Plan) would
serve to mitigate the potential effects, which would be both temporary and limited.
83.

The Council’s Environmental Health Officer has reviewed the submitted information and raises no
objection on the basis that the proposed development is not located within close proximity to existing
residential properties. The Environmental Health Officer does, however, recommend that to minimise
environmental impacts during the construction phase, the applicant should be required to adhere to
the Council’s Code of Practice for Construction and Demolition. A condition requiring submission or a
Construction and Environmental Management Plan is recommended to mitigate impacts during the
construction phase.

84.

Whilst the site is not located within, or in the vicinity of an Air Quality Management Area (AQMA),
Chapter 14 of the ES assesses the air quality and dust impacts of the development proposals and
concludes that the application scheme would not have an adverse impact with regards to air quality
and dust.

85.

Whilst construction works have the potential to produce dust and other fine particles which may cause
air quality nuisance, the application of appropriate measures (secured through a Construction and
Environmental Management Plan) will ensure that the potential effects would be negligible and the
proposal would comply with policy 30 of the Central Lancashire Core Strategy 2012 – Air Quality.

86.

Some degree of impact from artificial illumination of the site is also to be expected, however, this
would be seen in the context of J8 of the M61 and the A674 which are both illuminated. Lighting would
be further controlled at reserved matters stage and the proposal is considered capable of complying
with policy BNE6 – Light Pollution of the Chorley Local Plan 2012 – 2026.

Minerals and coal mining
87.

The site has underlying sand and gravel deposits including Lower Haslingden Flags Sandstone
bedrock which are regarded as a Mineral Resource.

88.

Policy M2 of the Lancashire Minerals and Waste Site Allocation and Development Management
Policies Local Plan applies. The policy states that planning permission will not be supported if a
development is incompatible by reason of “scale, proximity and performance” with mineral
safeguarding.
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The application is supported by a Minerals Assessment which states that based on the site
investigation undertaken at the adjacent site, it is anticipated that the sand and gravel resource is not
pure and is likely to have significant clay content and generally medium to high cobble content. As
such the minerals would require significant processing prior to use and therefore may not be an
economically viable resource.

90.

Further the mineral resource was not present continuously across the adjacent site and varied in
depth and thickness and due to the presence of the M61, the A674 and the Leeds and Liverpool Canal
along three of the sites boundaries, the significant extraction of the resource is deemed unlikely. The
requirements for easements from the highways and canal would be significant and would reduce the
workable mineral resource to a level whereby it is likely to be uneconomic.

91.

Given that the site has been allocated for employment use as part of the EP1 Policy, the site is
protected for employment use between 2012 and 2026. The Chorley Local Plan 2012 – 2026, which
would have taken into account the presence of the mineral resource at the time of allocation, states
that there is potential for economic growth within the area to provide jobs and services if employment
land is made available. The value of the land in planning terms is thus considered more valuable to
deliver employment uses in line with the Local Plan than to deliver a marginal and difficult to process
mineral resource.

92.

Consequently, given the above constraints, it is considered that there is an overarching need for the
development that outweighs the need to avoid the sterilisation of the mineral resource.

93.

The site lies within a Coal Authority Mining Report Area, however the Geo Environmental Assessment
submitted with the application indicates that a Coal Mining Report obtained for a previous
Environmental Desk Based Study for a site to the west of the Leeds and Liverpool Canal, within a
similar geological setting, indicated that the site is not within a likely zone of influence of past or
present underground workings.

Sustainable resources
94.

Policy 27 of the Core Strategy seeks to incorporate sustainable resources into new development
through a number of measures. The proposed development is within the threshold category of criterion
b of the policy which requires either additional fabric insulation measures or appropriate decentralised,
renewable or low carbon energy sources are to be installed and implemented to reduce CO2 emissions
by a minimum of 15%. This is in addition to achieving a BREEAM ‘very good’ rating for energy
efficiency.

95.

Conditions are recommended to secure the development in terms of sustainable resources.

96.

The proposed development is, therefore, considered to be in conformity with policy 27 of the Core
Strategy.

Agenda Page 79

Agenda Item 3a

Employment skills
97.

The Central Lancashire Employment Skills Supplementary Planning Document, adopted in September
2017, identifies a number of key sites being bought forward including the application site at Botany
Bay/Great Knowley, which constitutes part of a highly accessible 20 hectare site situated adjacent to
junction 8 of the M61, which is allocated as a site for sub regionally significant development including
B1, B2 and B8 but also retail, housing and leisure.

98.

The employment skills SPD introduces Employment Skills Statements and provides clarity as to how
this requirement relates to the relevant policies set out in the Core Strategy and Local Plan as well as
the guidance set out in the NPPF. The SPD goes on to state that one of Central Lancashire’s priorities
is to encourage economic growth within Central Lancashire that benefits the people and businesses in
the three boroughs and the SPD seeks to;


Increase employment opportunities by helping local businesses to improve, grow and take on
more staff



Help businesses to find suitable staff and suppliers, especially local ones



Improve the skills of local people to enable them to take advantage of the resulting Employment
opportunities



Help businesses already located in Central Lancashire to grow and attract new businesses into
the area

99.

The SPD requires development over certain thresholds to be accompanied by an Employment and
Skills Statement to ensure the right skills and employment opportunities are provided at the right time
to benefit both the developer and local population. It covers the following areas:


Creation of apprenticeships/new entrants/graduates/traineeships



Recruitment through Job Hub and Jobcentre plus and other local employment vehicles.



Work trials and interview guarantees



Vocational training (NVQ)



Work experience (14-16 years, 16-19 years and 19+ years) (5 working days minimum)



Links with schools, colleges and university



Use of local suppliers



Supervisor Training



Management and Leadership Training



In house training schemes



Construction Skills Certification Scheme (CSCS) Cards



Support with transport, childcare and work equipment



Community based projects

100. Section 7 of the ES assesses the potential socio economic impacts of the development including;
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The potential effects of the proposed development arising through construction, eg the
temporary construction employment associated with the proposed development of new
employment floorspace.



The potential effects of the proposed development arising through new employment floorspace
(e.g. the permanent jobs supported once all new employment floorspace is developed and
occupied).

101. The applicant anticipates the proposed development will provide a range of construction jobs,
estimated to be approximately 50 temporary construction jobs per annum over the build period and a
further 130 FTE jobs could be supported through indirect and induced multiplier effects.
102. The measures indicated in the Employment Skills Statement can be secured via a planning condition.
Community Infrastructure Levy (CIL)
103. CIL Liability is not calculated at outline application stage, however, this development will be CIL Liable
on approval of the final reserved matters application (if approved). Based upon this outline application
information, this development will be subject to the CIL Charge for ‘All Other Uses’ as listed in Chorley
Councils CIL Charging Schedule.
Conclusion
104. Section 38(6) of the Planning & Compulsory Purchase Act 2004, requires decisions on planning
applications to be made in accordance with the development plan unless material considerations
indicate otherwise. Para 11 of the NPPF includes a similar provision whereby Local Planning
Authorities should approve development which accords with the development plan without delay.
105. The application site is an allocated site under policy 9(d)(i) of the Central Lancashire Core Strategy
which allocates land at ‘Botany / Great Knowley’ for sub-regionally significant employment
development. Policy EP1.3 in the Chorley Local Plan 2012 – 2026, allocates 6.9 hectares of land
‘Land to North East of M61 Junction (Gale Moss)’ for business, general industrial or storage and
distribution uses (Use Classes B1, B2 or B8). This allocation reflects the boundary of the application
site. As such, the principle of the proposed development is established by the allocation of the site for
employment purposes within the development plan.
106. The development proposal for employment floorspace (Use Classes B2 and B8) is clearly in
accordance with the provisions of the Local Plan and notwithstanding comments which have been
made objecting to the proposal there are no material considerations which indicate that permission
should not be granted in this case.
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107. The submitted Environmental Statement demonstrates that the proposal would not have significantly
detrimental environmental effects and those negative impacts which do occur are easily outweighed
by the benefits which arise from the development.
108. It is recommendation that Members be minded to approve the application subject to conditions and no
intervention from the Secretary of State in respect of the associated planning application reference
17/00716/OUTMAJ which is also reported on this agenda.
RELEVANT HISTORY OF THE SITE
There is no relevant planning history
RELEVANT POLICIES: In accordance with s.38 (6) Planning and Compulsory Purchase Act (2004), the
application is to be determined in accordance with the development plan (the Central Lancashire Core
Strategy, the Adopted Chorley Local Plan 2012-2026 and adopted Supplementary Planning Guidance),
unless material considerations indicate otherwise. Consideration of the proposal has had regard to guidance
contained within the National Planning Policy Framework (the Framework) and the development plan. The
specific policies/ guidance considerations are contained within the body of the report.
Suggested conditions
TO FOLLOW
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Director of Partnerships
Planning and Policy
Chorley Council
Civic Offices, Union Street
Chorley
PR7 1AL
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Tel
Email

01772 534057

Your ref
Our ref
Date

D9/17/00713-716/OUTMAJ
D9/17/00713-716/OUTMAJ/NJS
31st July 2018

Neil.stevens@lancashire.gov.uk

Dear Sir
Planning Application No:

Location:

17/00713/OUTMAJ - Employment
17/00714/OUTMAJ - Dwellings
17/00715/OUTMAJ - Retail, employment, hotel and crèche
17/00716/OUTMAJ - Dwellings

LAND ADJACENT TO THE NORTH AND SOUTH OF THE A674 AT BOTANY
BAY, CHORLEY

Description: Referring to the notification of a planning application consultation for outline
consent for employment floorspace (Use Classes B2 and B8), 288 dwellings,
retail floorspace (Use Classes A1, A3, A4 & A5), employment floorspace (Use
Class B1), hotel (Use Class C1), crèche / nursery (Use Class D1) and provision
of associated car parking, highways, landscaping, and infrastructure and any
ancillary development thereto. All matters reserved except for vehicular access
which is proposed to access the existing A674 corridor, with employment, retail,
employment, hotel and crèche served off the Botany Bay roundabout albeit
modified and residential served off a new priority to the east off the Leeds and
Liverpool Canal.

The following comments relate to the above planning applications. The Transport Assessment
(TA) for the proposals (dated July 2017) was submitted with the planning applications to which
LCC Highways were consulted on 1st August 2017. Since this time there has been
considerable amendment and the provision of further supporting information by the developers
Transport Consultant, Curtins, on behalf of the applicant FI-REM. The further information
included: Transport Assessment Addendum (February 2018) and further updated traffic model
outputs and indicative junction proposals. In addition Curtins provided Technical Note – 001
(dated 17/07/18). All the latest transport and highways related assessment work provided in
support of the applications has been reviewed by LCC Highways. This work includes
assessment carried out using conventional junction modelling (LinSig) undertaken by Curtins
and microsimulation modelling by consultants, WSP on behalf of Highways England (HE). The
latest plans, with proposed mitigation, have been considered and include:
- Hartwood Junction, Drawing No. TPMA1498-108, Revision B;
- M61 Junction 8, Drawing No. TPMA1498-111, Revision B;
- M61 Junction 8, Drawing No. 70046945-001, Revision PO1 (produced by WSP); and
Phil Barrett, Director, Community Services, Lancashire County Council
PO Box 100  County Hall  Preston  PR1 0LD
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- Euxton Lane Junction, Drawing No. TPMA1498-116, Revision A;
(Note these latest plans have been reviewed, however ALL should NOT be attached to
any permission granted, see below for further detail.)
Lancashire County Council (LCC) as Local Highway Authority (LHA) is responsible for
providing and maintaining a safe and reliable highway network. These comments have regard
to the latest National Planning Policy Framework (NPPF). The County Council is committed to
reducing congestion and delay and improving highway links and junctions in the most
congested transport corridors, having regard to this application includes the corridors of A674,
A6, B5252 on the local network and the strategic M61 (which is managed and maintained by
Highways England). In addition other important corridors have also been considered being
B6228 and the B6229.
A number of these corridors intersect and result in a number of local pinch points on the
network around J8 of the M61 and at the connecting junctions around Hartwood Hall. With this
in mind the present and proposed traffic systems have been considered in and around the
location of proposed development whilst also having consideration to the location of the
Chorley Hospital and Fire Station.
The mixed use development, which these applications relate to, is beyond the current built
environment and will therefore require a suitable approach that will see the successful delivery
and maintenance of infrastructure and other measures to integrate the site with the existing
built environment and wider community to maximise connectivity. If such measures are not
delivered and where necessary maintained by the developer, then those elements of the
proposed development will become more dependent on the use of the private car. Thus all of
the applications must incorporate sustainable transport measures to address the issues
relating to the provision for public transport, cycling and walking modes and be self-sustaining,
as there is no certainty that each will be built out in part or in full.
The Proposed Development
The mixed use development has been submitted in 4 separate applications all in outline with:
17/00713/OUTMAJ - Land adjacent to and South of Leeds Liverpool Canal, Blackburn Road–
Outline planning application for employment floorspace (use classes B2 and B8) with
associated highways, landscaping provision and ancillary development. All matters reserved
except for access which is proposed off the existing A674 roundabout (northern arm).
17/00714/OUTMAJ - Land to the West side of Blackburn Road (B6228)–
Outline planning application for the construction of up to 188 dwellings (use Class C3) with
associated highways, landscaping and infrastructure provisions. All matters reserved except
for access. Access served off a new junction onto Millennium Way A674.
17/00715/OUTMAJ - Land between M61 motorway and Leeds and Liverpool Canal–
Outline planning application for retail floorspace, employment floorspace, hotel, creche, and
provision of associated car parking, highways, landscaping and infrastructure and any ancillary
development thereto. All matters reserved except for access which is proposed off the existing
A674 roundabout (southern arm).
17/00716/OUTMAJ - Land to the rear of 135 Blackburn Road (B6228)–
Outline planning application, with all matters reserved, for the construction of up to 100
dwellings (use Class C3) with associated highways, landscaping and infrastructure provisions.
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Access served off a new junction onto Millennium Way A674, via infrastructure identified /
provided by application 17/00714/OUTMAJ.
The developer has produced a concept plan for the whole site (Drawing No. TPMA 1498-007.
This plan was produced by Curtins and has the drawing title 'Accessibility'. As the planning
applications are 'Outline' at this stage, the plan will be subject to significant change.
There are a number of existing sustainable routes that are of influence including a defined
cycle link from the existing A674 access roundabout to the Leeds Liverpool Canal. In addition
Public Right of Way (PROW) footpath No. 26 commences from south of Moss Lane, passes
through the proposed employment site to the A674, continues through the proposed retail site
and over the canal at a footbridge, it then passes through the proposed residential site before
ending at Blackburn Road. In addition, footpath No. 55 provides connection from Moss Road
to footpath No. 26 and the proposed employment site.
Note: All applications are in outline excluding access, for the avoidance of doubt these
comments considers 'access' to mean motorised access and not sustainable access points
onto Blackburn Road, Leeds and Liverpool Canal (including over it), linking individual
applications to the PROW network and the public highway beyond). The necessary details for
these elements have not been provided as part of this planning application and I would expect
these sustainable access matters to be fully addressed at the reserved matters stage.
Development Vehicular Access Arrangements
The planning application description for three of the four development proposals indicates that
all matters are reserved except access (17/00713, 17/00714 and 17/00715). While application
17/00716 indicates all matters reserved. The applicant has therefore sought to demonstrate
that appropriate site access can be provided.
With consideration for each application I have the following comments:
Both the employment (17/00713/OUTMAJ) and retail (17/00715/OUTMAJ) applications are
served off the existing A674 roundabout albeit with some changes. With the employment
served off a northern access and the retail of the southern arm, which is also the access into
the existing Botany Bay. The Employment and Retail access locations are shown on Curtins
Drawing No. TPMA1498-105. To satisfy lane discipline for all vehicles including HGV's from
the proposed employment, the roundabout will require some modification within the highway
boundary and land controlled by the applicant; this is currently NOT shown on the Curtins
drawing. This is required for safety reasons to negate against side swipes from manoeuvring
HGV's. The final design submitted for approval to include a suitable safety audit as well as the
whole roundabout satisfying design standards. The design, supporting documentation and its
delivery to be controlled by planning conditions.
The residential dwellings are served off a new priority junction on the south side of the A674,
located to the northeast of the Leeds and Liverpool Canal and the employment and retail site
access roundabout. The proposed residential site access junction in principle is shown in
Curtins Drawing No. TPMA1498-100. The junction to include appropriate right turn provision
on the A674 to allow for vehicles to safely wait and be visible from other vehicles on the A674
from the north or south in line with standards and 85%ile observed speeds (whichever is the
greatest). The priority junction to satisfy visibility in both the horizontal and vertical planes.
Information presented does indicate that this matter can be satisfied, however the linking road
between the junction and the residential development needs to be at a similar level to the
existing A674 to emphasise to drivers on the A674 of the new built environment and the
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junction. Approaching vehicle speeds currently on the A674 are what would be expected in its
rural setting. The final design submitted for approval to include a suitable safety audit for the
junction including approach satisfying design standards and all deliverable/controllable by the
applicant. The design, supporting documentation and its delivery to be controlled by planning
conditions.
With regard to the information presented and land controlled by the applicant, I consider that
safe and appropriate access can be provided albeit changes will be required to that presented
which will be determined at the detail design stage.
Submitted Transport Assessment
The remaining sections of these statutory consultation comments address key elements within
the submitted Transport Assessment and associated supporting information submitted. This
will cover the following:
Traffic Figures and Traffic Forecasts
- Traffic Counts, Traffic Growth and Assessment Years
- Trip Rates
- Distribution
- Committed Development
Accident Analysis
- Review of Existing Network Collision Data
- Road Safety Audit
Sustainable Development and Site Accessibility
- Pedestrian, Cycle and Public Transport (split by land use)
Travel Plan
Internal Site Layout
Sustainable Urban Drainage Systems (SUDs)
Traffic Modelling
- Modelling Approach
- Vissim Modelling (microsimulation)
- LinSig Modelling (signal junction)
Comments on Individual Junctions Modelled and Necessary Mitigation
S278 Works
Planning Obligations and finally,
Conclusion and Recommendation

Traffic Figures and Traffic Forecasts
Traffic Counts, Traffic Growth and Assessment Years
The TA indicated that traffic surveys were undertaken at the key junctions on Friday 15th and
Saturday 16th July 2016. While it was noted that Lancashire schools did not close for the
summer until Friday 21st July there was some concern that the counts may not reflect a typical
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neutral month. Further data was reviewed which helped to establish that the July 2016 surveys
were acceptable for the purpose of the Transport Assessment of the proposals.
This survey data showed that the AM traffic peak was 07:45 to 08:45 and the PM peak
occurred between 16:30 and 17:30. The Saturday peak was identified as 11:45 to 12:45.
The Transport Assessment considered future year scenarios of 2022 and 2027. In order to
calculate the future year scenarios, the background traffic figures were subject to
TEMPRO/NTM growth factors. The growth factors were subject to an 'alternative assumptions'
adjustment with consideration for committed developments to be taken into account (see
below) The future scenario years and growth factors are acceptable to LCC Highways.
Trip Rates
The TRICS database has been used to calculate trip rates for each element of the overall
proposed site. The forecast trip generation is set out in Section 3 of the Transport Assessment
Addendum (February 2018). Having carried out my own review, I consider the overall trip
generation for the proposal is acceptable for the purpose of assessing the impact of the
proposals.
Distribution
The Trip Distribution pattern for elements of the proposed development was originally based
on the journey to work 2001 census data. The Transport Addendum uses the 2011 Census
data to derive trip distribution and this is acceptable to LCC Highways. The distribution used
in the junction modelling considers the primary distribution, however my considerations have
also considered the Blackburn Road B6228 and B6229 Moss Lane corridors which will be
used as an alternative route by some.

Committed Development
The TA Addendum for the application sites sets out in Section 2.6 (Table 2.5) the committed
developments included in the assessment that have been agreed with LCC Highways.
The approach followed within the TA Addendum with regard to committed development and
traffic growth is acceptable.
Accident Analysis
Review of Existing Network Collision Data
The July 2107 Transport assessment presented historic Personal Injury Accident (PIA) data
obtained from LCC for the period between the 1st May 2008 and the 30th June 2013. The
study area covered the following:
• M61 Junction 8 / A674;
• Moss Lane B6229 / A674;
• B6228 Blackburn Road;
• B6228 / Knowley Brow/Blackburn Brow Drive;
• B6228 / Northgate Drive; and
• Harpers Lane / B6228/Eaves Lane
The accident records are summarised in the July 2017 TA in Table 2.1., this information
presented is out of date.
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However, I have reviewed the most up to date collision data records held on LCC's Highways
system and I am satisfied that the influenced network with development and all mitigation
delivered (that I highlight in these comments) will not result in residual safety issues.
Road Safety Audit
An independent Stage 1 Road Safety Audit (RSA) has been carried out for the proposed
improvements as presented in the Curtins TA Addendum, for the Hartwood Hall roundabout
and at M61 Junction 8 roundabout.
The Stage 1 RSA identified a number of problems and provided a recommendation on each.
Since the Stage 1 RSA was carried out considerable further review and analysis has been
undertaken on the mitigation proposals that have led to more substantial works particularly at
the M61 Junction 8 roundabout and slip roads (HE Agreed improvement scheme). Further
RSA will form an integral element of the design process and all issues previously identified
must be reviewed and addressed as part of the s278 detailed design works.
Sustainable Development and Site Accessibility (with development)
As indicated earlier in these comments, this mixed use development, in general is located
beyond the current built environment and will require delivery and maintenance of
infrastructure and other measures to maximise connectivity into the wider environment which
includes that served off Blackburn Road B6228. It is important as the site is built that
sustainable modes are available for use and are an alternative to the private car. I will consider
each of the key land types separately.
Residential
Whilst vehicular access is solely from the A674, which is not unreasonable, it is important that
residents have access to Blackburn Road and the existing provision that is available from it. It
is agreed that a foot/cycle way is provided to Blackburn Road that is accessible from the
residential development proposed (either application) having regard to the local topography
(gradient) and requirements of residents who may be mobility impaired. The route to be of a
permanent construction with lighting and be available for use throughout the year whether day
or night time. The route to be managed by a maintenance agreement funded by the
development. The route will provide access to Blackburn Road for cyclists, pedestrians and
those using public transport served off it to key destinations between Blackburn and Chorley
as well as school services.
The existing service is hourly, for the scale of development it could be considered that this
existing bus frequency should be improved, however I have had regard to the four applications
as a whole and the proposal is for a mixed use development with employment, retail and
leisure. This proposal when complete will provide some opportunities to reduce the need to
travel beyond the wider site and does deliver other major transport infrastructure, providing
benefits to all transport modes. With this I consider the exiting public transport provision is at
the limits of being acceptable. Walk distances from existing bus stops to the residential
dwellings overall are acceptable.
Note, no public transport services use the section of the A674 where the developments are
located.
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Existing defined cycle routes are available on the A674 Millennium Way, these are to be
improved to support cyclists needs by this development. A continuous route is available on the
A674 from the site towards Chorley. The existing crash barrier which splits the existing
foot/cycle way to be removed/relocated. As part of the detail design of the M61 Junction 8
changes, a safety review will be undertaken to indicate whether the barrier to be relocated to
the back of cycle/footway or completely removed with a replacement fence provided. This to
be conditioned. The existing narrow grass verge running parallel to the footway, between the
proposed priority junction and Botany Bay roundabout to be removed extending the foot/cycle
provision. The need for the existing crash barrier along this length to be reviewed at the time
of further detail being available, an alternative approach may be taken, it is important that the
existing environment is changed in line with the development, influencing driver behaviour in
a positive way. This to be conditioned.
The ped/cycle provision towards the Blackburn Road junction is limited but satisfactory, having
regard to the potential user demand, it includes a narrow way along its length (eastern side
only) with a simple crossing over the A674 to the south of Moss Lane B6229 and a controlled
crossing to the north of the junction with Blackburn Road B6228.
To satisfy users needs the route of existing PROW onto Blackburn Road from the residential
site might need to be amended, which has its own separate process. Its progression and detail
to be conditioned. It must be available to use prior to the first dwelling being occupied.
Access from the residential site to Botany Bay leisure/retail area and employment beyond to
be provided by using the PROW and the bridge over the Leeds and Liverpool canal. Any
changes required to support its continuous use by pedestrians and cyclists to be conditioned.
At this stage, any changes have not been determined, as the application is in outline. I am not
aware of discussions or agreements made between the developer and Canal and River Trust.
Access using this PROW/Canal River Trust infrastructure to be conditioned.
The towpath running alongside the Leeds and Liverpool Canal forms part of a cycle network
providing a good link to the wider development and beyond, any upgrading or changes
secured will be contained in the Canal and Rivers Trust statutory response.
Retail/leisure
From a public transport perspective, the retail element will include a shuttle bus service
between Chorley town centre and the site and possibly a number of stops on route. The service
to support both staff and customers and to operate prior and post the operational hours of the
retail element (to satisfy staff needs). This provision to be conditioned and be in operation from
first occupation of any unit whether retail/food/leisure. Existing bus services on Blackburn road
can also be used to provide access to the retail/leisure part of the site, but this assumes the
residential element is built out.
For pedestrian and cycle needs, the above A674 and canal and river trust text applies. The
retail element of the development will also have a sustainable access (pedestrians and
cyclists)/emergency access onto Blackburn Brow via Botany Canal next to 'The Lock and
Quay' Public House.
Employment
The employment site is poorly accessed by public transport, no provision is offered, with the
nearest stops being on Blackburn Road which exceeds desirable walk distances to bus stops.
The distance from the Blackburn Road bus stops to the Botany Bay roundabout using the
existing PROW is 575m which exceeds the 400m max. However with other elements of the
wider development (such as the residential) it does provide linked opportunities. The PROW
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to the north of the employment site does provide some additional access opportunities from
the Wheelton and Lucas Green (Whittle-le-woods) areas. Changes to support these as usable
routes to be conditioned and delivered prior to them being used.
For additional pedestrian and cycle needs to the employment site, the above A674 and canal
and river trust text applies.
Travel Plan
An Interim Travel Plan has been prepared and submitted at this stage. The Interim Travel Plan
sets out various measures which aim to encourage sustainable travel, an approach to
monitoring and review, and an Action Plan.
A Full Travel Plan and its implementation will be appropriate for this development proposal in
due course. The Full Travel Plan when submitted will need to meet LCC's submission criteria
and include:









Contact details of a named Travel Plan Co-ordinator
Results from travel survey
Details of existing cycling, pedestrian and public transport infrastructure
Details of the provision of cycle parking
Objectives
SMART Targets for non-car modes of travel, taking into account the baseline data from
the survey
Action plan of measures to be introduced, and appropriate funding
Details of arrangements for monitoring and review of the Travel Plan for a period of at
least 5 years

For development of this scale LCC Highways would request a contribution of £24,000 to
enable LCC to provide a range of Travel Plan services as outlined below.




Appraise initial Travel Plan(s) submitted to the Planning Authority and provide
constructive feedback.
Oversee the progression from the Interim Travel Plan to the Full Travel Plan/s in line
with agreed timescales.
Monitor and support the development, implementation and review of the Full Travel
Plan. This will Include reviewing:
o Annual surveys
o Progression of initiatives / actions plan
o Targets

Sufficient funding and commitment to deliver Measure/Initiatives within the Travel Plan
If this application were to be approved LCC would request that a commitment is made by the
developer to ensure suitable funding is made available to be used toward measures/initiatives
that may be required if Travel Plan targets are not achieved (to be made available to the
developers appointed travel plan coordinator). I would note that this funding is only to be used
if the targets are not met and that these funds are not passed to the LPA or the LHA.
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Internal Site Layout
As the application is in outline, at this stage limited comments are provided on layout detail,
comments have been provided on motorised and non-motorised provision to and linking sites
(integration/accessibility). However some general comments can apply.
Residential
It is important that the site is fully permeable and suitably integrates to the environment beyond
for all users. If the site is to be considered appropriate for adoption, a detailed highway layout
must be supported by the highway authority, being satisfied on all matters including internal
road widths, foot/cycle way widths, suitable service verges, turning heads size, layout satisfies
safety for all users (including mobility impaired), suitability for service vehicles to manoeuvre
around development, visibility within highway boundary, suitable off road parking provision (if
garages are to be considered must be of an appropriate size to accommodate a car), traffic
calming/traffic management within. The detailed layout must have full regard to the access
strategy onto the A674 as described previously. To negate against a future dispute, it is
suggested that simple parameters are supported i.e. access location (separated by mode),
site requirements, scale to provide greatest flexibility to layout to satisfy all interested parties.
Retail
Indicative internal layouts presented as part of the application are not supported, further detail
is required on a number of matters. It is important to ensure (with an evidence base) that the
site provides adequate:
 Car parking - whether within the multi-story or elsewhere and whom it serves
o Types of parking provision and number
 Manoeuvring within the site for all modes
 Servicing provision and yards to all units
 Emergency access to all proposed units and the existing Botany Bay
 Coach parking and drop off/pick up areas
 Circulation
 Highway space to accommodate waiting vehicles to access the car park not to impact
back onto the public highway. No parking/servicing to be located in areas where it could
influence the operation of the public highway as vehicles are waiting to enter the site.
 Management measures and infrastructure to ensure that demand does not exceed
supply which may include temporary overflow car park and or interactive signing on
the public highway
o Including car park restrictions staff/customers etc
 Servicing strategy and times of servicing which should be outside traditional peaks of
the retail site
 Phasing and construction to overcome safety issues with the existing Botany Bay or
elements of the wider application, impacts on canal users (including towpath) and
impacts on the public highway network
Note: The above list is not comprehensive at this stage, but provides areas where further
discussion is required prior to any detailed applications being submitted.
To negate against a future dispute with the applicant, it is suggested that simple parameters
are supported i.e. access locations (separated by mode), site requirements, scale to provide
greatest flexibility to layout to satisfy all interested parties.
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Employment
Indicative internal layouts presented as part of the application are not supported, further detail
is required on a number of matters. It is important to ensure (with an evidence base) that the
site provides adequate:
 Car parking
 Manoeuvring within the site for all modes
 Servicing provision and yards to all units
 Links and management to the retail to control or support movement
Note: The above list is not comprehensive at this stage, but provides areas where further
discussion is required prior to any detailed applications being submitted.
To negate against a future dispute with the applicant, it is suggested that simple parameters
are supported i.e. access location (separated by mode), scale to provide greatest flexibility to
layout to satisfy all interested parties.

Sustainable Urban Drainage Systems (SuDs)
LCC are the Lead Local Flood Authority (LLFA), as such LCC Flood Risk Assessment Team
provide detailed comments during the planning process under a separate response.
The application should consider the requirements likely to be asked for in support of a SuDs
drainage scheme, if deemed necessary. These considerations may significantly affect the site
layout/design to include for the likes of swales, storage ponds etc. to control run off rates in
accordance with SuDs guidance.
In general, LCC will seek to limit the use of culverts where alternative sustainable solutions
can be found.
With regard to drainage systems within the highway, where the applicant is proposing to offer
the highways for adoption, the applicant is advised to begin early discussions between the
section 38 officers at Lancashire County Council, the Lead Local Flood Authority at Lancashire
County Council and United Utilities as advised in the Department of Transport Advice Note
"Highway Adoptions – The adoption of roads into the public highway (1980 Highways Act)",
published in April 2017.
The applicant is also advised that highway surface water drainage system must not be used
for the storage of any flood waters from the adoptable United Utility surface water system or
any private surface water drainage system.
Traffic Modelling
Modelling Approach
As stated above, the influenced network has been modelled using a microsimulation
programme (Vissim) with individual junctions considered separately using the appropriate
propriety software (LinSig).
The use of the two modelling techniques set out above is appropriate in allowing a better
understanding of the complex and, at times, congested highway network in the vicinity of the
proposed applications. The conventional LinSig modelling will generally give a good indication
of how individual junctions could be expected to operate while the microsimulation models
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give further information on how the overall network in the study area will operate with some
regard to the interaction of individual vehicle movements through the network. It is typical that
the two modelling approaches do give variation in the results (journey times / vehicle delay /
queue lengths etc.) for a number of reasons including output parameters not being identical.
However the results should be comparable i.e. within boundaries of its range and can be
cautiously considered together but also in isolation to allow an informed conclusion to be drawn
in regard to the impact of the development and the effect of proposed mitigation.
LCC Highways had some concern in regard to the level of variation in the results from the two
modelling approaches and sought further detailed information on each modelling approach in
order to reach an informed decision. Further detailed information and results were provided by
Curtins and WSP, this included traffic signal timings, journey time data, latent demand data
(Vissim model) and average / maximum queue length predictions.

Vissim Modelling
LCC Highways have reviewed the outputs from the latest Vissim modelling exercise for the
scenarios of '2022 Do Minimum' and '2022 With Development and HE mitigation'.
The Vissim modelling indicates the network will, at peak times, operate at or close to capacity.
There was some latent demand indicated in both the 'Do Minimum' and 'with Development'
scenarios. In general the Vissim model indicates greater levels of queueing and delay than
that forecast from the LinSig model. Whilst signal timing from both models use the same initial
parameters, the use of the data and modelling approach is significantly different, with Vissim
having lesser ability than Linsig to be flexible within the modelled period. This is not
unexpected, however, the differences in the outputs from the two modelling approaches was
a concern to LCC Highways and has influenced our requirements in regard to additional
mitigation necessary to ensure overall network reliability and safety in the future. These are
set out below and include measures such as queue detectors (loops), signals modernisation
and performance upgrades, MOVA validation, Hospital hurry call facility, review of bus priority
and signing, as well as a signing and road marking review and update (providing network
reliability, safety and efficiency benefits).
LinSig Modelling
Again, LCC Highways have reviewed the outputs from the latest LinSig modelling exercise for
the scenarios of '2022 Do Minimum' and '2022 With Development and HE mitigation'. LCC
were also presented with the input model in order that a more detailed 'in house' review could
be undertaken. A number of comments from this review process are included below under the
heading 'Comments on the Individual Junctions Operation, Modelling and Necessary
Mitigation'.
In general the LinSig modelling indicated that with the '2022 with mitigation' scenario, the
network of junctions would operate as well as or better than the '2022 Do Minimum' (no
development) scenario. While there were some elements of the modelling that could have
been considered may give optimistic results it is also reasonable to note that real time signal
optimisation of the proposed junction improvements could be expected to deliver greater
benefits not borne out within the computer model (in association with the mitigation measures
detailed below by LCC highways – and in addition to the HE agreed mitigation).

11
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Comments on Junctions Operation, Modelling and Necessary Mitigation
With regard to mitigation as presented below and the agreement of detail and their
implementation triggers to be suitably controlled through planning condition relating to each
application. Any highway or transport related triggers and planning conditions to be agreed
with the county council. Delivery of all works to be via s278 agreements.
A674 Blackburn Rd / B6228 Blackburn Rd Signal Controlled Junction and B6229
Corridor
Queueing is observed at times during the evening peak at the A674 Blackburn Rd / B6229
Blackburn Rd signalised junction. On occasion, right turners into the B6229 do block back and
impact on the A674 eastbound through movement. This development proposal will increase
traffic movements at this junction, particularly given the B6229 will present an alternative route
for some movements. To address the impact of development at this junction and the B6229
corridor, the following mitigation is considered necessary:
-

LCC highways require for signal (MOVA optimisation) review to address impacts to
best manage the future network with review at agreed trigger points (in line with
development phasing – to be agreed) and white lining scheme (including Moss Lane
junction)

-

Scheme of measures to be delivered on this alternative route on the B5228 Blackburn
Road / Blackburn Brow corridor to address impacts to best manage the future network.
The scheme expected to include the following:
o Speed review along length (currently 40mph)
o Review and update existing TRO's
o Road marking review and refresh in vicinity of Great Knowley
o SPeed Indicator Device (SPID) on the approach from the north
o Gateway on approach to Great Knowley from north including white lining,
roundells and possible carriageway narrowing (links to road marking review)
o Nearest bus stops to the PROW to be upgraded to quality bus (and shelter to
be provided in the northbound direction towards Blackburn

A674 Blackburn Road / B6229 Moss Lane priority junction
To address the impact of development at this junction and on the B6228 Moss Lane corridor,
the following mitigation is considered necessary:
-

LCC highways require a simple scheme of measures to be delivered on this alternative
route on the B5229 Moss Lane corridor to address impacts to best manage the future
network The scheme expected to include the following:
o Review of signing onto the corridor with its 7.5t weight restriction.
o Consider influencing driver behaviours by changing the carriageway treatment
on the B6229 at either end such as:
 road marking including bar markings, or narrowing's
 different surface colour at junctions,
 raised tables.

A674 Blackburn Road / Proposed Residential site access priority junction
The residential dwellings are served off a new priority junction on the south side of the A674,
located to the northeast of the employment and retail site access roundabout. The proposed
residential site access junction is shown in Curtins Drawing No. TPMA1498-100
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With consideration for all the latest additional information (proposed mitigation, traffic
modelling and swept path analysis plans), I am satisfied with the indicative site access
drawings. However see earlier text for detail relating to access visibility, the vehicular approach
from within the site to the junction and foot/cycleway and safety barrier on the A674.
The above excludes sustainable access onto Blackburn Road and across the Leeds and
Liverpool Canal, see earlier text.
A674 Blackburn Road / Proposed Commercial/Retail site access roundabout
Both the employment (17/00713/OUTMAJ) and retail (17/00715/OUTMAJ) applications are
served off the existing A674 roundabout. With the employment served off the northern access
and the retail off the southern arm, which is also the access into the existing Botany Bay. The
proposed Employment and Retail access location is shown in Curtins Drawing No.
TPMA1498-105
I am satisfied that an access can be provided which is inline with design standards (for the
whole roundabout) which ensures that lane discipline is maintained for HGV's (in land
controlled by the highway authority or by the applicant). Therefore, while the indicative Curtins
access drawing is suitable for planning purposes (i.e. indicating point of access and junction
type) the detail of the necessary solution will require kerbline changes that are not included in
this plan. I am satisfied these revisions can be undertaken at detail design stage (however
must be completed prior to site layout details being agreed).
A three phase approach will be undertaken at the junction being (however multiply phases
may be delivered at the same trigger point - to be agreed):
Phase 1:
Modify kerbines to maintain lane discipline for circulating HGV's having regard
to wingmirrors, (whole roundabout to satisfy standards)
Phase 2:
Extend 2 lane flare from the southwest (M61) to form a 2 lane approach for a
distance that can accommodate a minimum 10 cars (in each lane) i.e. circa
65m
Phase 3:
Modify entry into the site to support 2 lanes (this supports site management)
However see earlier text for detail relating to access foot/cycleway and safety barrier on the
A674.
The above excludes PROW changes onto Moss Lane, and from the retail development onto
the Canal and across the canal or onto Botany Canal by the Lock and Quay.

A674 Blackburn Road between M61 J8 and the residential access
TRO funding to ensure parking does not take place on this section of road and
Provide interactive signing east and west of the site to support car park management and use
of appropriate overflow strategies/carparks elsewhere
The above excludes foot/cycle provision on the A674 which is highlighted elsewhere.
A674 / /M61 Junction 8 roundabout
I would note that the M61 J8 signalised junction is managed and maintained by the county
council as highway authority.
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I would highlight a number of comments in regard to the LHA review of the modelling:
- The proposed M61 J8 dedicated left turn on-slip is not coded correctly in LinSig (J2.5).
It should be modelled as a give way, however this is not considered a significant issue
that would materially change the LHA response.
- I would note that the cycle crossing provision (controlled toucan crossing) has been
maintained within the proposed scheme and modelled within Linsig.
The modelling work indicates that the proposed mitigation scheme (as agreed with HE) will
provide appropriate mitigation with regard to the impact forecast from the development
proposals.
LCC highways would add further requirements in regard to the scheme to be delivered as
proposed and updated by HE and shown in Drawings (TPMA1498-111 Rev B & 70046945001 Rev P01. It is LCC highways view that the following is also required:
- As a part of the delivered scheme signal optimisation (MOVA) is required with review
as part of the s278 works and also at agreed trigger points (in line with development
phasing – to be agreed)
- The final detailed design to identify appropriate locations for queue detectors on links
as necessary, to allow better management of the future network
- Modernisation and performance upgrade of signal equipment and controller
- Technology to link associated signals both upstream and down stream
- CCTV to monitor operation
The above works to be delivered by the developer and controlled by a suitably worded
condition with appropriate trigger points to be in line with development phasing – to be agreed).
A6 / A674 signalised roundabout (Hartwood Hall roundabout)
The modelling review indicates the junction, with the mitigation improvement works, can be
satisfactorily managed to maintain a safe and reliable network. Some changes to the
improvement scheme will be expected during the detailed design in particular, with the lane
detail (right turn to A6 north, LinSig link J.37s) should be reviewed as well as the lane merge
on Preston Road NB.
In addition to the agreed improvement scheme shown in Drawing TPMA1498-108 (Revision
B) the following works are required to support efficient management of the network to best
deliver reliability and safety benefits:
-

Technology to link associated signals both upstream and down stream
Signal equipment to be updated and controller
Queue detectors on Maple Gove, Drumhead Road and 'Keep Clear' road marking on
Millennium Way A674
Queue detector on Hazel Grove
Traffic signs and road markings review
Bus priority review
CCTV to monitor operation

A6 / Euxton Lane signalised roundabout (Hospital roundabout)
The modelling work (Linsig and Vissim) has been reviewed and it is LCC Highways considered
view that mitigation is required at the Euton Lane (Hospital roundabout).
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Consultant Curtains have prepared a potential improvements scheme, which replaced the
signalised roundabout to a traditional signalised junction and this was modelled with LinSig.
LCC has reviewed this scheme and while it demonstrates that the works would deliver some
capacity benefits, it raises concerns in regard to significant cost to deliver, impact on the
Goodwins Bar and Kitchen, and are the benefits proportionate to cost of delivery (this excludes
the disruption caused during construction). The current requirement to facilitate u-turning at
the Hospital roundabout for the properties on the northwest side of the junction would be lost
with this scheme and the alternative was not considered likely to be acceptable.
However, LCC Highways consider there is an appropriate scheme which can deliver many of
the benefits forecast by the now discounted Curtains scheme. This is borne out with
consideration to both the Curtins LinSig modelling of the network and this junction prior to and
then with their latest, but discounted, scheme. The principles of this scheme, that LCC require
to be delivered to include the following:
-

Widening – on the southbound approach from the north
Traffic island to separate straight on from right turning traffic (north to south & west)
Re-profile the central island to facilitate movement
Queue loop detectors on appropriate links
White lining / lane marking review and refresh
Signing review and update as necessary
Technology to link associated signals both upstream and down stream
Signal optimisation / MOVA review at commencement
Then part way through build out a further interim review (trigger to be agreed in line
with phasing which is yet to be agreed)
Final MOVA review and optimisation on substantial completion of development build
out (trigger to be agreed in line with phasing which is yet to be agreed)
Modernisation and performance upgrade of signal equipment, controller and hurry call
facility at the hospital
Bus priority
CCTV to monitor operation

Euxton Lane / Hospital Access signal controlled junction
The modelling work (Linsig and Vissim) has been reviewed and it is LCC Highways considered
view that mitigation is required at the Euton Lane (Hospital access signalised junction).
Increased queueing is forecast on Euxton Lane. The Vissim model also indicates that
management of the network will be required to ensure the egress from the hospital is suitable
in the future. LCC Highways consider that the following is mitigation is required:
-

Technology to link associated signals both upstream and down stream
Signal optimisation / MOVA review at commencement
Then part way through build out of the proposed development a further interim review
(trigger to be agreed in line with phasing which is yet to be agreed)
Final MOVA review and optimisation on substantial completion of development build
out (trigger to be agreed in line with phasing which is yet to be agreed)
Modernisation and performance upgrade to signal equipment, controller and hurry call
facility at the hospital (a historic system was in place at the hospital)
Bus priority
CCTV to monitor operation

New Strawberry Fields Signalised junction on Euxton Lane
- Technology to link associated signals both upstream and down stream
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Other Measures and sustainability provision
With regard to the overall influenced network and maintaining reliability, safety and efficiency,
the coverage of which is as set out above, the following is also necessary:
-

Signing and road marking review and update
Bus priority review
TRO review
Upgrading of bus provision on Blackburn Road
Foot/cycle way provision on A674 between the residential access and M61 J8 including
removing of verge, crash barrier changes
PROW onto Blackburn Rd
PROW onto Moss Lane
Note this excludes that agreed with the Canal and River trust

S278 Works
It will be expected that appropriate s278 works as detail above will be required and controlled
by condition if the LPA were minded to approve this proposal. All works detailed / listed above
to be delivered by s278 Agreement unless otherwise indicated (as s106 funding). All works as
listed are to be detailed up and agreed prior to commencement on site, of which some are
required to be agreed prior to site layout agreement (site roundabout)
Section 278 agreements (s278) are appropriate where improvements are required in the public
highway, paid for by the developer (costs to include design fees, safety audits, amendments
to street lighting and traffic signalling equipment and all other risks associated with highway
improvements required by the development so that public funds are not used in the provision
of these features.
Any highway improvement schemes agreed 'in principle' will be subject to detailed design. The
Trigger points for all s278 works will be before commencement of development unless
otherwise agreed with LCC and the LPA.

Planning Obligations (s106 Planning Contributions)
Should the LPA be minded to approve this application, it is considered appropriate to seek
planning contributions to support improvements to sustainable transport improvements on the
local highway network. This funding will be used to implement changes to limit the negative
impact of this large development on the existing, at times, congested network.
The trigger point for s106 sustainable transport planning contributions should be prior to
commencement of development unless otherwise agreed with LCC and the LPA.

LCC consider that the appropriate and necessary funding to achieve sustainable development
would include the following:
- Contribution for improvements to enhance the pedestrian and cycle network and for PROW
(where on private land not controlled by the applicant); and
- Funding for Travel Plan support
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Conclusion and Recommendation
Lancashire County Council takes its responsibility seriously with respect to the current and
future use of the highway network whilst also giving a high priority to supporting economic
growth, the creation of jobs and access to employment, education and training.
Highway officers of the county council have worked closely with Highways England their
consultants and the developer, on modelling and some principles of mitigation. Separately
both the county council and Highway England have considered what is necessary to make the
application acceptable. Highway England requires a number of measures on the local highway
authority's network to assist the operation on the strategic network. In addition to this, from a
local network perspective which is managed by the county council further measures are
necessary. This has resulted in the mitigation as presented.
The modelling in general indicated that with the 2022 with mitigation, including network
management measures, the network of junctions would operate as well as or better than 2022
'Do Minimum no development scenario'.
I can indicate that this development can be accommodated locally and strategically, and it
does include sustainable infrastructure integrating into the wider surrounding environment.
This assumes that all obligations/measures as detailed above, and that all agreements with
respect to all highway improvement and related works are progressed and delivered to the
satisfaction of the LHA and that all relevant planning conditions are satisfied when agreed.
A fundamental element to satisfactorily deliver this development is the provision and
implementation of all infrastructure. Should the developer fail to provide any element of that
required the LHA cannot support this application.
The conclusion reached requires all highway or transport related triggers and planning
conditions to be agreed with the county council. I will be happy to suggest and/ or discuss
suitable planning conditions / s106 details and triggers should your Council be minded to
approve the application. Including a Grampian condition ensuring that phase infrastructure is
delivered prior to development. The plans produced to support this application are indicative
and should be used cautiously in any planning conditions.
I hope the above is of assistance in your Councils determination of the application, if you have
any questions please feel free to contact me.
Yours sincerely

Neil Stevens
Highways Development Control Manager
Community Services, Lancashire County Council
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APPLICATION REPORT – 17/00714/OUTMAJ

Validation Date: 18 July 2017
Ward: Chorley North East
Type of Application: Outline Major Planning (with ES)

Proposal: Outline planning application for the construction of up to 188 dwellings (Use Class
C3) with associated highways, landscaping and infrastructure provisions and any ancillary
development thereto. All matters reserved except for access.
Location: Land To The West Side Of Blackburn Road Chorley
Case Officer: Adele Hayes

Applicant: FI Real Estate Management Limited
Agent: HOW Planning

RECOMMENDATION
1.

It is recommended that Members be minded to approve the application subject to conditions
and no intervention from the Secretary of State in respect of the associated planning
application reference 17/00716/OUTMAJ which is also reported on this agenda.

SITE DESCRIPTION
2.

The application site comprises 7.05ha of land which lies to the north east of J8 of the M61. It is
bounded by the A674 Millennium Way to the north and by the Leeds and Liverpool Canal to
the west. Agricultural land lies both to the north and south of the site, with the land to the south
subject to a concurrent application under reference 17/00716/OUTMAJ for 100 houses.

3.

The application site comprises undeveloped grazing land which is bisected by two drainage
ditches running from east to west close to the centre of the site, which drain into the Leeds
and Liverpool Canal.

4.

The site slopes gently up from the Leeds and Liverpool Canal towards the East, where it rises
steeply on the eastern side of the side towards the Blackburn Road.
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There is currently no vehicular access to the site, which is proposed to be formed via a priority
junction with the A674 Millennium Way.

DESCRIPTION OF PROPOSED DEVELOPMENT
6.

The application is submitted in outline for access only with all other matters reserved for future
approval.

7.

The application proposes the erection of up to 188 houses. The application is accompanied by
a land use and building heights parameters plan. There would be a minimum 3m wide
landscape buffer strip along the western boundary of the site to the canal.

8.

An illustrative masterplan has been submitted alongside the application submission, which
provides an example of how the site could be delivered. This shows 188 dwellings located in
estate roads either side off a central spine road which runs to a junction to the south of the
site. The central spine road would provide access to the adjacent site which is under
consideration under application reference 17/00714/OUTMAJ.

9.

Access to the site would be facilitated by a new priority junction on to the A674 Millennium
Way to the north of the site.

10.

The Council are also considering three other applications relating to land in the immediate
vicinity of the current proposal which are also reported on the agenda.
 17/00713/OUTMAJ for employment floorspace
 17/00715/OUTMAJ for retail floorspace (Use Classes A1, A3, A4 & A5), employment
floorspace (Use Class B1), hotel (Use Class C1), creche/nursery (Use Class D1) and
provision of associated car parking, highways, landscaping, and infrastructure
 17/00716/OUTMAJ for the construction of up to 100 dwellings

ENVIRONMENTAL IMPACT ASSESSMENT
11.

An Environmental Statement (ES) provides a systematic examination of environmental effects
that may be caused by a development proposal on the receiving environment. The process
allows modification of the project to minimise potentially harmful effects through the
incorporation of mitigation measures and enhancement proposals within the design process.
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The applicant submitted an Environmental Statement alongside this planning application in
July 2017 which comprises the following: Environmental Statement (July 2017)
 Non-Technical Summary
 Introduction
 Approach
 Site Description
 Alternatives
 Proposed Development
 Planning Policy Context
 Socio-Economics
 Landscape and Visual
 Ecology and Nature Conservation
 Archaeology and Heritage
 Ground Conditions
 Drainage and Flood Risk
 Transport and Access
 Air Quality and Dust
 Noise and Vibration
 Cumulative Effects
 Summary of Mitigation and Residual Effects

13.

The Environmental Statement takes account of the cumulative effects of the current proposal
combined with the other 3 proposals detailed above.

14.

Subsequently, an ES Addendum was submitted in February 2018 which addressed changes
to the parameter plans and a revised Transport Assessment to address issues raised during
consultation with statutory consultees.

15.

Following further consultation with CBC, Lancashire County Council (LCC) and Highways
England (HE), a review of the transport assessment work has been undertaken. As a result,
additional mitigation is proposed in relation to Euxton Lane/A6 junction. The mitigation
identified as part of the latest technical review supersedes that which is presented in the
original ES and ES Addendum regarding Euxton Lane/A6 junction.

REPRESENTATIONS
16.

In total 41 objections have been received together with one letter of support and 2 further
representations neither supporting nor objecting.
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The objections can be summarised as:
Principle
 Loss of green space in the local area
 Chorley has met its need for new houses with all the recent development at Buckshaw and
across other areas of Chorley, and there is no requirement for additional housing in
Chorley
 The green areas between settlements should be protected to maintain the individual
character of each
 This is Green Belt land and should be protected from development
 There is sufficient land set aside for housing development at Buckshaw Village
 Chorley is a small market town and Whittle le Woods is a small countryside village, and
they cannot accommodate more development
 If permission is granted this will set a precedent for the development of further phases of
development on this site
 Residents were informed that the number of houses on this part of the site would be
approximately 100, and the current application for 188 houses is almost double this which
is too many for this site and would result in houses being crammed in
 The number of houses proposed exceeds the Local Plan allocation
Landscape
 Development would create an eyesore at this important gateway to Chorley
 Development along the canal would destroy the rural character of this area
 Due to the topography of the land this development would be highly visible to the detriment
of the appearance of this area of open countryside
 The houses should be built in a sensitive manner with extensive tree planting to minimise
the impact on the canal corridor
Design
 The development will be an architectural monstrosity of red brick and render, and the
dwellings will be densely packed together
Highways
 Impact of additional traffic on congestion and accidents
 Blackburn Road suffers congestion at peak times, exacerbated by the poor design of the
road which connects to Millennium Way which blocks the left hand turn at the traffic lights
 Access for residents of Great Knowley is constrained as Blackburn Road is the only means
of access for residents, and this will be exacerbated by congestion associated with the
proposed development
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 The congestion associated with the proposed development will prevent access for
emergency vehicles
 Impact of additional traffic on the Hartwood Estate which will make it increasingly difficult to
access / leave the estate at peak times, and increase rat-running through the estate
 Congestion on Millennium Way and the A6 is preventing emergency vehicles accessing
Chorley Hospital
 There is often existing congestion on the M61 with traffic queueing on the northbound J8
slip road to exit the motorway and this will be exacerbated by the proposed development,
causing highway safety issues on the motorway
 Insufficient improvements proposed to highway infrastructure
 The proposed development will increase the use of Moss Lane as a rat run to avoid
congestion on the M61 and Millennium Way
 The proposed new junction on to Millennium Way would be an accident blackspot – it
would require a new roundabout to provide access to the development rather than a nonsignalised T-junction on to this 50mph road
 There has been no investment in new road infrastructure to serve Chorley’s continued
growth and Buckshaw Village is still being developed out which will continue to worsen the
existing situation, and the proposed development will add to this congestion
 The Transport Assessment underestimates the traffic impact of this development
 The Transport Assessment is misleading and contains errors, the effect of which is to
overstate the accessibility of the site by sustainable travel modes to local services and
facilities
 The Transport Assessment underestimates the number of trips from a development of this
scale
 Whilst a bus service may be secured via legal agreement, this will be time limited and there
will be no guarantee that this continues beyond the end of the time frame as this will be a
commercial decision by the bus operator. There is a history of local bus services being
curtailed.
 VISSIM highway modelling should be undertaken before this application is determined
 The proposed widening of the A6 roundabout junction with the A674, and the widening of
the access to the M61 slip road may not be practically achievable – detailed designs
should be prepared to demonstrate that this is achievable prior to this application being
determined
 The M61 North free flowing slip improvement should commence from the junction with
Temple Way or the use of it will be curtailed by queueing traffic in the signal controlled
lanes
 Further mitigation should be sought, including i) upgrading Footpath 26 to a cycleway, ii)
creating a wider surfaced cycleway along the canal frontage, iii) extending the canal cycle
path 55 through the Gale Moss site, iv) funding the cycleway from Springs Road to
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Drumhead Road v) hard surfacing and lighting Footpath 26 where it passes through the
residential development to allow all weather use
 The traffic impact of all proposed and foreseeable development should be factored in to the
assessments
 The overly simplified traffic model identifies that up to 30 minutes delay is acceptable – this
is not acceptable
 Increased traffic congestion will make Chorley town centre less attractive as a destination,
which runs counter to the objective to encourage more people to visit the town centre
Wildlife
 Impact on wildlife in terms of loss of habitats
 This is one of a decreasing number of rough grassland habitats within the borough
Flooding and drainage
 The land near the canal is waterlogged and is flooded on many occasions through the year
 The development may affect the source and course of the River Chor
 This land is a floodplain
 Will the current drainage system be able to cope with the additional demand?
 The proposal to direct all surface water drainage from the proposed development to the
River Chor may cause flooding downstream for housing and industrial premises in the
Hartwood area and other areas of Chorley – the potential for flooding must be given
serious consideration by an independent party
 Earthworks / construction near the canal must not be allowed. Earthworks at the David
Lloyd sports centre caused problems for the canal. The application site is low lying and is
likely to be more prone to instabilities
Infrastructure
 Impact on local infrastructure in terms of schools and health facilities – there is insufficient
existing capacity to accommodate the proposed development
 St Peter’s Primary School is at capacity with no room for expansion
 Chorley Hospital A&E has had major cuts and so now only opens 12 hours per day, and
the proposed development will place additional strain on already stretched health services
 No approach has been made to the three local church schools to gauge the impact on their
capacity
 The Police are already overstretched
Amenity and pollution
 Impact of additional traffic in terms of air quality, and associated impacts on health
 Air and noise pollution associated with the development will make our garden area less
pleasant to use
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Other
 Impact of construction traffic on Preston Road, in terms of noise, congestion and vibration
impact on properties
 Impact on local house prices
 The proposed development represents gross capitalism in its worst form
 How many cash cows does the Council want before we are all at one another’s’ throats?
 Residents were previously informed that in order for outline planning permission to be
granted, all landowners of the land east of the canal would have to agree to the
development. The planning applications do not reflect the full area of the site allocation,
and do not reflect the ownership of all landowners and as such planning permission should
not be granted.
18.

Blackburn Road and Great Knowley Residents’ Association
Object to the application on the following grounds:
Principle
 The applications propose more dwellings than the site is allocated for in the Local Plan,
which has the effect of reducing the areas of green space on the sites.
Highways
 The M61 junction and the Hartwood Hall roundabout are already operating at capacity,
there are currently houses being built on Moss Lane, and the proposed development will
make the situation even worse.
 To avoid congestion around the M61 and Hartwood Hall roundabouts, people are likely to
use Blackburn Road and Moss Lane instead to access the proposed development.
 The proposed T-junction access to the housing development sites will not operate
satisfactorily, particularly for vehicles leaving the development at attempting to turn right on
to Millennium Way. The junction will be an accident blackspot, as the Moss Lane /
Blackburn Road / A674 junction used to be before it was redesigned.
 Alternative options should be considered for this junction, including: i) a roundabout on the
A674 to provide access to the housing development sites; ii) construct a road bridge over
the canal so that the housing development sites are accessed via the Botany Bay site and
its existing roundabout, iii) prevent right turn vehicle movements from the junction on to the
A674.
 The impact of additional dwellings proposed for the land to the south of the two housing
application sites should also be assessed at this stage.
Flooding and drainage
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 The land to the east of the canal is wet and low lying, and the development may be at risk
of flooding.
 The proposed attenuation storage tanks which are to be sited close to the canal may affect
the canal banks, as occurred when the David Lloyd Centre was being built.
 Is the existing sewage system sufficient to cope with the additional waste?
Other
 There are no play areas shown on the plans and it will not be appropriate for them to be on
the steeply sloping parts of the site.
 The development should provide for a future access point to connect with the Lock and
Quay (either a vehicular or pedestrian route).
 There are not enough school places to accommodate the development, and doctors’
surgeries are overburdened.
19.

Councillor comments
An objection has been received from Cllrs Adrian and Marion Lowe in respect of all four
related applications:

:


Over-intensive development of houses – the masterplan suggested around 180
dwellings, and the applications now propose up to 288 dwellings. The number of
dwellings should be reduced.



Traffic impact – the highway network will not be able to cope with the increased
volume of traffic. There will be a particular impact on the Hartwood area, taken
together with the planning approval for the digital health park. Additional mitigation
measures should be investigated, such as traffic lights at the Hazel Grove exist from
the Hartwood estate.



Loss of green space – loss of green space and a buffer zone with Blackburn Road.



Phasing – if the planning applications are approved, it should be a requirement that
the employment and retail elements are built out before any dwellings are built.

Following the additional highway modelling and resultant additional mitigation measures now
proposed, Cllrs Lowe have stated that they do not consider the measures are adequate to
deal with the proposed development and the resultant traffic increases. Comment is made
that the area around the Junction 8 roundabout and Hartwood cannot cope as it is now.
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CONSULTATIONS
20.

Heapey Parish Council
 Heapey Parish Council object to all four planning applications due to the impact on local
infrastructure including school places, medical and dental facilities and sewage/drainage
services and the impact of increased vehicle movements on surrounding roads and
Junction 8 of the M61, which currently suffer serious congestion at peak times. The 288
properties contained within the applications is significantly in excess of the 200 dwellings
specified within policy HS1.8 of the current Chorley Local Plan.

21.

Wheelton Parish Council

 Wheelton Parish Council object to the application because:
- There is potential congestion especially given the additional associated three other
proposals-theoretically these could add an additional 1000 vehicles at peak times in this
area (both to get to the Motorway and surrounding localities school runs. Given that most
traffic now is at a standstill at peak times even the additional of half this number could
significantly add to the problems
- We believe there is still a lack of cohesive infrastructure proposals and understanding of
local issues
- The backup of traffic has a major impact on residents of Wheelton who cannot access
the A674 without significant waiting times and these proposals will add to these problems.
Even mini roundabouts at the entrance along the A674 to Victoria Street and Blackburn
Road would not significantly ease the problem given the additional flow of traffic both ways
along A674
- These proposals will add to irreversible urbanisation, threat to character of Wheelton and
ruining the nature of an area people visit for recreation.

22.

Whittle-Le-Woods Parish Council
 Have confirmed that they have no objections to the proposed development.

23. Technical consultees
Statutory consultees
Coal Authority

N/A

Standing advice

Canal and River

21 Aug

The main issues relevant to the Trust as statutory consultee on this

Trust

2017

application are:
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a) Impact on the character and appearance of the waterway
corridor.
b) Existing Knowley footbridge canal crossing
c) Potential contamination of the canal
d) Surface water drainage
e) Impact on the biodiversity of the waterway corridor.
Landscape
These proposals would have a major visual impact on the canal
corridor (especially the cumulative effect of the other sites coming in
to the south) and as such careful consideration needs to be given to
the final layout, appearance, scale and landscaping of the
development at the reserved matters stage.
Knowley footbridge
The Knowley footbridge is currently maintained to the standard
required to support the small amount of pedestrian traffic that
currently uses it per day. It is unclear if any local landowners have
access rights for vehicular traffic. The existing footbridge has limited
capacity and would potentially see a significant increase in usage
(pedestrian/cycle etc.) due to the proposed developments across the
masterplan areas. The developer should undertake an estimate of
the increased use of the footbridge and carry out a load
assessment, to ensure that the footbridge is capable of sustaining
this increased use in the long term. The access from the footbridge
to the towpath would also be required to be upgraded. The existing
footbridge may therefore require significant investment to bring it up
to standard.
Canal towpath
The Trust welcomes the use of the towpath as a sustainable
transport route however the impact of additional usage from the
development must be considered to ensure that the route is not
degraded. The Trust believes it is reasonable to request a financial
contribution towards towpath improvements and would be glad to
discuss the issue further in order to reach a mutual agreement over
the amount that is considered to be reasonable. This should be
secured via legal agreement.
Recommend the following conditions:
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Surface water drainage – the development should incorporate
mitigation measures to minimise the risk of contaminated
surface water run-off entering the canal. Any proposed surface
water drainage scheme which is to discharge to the canal
should also incorporate appropriate mitigation measures to
ensure that the risk of contaminants from the site entering the
waterway and adversely affecting water quality is minimised. A
condition should be attached requiring a detailed scheme for
surface water drainage which includes measures to protect
water quality. Recommend the following condition: “No
development shall take place until a scheme for the provision
and implementation of a surface water drainage system to serve
the development has first been submitted to and approved in
writing by the Local Planning Authority. Such scheme shall
include full details of the design and operation of all attenuation
and flood storage measures and details of the long- term
management and maintenance arrangements for these and any
other SUDS elements. The development shall thereafter only be
carried out in accordance with the approved scheme.”



Oil and fuel interceptors – recommend the following condition:
“The development hereby permitted shall not be built above slab
level until a scheme for the installation of oil and fuel
interceptors to all external hardstanding areas used for vehicle
parking, manoeuvring, loading or unloading has first been
submitted to and agreed in writing by the local planning
authority. The agreed details shall be carried out in full prior to
first occupation of the development.”



Works within 15m of canal – recommend the following condition:
“No works should take place within 15m of the edge of the canal
without details having first been submitted to and agreed in
writing by the Local Planning Authority, to demonstrate that
additional loads from the permanent or any temporary works,
plant and machinery or storage of materials would not harm the
structural integrity of the canal. The details shall also include
mitigation measures to prevent any risk of pollution or harm to
the adjacent Leeds & Liverpool Canal or its users, both during
demolition/construction and on completion of the development.
The details shall include the steps to be taken to prevent the
discharge of silt-laden run-off, materials or dust or any
accidental spillages entering the canal. The development shall
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be carried out in strict accordance with the agreed details.”


Biodiversity – the Trust would like to see recommendations to
limit the impact the development may have on the area. If the
Council is minded to approve the application the lack of
biodiversity enhancements should be addressed to ensure the
development conserves and enhance the biodiversity as
required by policy BNE9 of the Chorley Local Plan.

In addition, a series of detailed design recommendations are made
in terms of the relationship of the proposed development to the
canal, to inform any future reserved matters application.
Recommend informatives as follows:


The applicant/developer is advised to contact The Third Party
Works Team ((01782 779909)) in order to ensure that any
necessary consents are obtained and that the works comply
with the Canal & River Trust “Code of Practice for Works
affecting the Canal & River Trust.



The applicant/developer is advised to contact the Canal & River
Trust Utilities Team at the Wigan Office on 01942 405766 to
discuss the acceptability of discharging surface water from the
site to the adjacent canal in order to ensure that any necessary
consents are obtained. Please be advised that the Trust is not a
land drainage authority, and such discharges are not granted as
of right - where they are granted, they will usually be subject to
completion of a commercial agreement.

Environment

6 Oct

No comments.

Agency

2017

Highways

6 July

After issuing several Holding Directions and after additional work

England

2018

being undertaken in connection with traffic modelling, Highways
England have confirmed that they raise no objection to the
application and recommend that conditions should be attached to
any planning permission that may be granted.

Natural England

18 Aug

No objection - the proposal is unlikely to affect any statutorily

2017

protected sites or landscapes.
We have not assessed this application and associated documents
for impacts on protected species. You should apply our Standing
Advice to this application as it is a material consideration in the
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determination of applications in the same way as any individual
response received from Natural England following consultation.
This application may provide opportunities to incorporate features
into the design which are beneficial to wildlife, such as the
incorporation of roosting opportunities for bats or the installation of
bird nest boxes. The authority should consider securing measures to
enhance the biodiversity of the site from the applicant.
Chorley Council Consultees
CIL

4 Aug

CIL Liability is not calculated at outline application stage. However,

2017

this development will be CIL Liable on approval of the final reserved
matters application (if approved). This development will be subject to
the CIL Charge for ‘Dwelling Houses’ as listed in Chorley Council’s
CIL Charging Schedule.

Environmental

28 Sep

In respect of the construction phase, the proposed mitigation

Health

2017

measures detailed in supporting document 'Chapter 15 Noise and
Mitigation' should be implemented. In addition I would recommend
that consideration is given to the addition of a condition requiring the
applicant to adhere to the information contained within the Chorley
Council document 'Code of Practice for Construction and Demolition'
which gives information on working hours, noise, plant and
equipment and dust control.
In respect of the constructed dwellings, there are concerns
regarding the daytime noise levels for any properties located in the
red areas on Drawing No. 6356487/2 'Noise Propagation Modelling'
Dated 28.06.17. Any properties constructed in these areas close to
the A674, B6228 and M61 could be subject to high noise levels in
outdoor spaces and amenities and the concerns surround how this
will be addressed for such properties.
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The night time noise risk assessment Drawing No. 6356487/5 'Noise
Propagation Modelling' Dated 28.06.17 depicts the entire proposed
sites for dwellings as 'medium risk' As such further information is
required in the form of an acoustic report on what the predicted
internal noise levels of the properties will be to determine how the
occupants may be affected and what mitigation measures might
address this.
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Therefore, I agree with the Noise Consultant that a thorough and
robust Acoustic Design Statement is required to demonstrate how
any adverse impacts of noise will be addressed and minimised to
avoid any significant adverse noise impact on the finished
developments.
Tree officer

6 Oct

Tree groups and trees as identified within the submitted Preliminary

2017

Arboricultural Appraisal.
Group 14. Hedge with mixed tree species along eastern boundary of
the site adjacent Blackburn Road. Early mature horse chestnut,
lime, oak. Trees of moderate quality screening the site. Recommend
retained.
Group 8 & 12. T9, T10, T11. Group along northern boundary.
Screening the site from neighbouring property. Habitat value.
Recommend retained.
Group 4. Sparse group, hawthorn, elder, willow, western boundary.
Group of low quality.
Group 7. Small group of ash and alder. Western boundary. Trees of
moderate quality. Recommend retained.
T6. Early mature multi stemmed willow. West boundary. Deadwood
within lower crown, cavity main stem. Tree of low quality.
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T5. Semi mature ash. West boundary. Included union at 0.5m. Low
quality tree.
Group 3. Mixed group. Semi mature hawthorn, elder. Trees of
moderate quality. West boundary, providing site screening.
Recommend retained.
Group 2. Mixed group. Semi mature alder, willow, hawthorn. Trees
of moderate quality. West boundary providing site screening.
Recommend retained.
Group 1. Semi mature willow. Multi stemmed, some dead wood.
West boundary providing site screening.
Southern site boundary. Hedge 15, group22, T15, T16, T17, T18,
T19, T20, T21. Trees of high and moderate quality 17 subject to
TPO. Hedge screening the site, high habitat value. Recommend
trees and hedge retained.
Group 4. Sparse group, semi mature hawthorn, elder, willow. Trees
of limited merit.
Waste and

2 Aug

No objections subject to standard conditions:

Contaminated

2017



Methodology for site investigation and assessment



Details of assessment and remediation proposals



Validation report

Land

Lancashire County Council
LCC

21 Aug

Archaeology

2017

Service

No objection.
The Archaeological Desk Based Assessment indicates that the site
has low/nil potential for evidence from the prehistoric, RomanoBritish, early medieval, medieval and post-medieval periods. The
report goes on to say that development of the site would not have
any impact on designated assets (Scheduled Monuments, Listed
Buildings, Registered Parks and Gardens, Registered Battlefields or
Conservation Areas).
Lancashire Archaeological Advisory Service agree with the
conclusion reached in section 5.0 that no further archaeological
work would be required.

LCC Education

27 Jul

LCC have assessed the viability of this development by assuming

2017

the 188 dwellings are all 4 bedroom houses ad have requested a
commuted sum payment for the provision of education.
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31 July

Lancashire County Council takes its responsibility seriously with

2018

respect to the current and future use of the highway network whilst
also giving a high priority to supporting economic growth, the
creation of jobs and access to employment, education and training.
Highway officers of the county council have worked closely with
Highways England their consultants and the developer, I can
confirm that the modelling in general indicated that with the 2022
with mitigation, including network management measures, the
network of junctions would operate as well as or better than 2022
'Do Minimum no development scenario'. This assumes that all
obligations/measures and that all agreements with respect to all
highway improvement and related works are progressed and
delivered to the satisfaction of the Local Highway Authority (LHA).
A fundamental element to satisfactorily deliver this development is
the provision and implementation of all infrastructure. Should the
developer fail to provide any element of that required the LHA
cannot support this application.
The conclusion reached requires all highway or transport related
triggers and planning conditions to be agreed with the county
council. It is critical that some infrastructure is delivered prior to
development and others are provided in advance of them being
needed.
The full response is attached to this report at Appendix 1.

LCC Public

28 Sep

Public Footpath No. 26 Chorley runs through the application site. It

Rights of Way

2017

appears that a minor diversion of the public footpath will be required.
It is not clear how the land levels will be affected by the proposed
development. Presently the public footpath descends steeply from
the main road as it leads north. If the area of land proposed to be
developed is to be raised this could make the public footpath more
accessible and remove the need to have a steep flight of steps
leading away from the A674 allowing for low mobility access and
cycle provision to the development.
Public Rights of Way must not be obstructed during the proposed
development. It is the responsibility of the landowner to ensure that
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the necessary procedures are followed for the legal diversion of the
Public Right of Way if this should be necessary. If it is necessary for
Public Rights of Way to be temporarily diverted or temporarily
closed, this is the responsibility of the landowner to ensure that this
is done following the appropriate legal procedures. The development
must not commence until the necessary procedures are in place.
Lead Local

4 Oct

Flood Authority

2017



The proposals indicate that the applicant intends to discharge
surface water from the site to the Leeds and Liverpool Canal via
the existing infrastructure/outfalls and construct a road across
the open watercourse that traverses from east to west. Under
the Land Drainage Act 1991 (as amended by the Flood & Water
Management Act 2010), consent from the Lead Local Flood
Authority is required to build a culvert or structure or carry out
works within the banks of any ordinary watercourse which may
alter or impede the flow of water, regardless of whether the
watercourse is culverted or not.



There is an open watercourse that traverses the site from east
to west. On the applicant's Illustrative Masterplan F1001MP01B
the proposed driveways and plots are less than 1 metre and
approx. 3.5 metres respectively away from the open
watercourse. Construction within 8 metres of an open
watercourse or over a culverted watercourse is not advised as
access for maintenance purposes is restricted and it has the
potential to pose an undue flood risk to structures should the
culvert collapse or fluvial flooding occur. It is therefore advised
that the applicant's proposed drainage layout plan ensures no
structures are constructed within 8 metres of the top of the
banks of the watercourse or over a culverted watercourse.



It is critical the basins are constructed and operational prior to
any construction phase. This will ensure that site drainage
during the construction process does not enter the watercourses
at un-attenuated rates causing un-necessary flood risk.

No objection subject to the following conditions:
1) Submission of a surface water drainage scheme
As a minimum this shall include:
a) Information about the lifetime of the development design
storm period and intensity (1 in 30 & 1 in 100 year + allowance
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for climate change – see EA advice Flood risk assessments:
climate change allowances’), discharge rates and volumes (both
pre and post development), temporary storage facilities, means
of access for maintenance and easements where applicable ,
the methods employed to delay and control surface water
discharged from the site, and the measures taken to prevent
flooding and pollution of the receiving groundwater and/or
surface waters, including watercourses, and details of floor
levels in AOD;
b) The drainage scheme should demonstrate that the surface
water run-off must not exceed the existing greenfield rate which
has been calculated at 8 l/s/ha. The scheme shall subsequently
be implemented in accordance with the approved details before
the development is completed;
c) Any works required off-site to ensure adequate discharge of
surface water without causing flooding or pollution (which should
include refurbishment of existing culverts and headwalls or
removal of unused culverts where relevant); d) Flood water
exceedance routes, both on and off site;
e) A timetable for implementation, including phasing where
applicable;
f) Site investigation and test results to confirm infiltrations rates;
g) Details of water quality controls, where applicable.
h) Identification and provision of safe route(s) into and out of the
site to an appropriate safe haven.
i) Provision of compensatory flood storage
2) No Occupation of Development until completion of SuDS in
accordance with agreed SuDS Scheme and Management &
Maintenance Plan
3) Surface Water Lifetime Management and Maintenance Plan
As a minimum this shall include:
a) The arrangements for adoption by an appropriate public body
or statutory undertaker, management and maintenance by a
Residents’ Management Company
b) Arrangements concerning appropriate funding mechanisms
for its on-going maintenance of all elements of the sustainable
drainage system (including mechanical components) and will
include elements such as:
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i. on-going inspections relating to performance and asset
condition assessments
ii. operation costs for regular maintenance, remedial works
and irregular maintenance caused by less sustainable
limited life assets or any other arrangements to secure the
operation of the surface water drainage scheme throughout
its lifetime;
c) Means of access for maintenance and easements where
applicable.
4) Construction and Operation of Pond/Attenuation Basin prior to
main construction phase/occupation
A number of informatives are also recommended.
Lancs Fire and

24 Jul

The development should fully meet all requirements of Building

Rescue Service

2017

Regulations Approved Document B, Part B5 – ‘Access and facilities
for the Fire Service’. The proposed development should be provided
with suitable provision of Fire Fighting water to comply with National
Guidance.

Lancs

1 Aug

A site specific overview of crime and bespoke advice will be

Constabulary

2017

provided at any future reserved matters stage. Sets out a series of

Architectural

detailed considerations to inform future development – not relevant

Liaison Unit

to outline stage.

Other consultees
Ramblers

No comments received.

Association
(Chorley
Branch)
GM Ecology

22 Sep

The ecology surveys undertaken to inform the application have been

Unit

2017

carried out by suitably qualified consultants and are to appropriate
and proportionate standards. No further surveys are necessary prior
to determining the application.
The development proposal will not have a harmful impact on any
designated nature conservation sites, although the Canal corridor is
part of a local ecological network.

Agenda Page 129

Agenda Item 3b

Notable species
The application site supports significant numbers of foraging bats
and is likely to represent an important feeding site for local bat
populations, although no bat roosts were discovered on the site. A
number of priority bird species also breed on the site and common
toad, a priority amphibian species, has been recorded.
Notable habitats
The site is dominated by semi-improved grassland pasture. There
are also extensive areas of marshy grassland and ‘flushes’. There is
developing wet woodland in low-lying areas close to the Canal. In
localised places the grassland is species-rich, tending towards
unimproved, particularly in the northern part of the site and close to
the eastern boundary on the steeper slopes. Species present in
these areas include bluebells, scattered common spotted orchid,
tufted vetch, yarrow, bird’s foot trefoil, ribwort plantain, common
sorrel, red clover, common knapweed, false oat grass and Yorkshire
fog. The impression is that the land has been subjected to only light
grazing, with few artificial inputs, over recent years. There are areas
of developing scrub vegetation, both open and closed, together with
areas of unmanaged tall ruderal vegetation. There is an intact,
managed hedgerow running along the eastern boundary of the site
with the road, relatively species-rich and therefore representative of
the priority habitat type for conservation.
Impacts
The development will cause losses to broadleaved woodland,
scattered trees, scrub, semi-improved grassland, marshy grassland,
hedgerows and stream courses. Whilst these habitats (apart from
the hedgerow) do not meet the criteria to be described as priority
habitats for conservation they are all of some local nature
conservation value and will support a range of local wildlife. Seminatural habitats should therefore be retained and protected as far as
possible, and compensation should be provided for any habitats that
are lost to the scheme.
Given the outline nature of the application it is difficult at this stage
to accurately assess the quantitative habitat losses that will be
incurred, and therefore whether 1.8 ha of retained greenspace is
sufficient. More detailed future plans for the site should obviously
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aim to avoid losses as far as possible, particularly to hedgerows and
more species-rich areas of grassland as mapped in the ecology
survey reports. Compensation should then be sought for any
unavoidable

habitat

losses

through

the

preparation

of

a

comprehensive Landscape Plan for the development; quantitative
habitat losses could be compensated through enhancements to the
quality of the remaining green infrastructure.
Semi-natural habitats would best be retained, or re-created, in large
blocks rather than in piecemeal fragments. It would make sense to
place linear habitat blocks along the Canal corridor at the western
boundary, since the Canal provides a habitat corridor with the wider
landscape.
Question whether the habitat retained and/or recreated should be
‘double-counted’ as Public Open Space. While semi-natural habitats
can be accommodated in POS if the sites are to be used for passive
recreation this requires careful planning and management if the
value for wildlife is to be effectively retained.
The waterway should be integrated within the public realm of the
development in terms of design and management and the
development should look to enhance the biodiversity value of the
existing immediate and wider waterway corridor. In places there are
existing mature hedgerows along the towpath, it would be good if
these could be retained and incorporated into a linear ‘green’ park
concept.
Recommend conditions as follows:
1) Landscaping details
No works or development shall take place until full details of both
hard and soft landscape proposals have been submitted to and
approved by the Local Planning Authority. These details shall
include, as appropriate:


Proposed finished levels or contours



Extent of semi-natural habitats to be retained



Semi-natural habitats to be re-created



Features for wildlife (e.g. bat and bird boxes, hedgehog boxes)
to be installed
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Means of enclosure



Road layouts



Other vehicle and pedestrian access and circulation areas



Hard surfacing materials



Planting plans



Written specifications (including cultivation and other operations
associated with plant and grass establishment)



Schedules of plants, noting species, planting sizes and
proposed numbers / densities where appropriate



Implementation timetables



Long-term habitat management proposals

2) Protection of the Canal and the Canal corridor
Best practice measures should be followed throughout any
permitted site clearance and construction period to prevent any
possible pollution of the Canal, and if surface water is to be drained
into the Canal then measures should be installed to prevent any
possible pollution of the Canal waters during the operation of the
development.
3) Protection of bats


A further pre-construction assessment survey of the trees with
bat potential is recommended. If bats are found to be present
then further surveys, mitigation and licencing may be required. If
no bats are recorded then removal of the tree can go ahead,
however this should be completed between autumn (late
October and November) and early spring (late February and
March) as a precaution and contractors made aware of the
possible presence of bats”.



Direct lighting of the Canal corridor should be avoided.



The provision of bat roosting features into buildings close to the
Canal corridor would be a useful biodiversity enhancement
measure.

4) Protection of nesting birds
No tree felling or vegetation clearance should take place during the
optimum period for bird nesting (March to August inclusive). All
nesting birds their eggs and young are specially protected under the
terms of the Wildlife and Countryside Act 1981 (as amended).
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5) Control of invasive species
A Method Statement should be prepared giving details of how
invasive species are to be controlled (eradicated) during the course
of any development. Once agreed the Method Statement must be
implemented in full.
United Utilities

4 Sep

No objections, subject to the following conditions:

2017

i)

Foul and surface water shall be drained on separate
systems

ii)

Surface water drainage scheme reflecting SuDS principles

A public sewer crosses the site and will need to maintain an access
strip 3m either side of centre line, or will require diversion. Additional
detail to be captured via informatives.
Neighbouring Authorities
Blackburn with

4 Aug

Darwen Council

2017

Bolton Council

No objection.
No comments received.

Preston City

31 Aug

Council

2017

South Ribble

No objection.
No comments received.

Borough Council
Wigan Council

18 Sep

Holding response received - comments due 29 September 2017 but

2017

no further comments received.

West

23 Aug

No objection.

Lancashire

2017

District Council
PLANNING CONSIDERATIONS
Principle of development
24.

Policy 9(d)(i) of the Central Lancashire Core Strategy allocates land at ‘Botany / Great
Knowley’ for sub-regionally significant employment development. The reasoned justification
confirms that this is a large (approximately 20 hectares) greenfield site adjoining the Leeds
Liverpool Canal in close proximity to J8 of the M61, which is ranked as a ‘Good Urban’ site in
the employment land review (paragraph 9.13).
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Policy HS1.8 allocates 9.6ha of land at ‘Botany Bay / Great Knowley’ for housing with an
identified 200 dwellings. The indicative phasing schedule, identified at Appendix B of the Local
Plan, identifies 100 dwellings coming forward within the period 2016-21 and 100 dwellings
coming forward within the period 2021-26 (in line with policy HS2 on phasing).

26.

Taken together these two allocations comprise a total site area of 23.7ha.

27.

Policy EP2 complements this in relation to the ‘Botany Bay/Great Knowley Area – sub regional
employment and mixed use site’. This identifies the total EP1.1 / HS1.8 site (23.7ha) as
suitable for:
 B1 and B2 uses
 200 dwellings
 A3 restaurant/café and A4 drinking establishment uses
 Water based leisure/recreation uses such as a marina adjacent to the canal
 A pedestrian and cycle route adjacent to the canal with connectivity to the existing towpath

28.

With regard to the policy requirement in EP2 (a) for the production of a masterplan the land at
Botany Bay / Great Knowley has been allocated in Chorley’s development plan since 2003. In
November 2013, when the Council adopted the Chorley Local Plan, it was therefore
recognised that as this was the second time that the land had been allocated in the
development plan, if the site were not to come forward within this plan period then it would
likely need to be deallocated in any future plan review on the basis of being undeliverable. As
such, the Council identified the development of a masterplan for the Botany Bay Area as a
corporate priority.

29.

The Council facilitated the preparation of the masterplan, with stakeholders participating in the
process under the terms of a Memorandum of Understanding. Planit IE were commissioned to
prepare the masterplan on the basis that it should be evidence driven and where possible
compliant with the Local Plan. Planit were not directed to depart from the Local Plan but it was
recognised that the stakeholders, as landowners / developers should have the opportunity to
maximise the value of their ownership, and that any departure from planning policy should be
evidence based. The masterplan was presented to the Council’s Executive Cabinet on 8
December 2016 for information.

30.

The housing allocation reference HS1.8 identifies that the overall allocation (including the land
to the south) could deliver 200 units. However, the development of the Botany Bay Masterplan
has identified that approximately 250 units could be delivered across the broader allocation
within the Local Plan.
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It should be noted that the housing allocation numbers detailed in policy HS1 are indicative
and the housing requirement is a minimum to ensure enough housing is provided through the
Local Plan.

32.

The site area of this application and the concurrent application for housing on land to the south
under application 17/00716/OUTMAJ is 11.96 hectares which is greater than the amount of
land allocated for housing in the Local Plan (9.6 hectares). There would, therefore, be
insufficient land left for the employment allocation.

33.

It is noted that the sites are allocated housing sites and their development is, therefore,
acceptable in principle. However, given the proposals together propose 288 dwellings, this
could be considered to prejudice delivery of other elements of the overall allocation within the
plan. However, Development Plan compliance needs to be determined in the round and a
proposal is either compliant or not, taking into account that a Development Plan may have
countervailing policies and compliance with all individual provisions may be impossible.

34.

In the case of each of the housing applications, the departures from the extant policy are in the
quantum of housing proposed and a resultant and associated decrease in land available for
employment purposes.

35.

It is considered that in this case, the greater level of housing cannot fail to comply with the
Development Plan given that there is no express limitation upon the number of dwellings as
allocated in the site-specific policy and within the wider plan (as is the case with all
Development Plan) housing figures are not to function as ceilings.

36.

The issue is, therefore, whether the delivery of less than the allocation of employment land
fails to comply with the development plan. The statutory requirement is to consider the
compliance with the Development Plan as a whole. In this case, the effect of the two
applications is to decrease the employment land potentially realisable from the site from
14.3ha to 11.7ha. The proposals would however still deliver mixed use development with an
employment component.

37.

Whilst Members should be mindful of the reduction in employment land, regard must be had to
the fact that the policy is by definition a future allocation i.e. a policy aim as to what can
potentially be realised from a site.

38.

Consequently, it is considered that given the proposals would realise more than 80% of the
target hectarage of employment land, then the housing proposals are in compliance with the
Development Plan.

Agenda Page 135

Agenda Item 3b

Affordable housing
39.

The Central Lancashire Core Strategy Policy 7 states that subject to such site and
development considerations as financial viability and contributions to community services,
market housing schemes should achieve a target of 30% on developments of 15 or more
dwellings. This would equate to a requirement for 56.4 affordable dwellings on site in
accordance with the Affordable Housing SPD, 70% of these should be social rent and 30%
should be shared ownership.

40.

This is reiterated by the associated Affordable Housing Supplementary Planning Document,
that states that where a developer or landowner considers that there are constraints of
significance, sufficient to jeopardise or prevent them from meeting the Councils’ affordable
housing policy targets, this will need to be demonstrated by the submission of a suitable
financial appraisal.

41.

Given that the application is submitted in outline, the provision of affordable housing will need
to be secured through the imposition of a condition with the final details agreed at reserved
matters stage and the viability of doing so considered at that time with regard to site
constraints and abnormal costs associated with developing the site.

Public open space
42.

In accordance with policies HS4A and HS4B of the Chorley Local Plan 2012-2026, council’s
Open Space and Playing Pitch SPD and the Planning Pitch Strategy, the provision of the
public open space would required

43.

The illustrative layout of the site has been designed to ensure that open space can be
maximised. The development will not only provide for new open space on site but will also
provide improvements to the existing pedestrian and cycling linkages and open up the canal to
existing and future residents. As such the development will enhance accessibility to/ from the
site and the wider area.

44.

Consequently, given that the application is submitted in outline, the provision of public open
space will need to be secured through the imposition of a condition with the final details
agreed at reserved matters stage and the viability of doing so considered at that time with
regard to site constraints and abnormal costs associated with developing the site.
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Education
45.

Paragraph 94 of the NPPF states that The Government attaches great importance to ensuring
that a sufficient choice of school places is available to meet the needs of existing and new
communities. Local planning authorities should take a proactive, positive and collaborative
approach to meeting this requirement and to development that will widen choice in education.
This includes expanding or altering schools and as such seeking contributions to facilitate this
where adequate capacity in existing schools does not exist.

46.

LCC Education comment that the latest projections for the local primary schools show there to
be a shortfall of 159 places in 5 years' time. With an expected yield of 20 places from the
development the shortfall would increase to 179.

47.

In relation to secondary schools there is an expected yield of 8 places from the development
the shortfall of 113 places would increase to 121.

48.

Lancashire County Council’s request for a commuted sum (£455,732.36) towards the
provision of school places is noted. However, the Council operate a CIL Charging schedule
which was implemented on 1st September 2013. The Regulation 123 list allows the charging
authority to set out a list of projects or types of infrastructure that the levy is intended to fund.
The purpose of the list is to ensure clarity on what CIL might be spent on and to prevent
duplication (‘double dipping’) between CIL and S106 agreements in funding the same
infrastructure projects.

49.

Education is listed in the Council’s Regulation 123 list and, therefore, education infrastructure
falls under the remit of CIL and all housing schemes coming forward will be subject to the levy.
Accordingly, such applications should not normally be subject to separate planning obligations
to secure education contributions, regardless of whether or not they are windfall sites or
exceed housing allocations.

50.

Whilst not completely excluding site specific education contributions in exceptional cases,
National Planning Practice Guidance is clear that this should not normally be sought and,
where it is, it must be justified by specific evidence publicly available at the examination into
the CIL list.

51.

Planning obligations cannot be used where CIL accounts for the specific infrastructure
requirements as set out in the list, as this would breach Regulation 123 and would lead to
duplication. Accordingly, an education contribution is not required in this instance.
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Design and layout
52.

The application is made in outline with all matters reserved except for access, which is
proposed from the A674 to the north of the application site.

53.

The application is accompanied by a Land Use and Building Heights Parameters Plan which
defines the parameters which would frame any future reserved matters application, together
with an indicative masterplan.

54.

The submitted indicative information shows a mix of house types to include detached, semidetached, mews style and apartments. The layout indicates that a number of existing trees will
be retained and a buffer strip maintained to the canal.

55.

The parameters plan identifies a maximum building height of 15.5m above existing site levels
(3 storeys). A net density of approximately 26.7 dwellings per hectare across the whole of the
site could be achieved, with higher densities indicated to be focused amongst the proposed
apartments and along main routes including the canal frontage, with lower densities away from
these nodes.

56.

The indicative layout plan shows that it will create new neighbourhood green / amenity spaces
including the buffer strip to the canal and substantial green open space to the upper slopes of
the eastern side of the site which are too steep to be developed. An additional pedestrian
route up to Blackburn Road and pedestrian connectivity through to the A674 are also
proposed.

57.

In terms of road hierarchy there will be one main road through the site with a number of
narrower estate roads and cul-de-sacs branching off. An apartment block is shown close to
the entrance of the site to create an entrance feature.

58.

The existing field boundary which forms the southern boundary of the site divides it from the
site area for application 17/00716/OUTMAJ. A landscaped area along this boundary including
the retention of mature trees is shown on the indicative layout.

59.

The Police Designing Out Crime Officer has set out a series of detailed considerations to
inform future development which are not relevant to outline stage. A site specific overview of
crime and bespoke advice will need to be provided at any future reserved matters stage.

60.

The majority of houses shown on the indicative layout are semi-detached with a small number
of detached houses and one block of apartments. The application site is sufficiently remote
from other residential development to essentially form its own character area, however, given
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that in the wider area there are a range of house types it is considered that a layout and
design could be achieved at reserved matters stage which is appropriate to the character of
the area.
61.

In terms of impact on existing properties, the nearest properties are those to the east of the
site fronting Blackburn Road which are in excess of 50m away from the nearest property on
the submitted indicative layout. Given the significant change in levels between the application
site and Blackburn Road it is considered unlikely that the proposal will result in material
detriment to the amenities of the neighbouring properties in terms of overlooking, loss of light
etc.

62.

As such, it is therefore considered that the application site could accommodate the proposed
scale of development with an acceptable design solution in terms of layout, appearance,
landscaping and scale, as part of any future reserved matters application.

Landscape
63.

A Landscape and Visual Assessment has been submitted as part of the application
submission and forms Chapter 8 of the Environmental Statement. The application site lies
within the Lancashire Valleys National Character Area 35 and at a local level is located partly
within the Samlesbury Withnell Fold Landscape Character Area and partly within the West
Pennine Foothills Landscape Character Area.

64.

The site lies north east of the built-up area of Chorley, east of the M61 Junction 8, west of
Great Knowley and south of the A674. The site is bounded to the west by the Leeds and
Liverpool Canal in a north – south direction with the Botany Bay retail development and M61
lying beyond this further to the west.

65.

Open fields lie beyond the site to the north and to the south, where a concurrent application for
residential development is also under consideration. The Canal Mill building together with the
Preston England Temple, which lies beyond the site to the west are distinctive local
landmarks. It is important, however, to note that neither of these buildings are nationally or
locally designated.

66.

The assessment concludes that the effects during the construction phase will be of minor
significance and of a temporary nature. In relation to the completed development, the
assessment concludes that the effects will be minor and limited to the site and its immediate
setting. The application site sits at a lower level than the A674 which, taken together with the
existing vegetation, will afford some screening of the site.
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The design approach would retain mature vegetation to the boundaries of the site and
internally, where possible, therefore allowing the existing green infrastructure to be maintained
and preserving the existing screening for views into the site. As illustrated on the Parameters
Plan, a buffer along the eastern edge of the Leeds and Liverpool Canal is proposed to secure
an area for soft landscaping thus leading to an improved visual amenity and open character as
well as providing opportunity for enhanced connectivity. Replacement planting of trees along
the A674 around the proposed access point will be carried out.

68.

As set out above, the provision of the proposed landscaped buffer strip along the western
boundary of the site provides scope for the planting of trees and vegetation which would over
time serve to afford screening of the development.

69.

It is recognised that the development of the site will introduce a clear change in the landscape
character of the site, however the principle of development on this site is established by its
allocation within the development plan and as such, any form of development would result in
an impact in this regard and the resultant visual impact of the development is justified by the
contribution the site will make to housing.

70.

It is, however, considered that the application proposal has been designed to facilitate the
mitigation of the visual impact of the development through future landscaping and planting and
to ensure that any visual impact is thus kept to a minimum. Keeping the upper sloping parts of
the site free from development will also help to minimise their visual impact.

71.

The level of significance of effects identified will be minor and will be limited to the site and its
immediate setting, with features of local merit remaining intact including the Leeds and
Liverpool Canal and Canal Mill.

72.

No mitigation measures are required to mitigate the proposed developments effects on the
sites landscape or the surrounding area. Replacement planting of trees along the A674 around
the proposed access point will be carried out, together with the provision of a landscaped
buffer to the western side.

73.

Subject to further consideration at Reserved matters stage, the proposals are considered to
accord with policy 21 – Landscape Character Areas of the Central Lancashire Core Strategy
2012.

Density
74.

Policy 5 of the adopted Core Strategy covers housing density and requires developments to
be in keeping with an area, but also make an efficient use of land. The proposal will be

Agenda Page 140

Agenda Item 3b

equivalent of 26.7 dwellings per hectare across the whole of the site, which considering the
site constraints, is considered to be an efficient use of land.
75.

Considering the proposed layout in the context of the immediate surrounding area, it is
considered that the proposal will be in keeping in terms of density with the modern housing
estates close to the site and the proposal is therefore acceptable in this respect.

Levels
76.

There are level differences across the site, with it rising significantly to the eastern side up
towards the Blackburn Road. The detailed layout and relationship between proposed houses
will therefore require detailed consideration at reserved matters stage in relation to the
Council’s interface distances. However, there is no reason to consider that the development
of the site, which is indicated to take place to the lower part of the site, could not be achieved
as anticipated.

Access and highways
77.

Access is proposed from the A674 traffic island via a new priority junction to the north of the
site.

78.

Although each application must be considered on its merits the cumulative impact of the
current proposal and the associated proposals need to be considered.

79.

Paragraph 111 of the NPPF states;


All developments that generate significant amounts of movement should be supported
by a Transport Statement or Transport Assessment.

80.

Development should only be prevented or refused on transport grounds where the residual
cumulative impacts of development are severe.

81.

A full Transport Assessment has been submitted within the ES which has been prepared in
accordance with the Institute of Environmental Assessment (IEA) (1993), Guidelines for the
Environmental Assessment of Road Traffic.

82.

The impact on the local highway network has been considered by the Local Highway Authority
and their statutory comments are appended to this report.
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The impact on the strategic highway network has been considered by Highways England who
have raised no objection and recommend conditions.

84.

Subject to conditions to secure the necessary mitigation measures the proposals are
considered to conform to Central Lancashire Core Strategy 2012 policy 2 – Infrastructure and
policy 3 – Travel, and with policies ST1, Provision or Improvement of Footpaths, Cycleways,
Bridleways and their Associated Facilities in Existing Networks and New Development, ST3,
Development Access, and ST4, Parking Standards of the Chorley Local Plan 2012 – 2026.

85.

The Canal and River Trust (C&RT) have commented that the proposed development is
opposite the Knowley footbridge over the canal which C&RT state is currently maintained to
the standard required to support the small amount of pedestrian traffic that currently uses it.
C&RT further state that the existing footbridge has limited capacity and would potentially see
a significant increase in usage (pedestrian/cycle etc.) due to the proposed developments
across the masterplan areas.

86.

The applicant has, therefore, commissioned a bridge survey report which concludes that the
existing bridge is already in a poor state of repair. The report demonstrates that there is a
requirement for the bridge to be repaired now, and as such this is something that the C&RT
should be undertaking regardless of the current applications. It is not, therefore, considered
reasonable to seek a contribution towards the costs of these works.

87.

The C&RT also comment regarding a new bridge which is indicated to the south east of the
masterplan. This, however, lies outside of the site area for the current application and does
not form part of the proposal.

Air quality
88.

Whilst the site is not located within or in the vicinity of an Air Quality Management Area
(AQMA), Chapter 14 of the ES assesses the air quality and dust impacts of the development
proposals and concludes that the application scheme would not have an adverse impact with
regards to air quality and dust.

89.

Whilst construction works have the potential to produce dust and other fine particles which
may cause air quality nuisance, the application of appropriate measures (secured through a
Construction and Environmental Management Plan) reduces the potential effects to negligible
and as such the proposal would comply with Policy 30 of the Central Lancashire Core Strategy
2012 – Air Quality.
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Noise
90.

The noise and vibration impacts that could arise as a result of the proposed development have
been assessed as part of the application submission. The assessment evaluated the potential
noise impacts during the construction phase and following the completion of development
during the operational phase. The assessment noted that the general sound climate around
the site comprises mainly of traffic noise associated with the M61. The assessment concludes
that whilst construction works have the potential to impact sensitive receptors in close
proximity to the site, the application of appropriate measures (secured through a Construction
and Environmental Management Plan) would serve to mitigate the potential effects, which
themselves would be both temporary and limited.

91.

In respect of the constructed dwellings, there are concerns regarding the daytime noise levels
for any properties located in the red areas on Drawing No. 6356487/2 'Noise Propagation
Modelling' Dated 28.06.17. Any properties constructed in these areas close to the A674,
B6228 and M61 could be subject to high noise levels in outdoor spaces and amenities and the
concerns surround how this will be addressed for such properties.

92.

The night time noise risk assessment Drawing No. 6356487/5 'Noise Propagation Modelling'
dated 28.06.17, depicts the proposed sites in their entirety for dwellings as 'medium risk'. As
such, further information is required in the form of an acoustic report on what the predicted
internal noise levels of the properties will be. This is to determine how the occupants may be
affected and what mitigation measures might address this.

93.

The level of noise across the site has been measured, modelled and assessed in line with
current guidance detailed within the ES. On the basis of this assessment it is considered that:



suitable internal sound levels, in line with the guidance of BS8233:2014, can be
achieved in all properties with the specification of suitable glazing and ventilation



suitable external sound levels during daytime periods can be achieved in most, if not
all, garden spaces depending on the site layout and design. The achievement of the
lowest practicable sound levels, with regard for the guidance of BS8233:2014 for sites
benefitting from access to the strategic transport network, can be assessed during
detailed design stage.

94.

It is considered that the applicant has demonstrated that the site can be developed in the
manner envisaged whilst achieving an adequate level of amenity for the occupants of the
proposed dwellings. This matter and the final detailed design can be considered further at
reserved matters stage and can be secured by condition.
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Ecology
95.

Core Strategy policy 22 on Biodiversity and Geodiversity aims to conserve, protect and seek
opportunities to enhance and manage the biological and geological assets of the area, through
a series of measures including promoting the conservation and enhancement of biological
diversity and seeking opportunities to conserve, enhance and expand ecological networks.

96.

Policies BNE 9 and BNE 11 of the Chorley Local Plan 2012 – 2026 contain a number of
requirements to protect and safeguard all designated sites, ecological networks and individual
species as well as to provide net gains in biodiversity, where possible, and ensuring that any
adverse impacts are avoided, or if unavoidable, are reduced or appropriately mitigated and/or
compensated. These policies are underpinned by the Biodiversity and Nature Conservation
SPD July 2015.

97.

The site is dominated by semi-improved grassland pasture. There are also extensive areas of
marshy grassland and ‘flushes’. There is developing wet woodland in low-lying areas close to
the Canal. In localised places, the grassland is species-rich, tending towards unimproved,
particularly in the northern part of the site and close to the eastern boundary on the steeper
slopes.

98.

An Extended Phase 1 Habitat Survey has been submitted as part of the application
submission and forms Chapter 9 of the Environmental Statement. This was complemented
with a range of further surveys to assess the presence of potential species in more detail,
comprising a breeding bird survey, an amphibian survey, and an otter and water vole surveys.

99.

The application site falls within the SSSI Impact Risk Zone for the West Pennine Moors SSSI,
which is located approximately 2.8km to the east. However, the development does not fall into
any of the risk categories for the SSSI and as such it is not considered that the proposed
development will have any impact on the SSSI.

100. In relation to bats, the Leeds and Liverpool Canal corridor to the west of the application site
and scattered trees and scrub provide suitable foraging and commuting habitat for bats,
although no bat roosts were found on site.
101. There is a small footbridge (Knowley Bridge) over the Leeds and Liverpool canal to the south
west of the site. The bridge has stone abutments which are in poor condition and have
crevices which may be utilised by roosting bats.
102. The results of the emergence, activity and static surveys indicate no roost presence and
relatively low level use of the site by foraging and commuting bats during the survey period.
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103. The breeding bird survey found some opportunities within the site boundary for ground nesting
birds, and that scrub, trees and plantation woodland around the site margins offer potential for
nesting habitat for tree nesting birds. The majority of the tree and woodland habitats around
the site margins lie outside the developable area and the final layout of the development can
ensure that these areas are retained and enhanced.
104. The otter and water vole survey and the amphibian survey found no evidence of protected
species.
105. The submission documents have been reviewed by Greater Manchester Ecology Unit who
raise no objection to the proposed development, subject to conditions relating to:
i)

Landscaping details

ii)

Protection of the Canal to the east of the site during the construction phase to prevent
building materials and surface water run-off from entering the watercourses;

iii)

Protection of bats


Direct lighting of the Canal corridor should be avoided.



The provision of bat roosting features into buildings close to the Canal corridor
would be a useful biodiversity enhancement measure.



Should bats be found at any time during the course of any demolition works then
works should temporarily cease and advise sought from a suitably qualified
person about how best to proceed (informative)

iv)

Control of invasive species


A Method Statement should be prepared giving details of how invasive species
are to be controlled (eradicated) during the course of any development. Once
agreed the Method Statement must be implemented in full.

106. Subject to conditions to secure the necessary mitigation measures the proposals are
considered to conform to Central Lancashire Core Strategy 2012 policies 18 – Green
Infrastructure and policy 22 – Biodiversity and Geodiversity together with policies BNE9 –
Biodiversity and Nature Conservation and BNE11 - Species Protection of the Chorley Local
Plan 2012 – 2026 and the guidance contained within the Biodiversity and Nature Conservation
SPD.
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Trees
107. A Preliminary Arboricultural Appraisal (PAA) has been submitted as part of the application
package. Any future application for reserved matters consent will need to be accompanied by
an Arboricultural Impact Assessment and Arboricultural Method Statement to assess the
impact of the development once the detailed site layout is confirmed.
108. The PAA identifies a number of groups of trees within the development site and to facilitate the
proposed access, trees G4, T5, T6 and G7 will require removal. Trees G4, T5 and T6 are C
category trees and therefore should not be seen as a constraint to development. There will be
four individual trees removed within G7 which have been categorised as B. Whilst these trees
are of moderate amenity value the removal of these trees can easily be mitigated with
replacement planting as part of ecological and landscape improvements to the site.
109. Future landscape improvements will aim to create a net gain in tree cover and biodiversity
across the site by planting a variety of different tree species. Future access from the
application site to the land parcel to the south should utilise the existing gap between trees
T17 and T18.
110. The proposal is therefore considered acceptable in relation to trees, subject to a condition
securing tree protection measures during construction and complies with the requirements of
policy BNE10 – Trees of the Chorley Local Plan 2012 – 2026.
Land contamination
111. The application site has remained largely undeveloped with the exception of a sand and gravel
pit being extended across the northern extremity onto the residential site from the adjacent
field.
112. On the basis of the human health conceptual model included in the Phase 1 GeoEnvironmental Reports accompanying the application, the potential for contaminative sources
is deemed low risk due to the lack of potential contaminative sources and / or pathways
following development.
113. The assessment concludes that the site poses a low risk to human health and also to
controlled waters.
114. The Council’s Contaminated Land Officer has assessed the submitted information and has no
objections, subject to standard conditions regarding the methodology for further site
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investigation and assessment, details of assessment and remediation proposals and
production of a validation report.
115. Subject to conditions, the proposal is considered to accord with guidance contained within
paragraphs 178 and 180 of the NPPF and policy BNE7 of the Chorley Local Plan 2012 -2026.
Flood risk and drainage
116. A Flood Risk and Surface Water Drainage Assessment has been submitted as part of the
application submission. The site lies entirely within Flood Risk Zone 1 (low risk). There are no
records of the site flooding from surface water or sewers or as a result of a canal breach.
117.

There are a number of existing sewers within the site including a 450mm diameter surface
water sewer from Blackburn Road crossing the site to discharge into the canal; 300mm
diameter surface water sewer from Blackburn Road crossing the site to discharge into the
canal; and 225mm diameter foul sewer flowing north to south in the southern half of the site.
There is also evidence of numerous land drains in place across the site.

118.

It is proposed to discharge post development surface water runoff to the northern part of the
site to the Leeds and Liverpool Canal via the existing 300mm and 450mm diameter surface
water outfalls on the site. It is proposed to discharge the flows to the southern part of the site to
the ditch on the southern boundary. Overall, post development discharge rates will be
restricted to greenfield run-off rates. The proposed surface water discharge will be attenuated
on site due to the reduction in flow rates up to the 1 in 100 plus 30% climate change event.

119.

This has been reviewed by Lancashire County Council as Lead Local Flood Authority (LLFA),
who highlight that there is an open watercourse that traverses the site from east to west which
will need to be culverted and the applicants drainage plan should ensure that no structures are
constructed within 8 metres of the top of the banks of the watercourse or over a culverted
watercourse. Additionally the LLFA comments that it is critical the basins are constructed and
operational prior to any construction phase. This will ensure that site drainage during the
construction process does not enter the watercourses at un-attenuated rates causing unnecessary flood risk.

120.

The LLFA raises no objection to the proposed development, subject to conditions: i)
submission and implementation of a surface water drainage scheme with additional information
about the lifetime of the development design storm period and intensity that demonstrates
surface water run-off does not exceed the existing greenfield rate (8 l/s/ha) together with
adequate pollution prevention measures, ii) submission and implementation of a management
and maintenance plan for the sustainable drainage system for the lifetime of the development;
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and iii) that attenuation basins and flow control devices / structures are constructed and
operational prior to the commencement of development on any plots / buildings.
121. Subject to conditions, the proposed development is therefore considered to be acceptable in
terms of flood risk and drainage.
Heritage
122. A Heritage Desk-Based Assessment has been submitted as part of the application package.

123.

The site does not contain any designated heritage assets but there are a number of listed
buildings within 1km of the site. Glimpsed views of the site will be visible from two heritage
assets, Moss Land Farmhouse (Grade II*) and The Rough (Grade II), although vegetation,
modern built development, trees and topography of the landscape will largely screen views of
the proposed development.

124. Section 66 of the Planning (Listed Buildings and Conservation Areas) Act 1990 states that when
considering whether to grant planning permission for development which affects a listed
building or its setting, “special regard” will be given to the “desirability of preserving the building
or its setting or any features of special architectural or historic interest which it possesses”.
125. In terms of the test within the NPPF, paragraph 193 states that when considering the impact of a
proposed development on the significance of a designated heritage asset, great weight should
be given to the asset’s conservation. The more important the asset, the greater the weight
should be. Significance can be harmed or lost through alteration or destruction of the heritage
asset or development within its setting. In the case of this proposal, the development has the
potential to impact upon the setting of the heritage asset but would not lead to its loss and as
such the development would lead to less than substantial harm.
126.

Paragraph 196 of the NPPF goes on to state that where a development proposal will lead to
less than substantial harm to the significance of a designated heritage asset, this harm should
be weighed against the public benefits of the proposal, including securing its optimum viable
use.

127.

Similar provision is made in the Central Lancashire Core Strategy 2012 policy 16 (a), Heritage
Assets and Chorley Local Plan 2012 – 2026 BNE8 – Protection and Enhancement of Heritage
Assets which both require development to safeguard heritage assets from inappropriate
development that would cause harm to their significance.
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128. The significance of Moss Lane Farmhouse lies in its architectural and historic interest as a 17th
century farmhouse with some 18th century additions. The farmyard and associated barn form
the principal setting of the farmhouse, with the agricultural fields which surround the farmhouse
forming part of its wider setting. Beyond the fields lie the M61 to the west and built
development to the east. Whilst the development would be visible from glimpsed views, it is
considered that the vegetation, trees, topography of the landscape, and the existing buildings
which lie between the farmhouse and the application site along Moss Lane, would largely
serve to screen views of the proposed development. As such it is considered that there would
be a minor/negligible impact on the wider setting of the listed building, but that the building’s
significance and its principal setting would be unaffected. In relation to the degree of harm
caused to the heritage asset it is considered that the small amount of negligible harm that
would result is easily offset by the economic and social benefits that would be derived from the
proposed development.
129.

The significance of The Rough lies in its architectural and historic interest as an early 19th
century house. The core setting of the house is the courtyard which primarily comprises
modern outbuildings, tarmac access roads and areas of car parking. An agricultural field lies
beyond the house to the north, grass fields are situated to the east and modern development is
located to the south and west; they comprise the house’s wider setting. The Rough will be
visible through glimpsed views to the south-east from the site, although modern built
development, vegetation, trees and topography of the landscape will largely screen views.
Most of its wider setting will be unaffected by the proposed development. Therefore, a
negligible effect is considered on the contribution that the wider setting provides to the
significance of the building, in limited views to and from it which would be offset by the wider
benefits likely to be derived from the development.

130.

The Heritage Desk-Based Assessment identifies that the site has low/nil potential for evidence
from the prehistoric, Romano-British, early medieval, medieval and post-medieval/modern
periods and as such concludes that no additional archaeological works are necessary
associated with the development of this site.

131.

The submission documents have been reviewed by Lancashire Archaeological Advisory
Service who have confirmed that they concur with the conclusions of the assessment and that
no further archaeological work is required.

132.

Canal Mill is a non-designated asset which lies beyond the western boundary of the site but
which is of local archaeological and historic interest. As highlighted by the Canal and Rivers
Trust the Leeds and Liverpool canal, which runs adjacent to the western boundary of the site,
can also be considered to be a non – designated heritage asset in its own right, however there
are no historic canal bridges or locks nearby, which where they are found elsewhere on this
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stretch of waterway are grade II listed - for example Moss Lane Bridge no. 80 which is 480
metres north of the site.
133.

Paragraph 197 of the NPPF advises that the effect of an application on the significance of a
non-designated heritage asset should be taken into account in determining the application. In
weighing applications that affect directly or indirectly non designated heritage assets, a
balanced judgement will be required having regard to the scale of any harm or loss and the
significance of the heritage asset.

134.

Whilst the setting of Canal Mill and the canal will be affected as part of the development
proposals, which would inevitably have an urbanising effect, this harm must be balanced
against benefits of the proposal and it is considered that the limited harm which would occur
would easily be outweighed by the social and economic benefits of delivering additional
housing.

135.

In consideration of the above, it is considered that the proposed development is acceptable as
it will preserve the appearance of the nearby listed buildings and thus also sustain the
significance of these designated heritage assets. The negligible harm to the setting of nearby
heritage assets is justified by the economic and social benefits of the development.
Accordingly it is considered that the proposed development is in conformity with S.66 of the
Planning (Listed Buildings and Conservation Areas) Act 1990, the National Planning Policy
Framework, policy 16 of the Central Lancashire Core Strategy 2012 and policy BNE8 of the
Chorley Local Plan 2012 – 2026 with respect to heritage impacts.

Amenity
136. The nearest residential properties to the proposed development lie to the east of the site fronting
the Blackburn Road and are in excess of 50m away from the nearest property on the submitted
indicative layout.
137.

In terms of impact on existing properties, the nearest properties are those outlined above.
Given the significant change in levels between the application site and Blackburn Road it is
considered unlikely that the proposal will result in material detriment to the amenities of the
neighbouring properties in terms of overlooking, loss of light etc.

138.

The noise and vibration impacts that could arise as a result of the proposed development have
been assessed as part of the application submission. The assessment evaluated the potential
noise impacts during the construction phase and following the completion of development
during the operational phase. The assessment noted that the general sound climate around
the site comprises mainly of traffic noise associated with the M61. The assessment concludes
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that whilst construction works have the potential to impact sensitive receptors in close
proximity to the site, the application of appropriate measures (secured through a Construction
and Environmental Management Plan) would serve to mitigate the potential effects, which
would be both temporary and limited.
Minerals and coal mining
139.

The application site is underlain by various types of superficial deposits, with underlying sand
and gravel deposits, including Lower Haslingden Flags Sandstone bedrock, which are
regarded as a Mineral Resource.

140.

Policy M2 of the Lancashire Minerals and Waste Site Allocation and Development
Management Policies Local Plan applies. The policy states that planning permission will not be
supported if a development is incompatible by reason of “scale, proximity and performance”
with mineral safeguarding.

141.

The application is supported by a Minerals Assessment, which together with Chapter 11 of the
Environmental Statement, present a review of available evidence of the presence of any viable
mineral deposits beneath the application sites and any potential for their prior extraction. Once
appropriate buffer zones are applied to the M61, the Leeds-Liverpool canal and existing
housing developments, the prior extraction of minerals from beneath the application sites
would not be economically viable. This will be compounded by the likely low quality of the
resource encountered.

142.

Given that the site has been allocated for development as part of the policy EP2 EP1.1 / HS1.8
site, the presence of the mineral resource would have taken into account at the time of
allocation and the value of the land in planning terms is thus considered more valuable to
deliver housing than to deliver a marginal and difficult to process mineral resource.

143.

Consequently, given the above constraints, it is considered that there is an overarching need
for the development that outweighs the need to avoid the sterilisation of the mineral resource.

144.

The site lies within a Coal Authority Mining report area however a Coal Mining Report obtained
for a previous Environmental Desk Based Study for a site to the west of the Leeds and
Liverpool Canal, within a similar geological setting, indicates that the site is not within a likely
zone of influence of past or present underground workings. Due to the faulting in the area, the
solid geology beneath the site is downthrown relative to the solid geology containing coal at
shallow depths. Consequently, the coal is anticipated to be at a deeper level, and thus, it is
considered unlikely that coal would have been mined.
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The applicant has submitted a Desk Study & Ground Investigation Report in relation to the
application site and the neighbouring site, proposed under application 17/00716/OUTMAJ and
this has been reviewed by The Coal Authority.

146.

The Coal Authority considers that the content and conclusions of the Desk Study & Ground
Investigation Report are sufficient for the purposes of the planning system and meets the
requirements of the Framework in demonstrating that the application site is, or can be made,
safe and stable for the proposed development. The Coal Authority therefore has no objection
to the proposed development. However, further more detailed considerations of ground
conditions and/or foundation design may be required as part of any subsequent Building
Regulations application.

147.

The Coal Authority therefore does not require any conditions be applied in relation to this
application.

Sustainability
148.

Policy 27 of the Core Strategy requires all new dwellings to be constructed to Level 4 of the
Code for Sustainable Homes or Level 6 if they are commenced from 1st January 2016. It
also requires sites of five or more dwellings to have either additional building fabric insulation
measures or reduce the carbon dioxide emissions of predicted energy use by at least 15%
through decentralised, renewable or low carbon energy sources. However, the 2015
Deregulation Bill received Royal Assent on Thursday 26th March 2015, which effectively
removed the Code for Sustainable Homes. The Bill does include transitional provisions
which include:
“For the specific issue of energy performance, local planning authorities will continue to be
able to set and apply policies in their Local Plans which require compliance with energy
performance standards that exceed the energy requirements of Building Regulations until
commencement of amendments to the Planning and Energy Act 2008 in the Deregulation
Bill 2015. This is expected to happen alongside the introduction of zero carbon homes policy
in late 2016. The government has stated that, from then, the energy performance
requirements in Building Regulations will be set at a level equivalent to the (outgoing) Code
for Sustainable Homes Level 4. Until the amendment is commenced, we would expect local
planning authorities to take this statement of the government’s intention into account in
applying existing policies and not set conditions with requirements above a Code Level 4
equivalent.”
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“Where there is an existing plan policy which references the Code for Sustainable Homes,
authorities may continue to apply a requirement for a water efficiency standard equivalent to
the new national technical standard, or in the case of energy a standard consistent with the
policy set out in the earlier paragraph in this statement, concerning energy performance.”
149.

Given this change, instead of meeting the Code Level the dwellings should achieve a
minimum Dwelling Emission Rate of 19% above 2013 Building Regulations rate in
accordance with the above provisions. An Energy Report has been submitted with the
application which shows a 19.92% reduction in energy requirements over the 2013 Building
Regulations rate can be achieved on the site. This can be controlled by a condition.

Employment skills
150.

The Central Lancashire Employment Skills Supplementary Planning Document adopted in
September 2017 identifies a number of key sites being bought forward including the application
site at Botany Bay/Great Knowley. This site constitutes part of a highly accessible 20 hectare
site situated adjacent to junction 8 of the M61, which is allocated as a site for sub regionally
significant development including B1, B2 and B8 but also retail, housing and leisure.

151.

The employment skills SPD introduces Employment Skills Statements and provides clarity as
to how this requirement relates to the relevant policies set out in the Core Strategy and Local
Plan as well as the guidance set out in the NPPF. The SPD goes on to state that one of
Central Lancashire’s priorities is to encourage economic growth within Central Lancashire that
benefits the people and businesses in the three boroughs and the SPD seeks to;

152. Increase employment opportunities by helping local businesses to improve, grow and take on
more staff help businesses to find suitable staff and suppliers, especially local ones improve
the skills of local people to enable them to take advantage of the resulting

employment

opportunities help businesses already located in Central Lancashire to grow and attract new
businesses into the area

153.

The SPD requires development over certain thresholds to be accompanied by an Employment
and Skills Statement. This is to ensure the right skills and employment opportunities are
provided at the right time. This is to benefit both the developer and local population and covers
the following areas:


Creation of apprenticeships/new entrants/graduates/traineeships



Recruitment through Job Hub and Jobcentre plus and other local employment
vehicles.



Work trials and interview guarantees

Agenda Page 153

154.

Agenda Item 3b



Vocational training (NVQ)



Work experience (14-16 years, 16-19 years and 19+ years) (5 working days minimum)



Links with schools, colleges and university



Use of local suppliers



Supervisor Training



Management and Leadership Training



In house training schemes



Construction Skills Certification Scheme (CSCS) Cards



Support with transport, childcare and work equipment



Community based projects

Section 7 of the ES assesses the potential socio economic impacts of the development
including;


The potential effects of the proposed development arising through construction, eg the
temporary construction employment associated with the proposed development of new
housing.

155.

The applicant anticipates that the proposed development will provide a range of construction
jobs, estimated to be approximately 135 temporary construction jobs per annum over the 3
year build period.

156. The measures indicated in the Employment Skills Statement can be secured via a planning
condition.
Community Infrastructure Levy (CIL) & S106 Contributions / Requirements
157.

CIL Liability is not calculated at outline application stage. However, this development will be
CIL Liable on approval of the final reserved matters application (if approved). Based upon this
outline application information, this development will be subject to the CIL Charge for ‘Dwelling
Houses’ as listed in Chorley Council’s CIL Charging Schedule.

CONCLUSION
158.

Section 38(6) of the Planning & Compulsory Purchase Act 2004, requires decisions on
planning applications to be made in accordance with the development plan unless material
considerations indicate otherwise. Para 11 of the NPPF includes a similar provision whereby
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Local Planning Authorities should approve development which accords with the development
plan without delay.
159.

Policy 9(d)(i) of the Central Lancashire Core Strategy allocates land at ‘Botany / Great
Knowley’ for sub-regionally significant employment development. The reasoned justification
confirms that this is a large (approximately 20 hectares) greenfield site adjoining the Leeds
Liverpool Canal in close proximity to J8 of the M61, which is ranked as a ‘Good Urban’ site in
the employment land review (paragraph 9.13).

160.

Policy HS1.8 allocates 9.6ha of land at ‘Botany Bay / Great Knowley’ for housing with an
identified 200 dwellings. The indicative phasing schedule identified at Appendix B of the Local
Plan identifies 100 dwellings coming forward within the period 2016-21 and 100 dwellings
coming forward within the period 2021-26 (in line with policy HS2 on phasing).

161.

Taken together these two allocations comprise a total site area of 23.7ha.

162.

Policy EP2 complements this in relation to the ‘Botany Bay/Great Knowley Area – sub regional
employment and mixed use site’. This identifies the total EP1.1 / HS1.8 site (23.7ha) as
suitable for:


B1 and B2 uses



200 dwellings



A3 restaurant/café and A4 drinking establishment uses



Water based leisure/recreation uses such as a marina adjacent to the canal

 A pedestrian and cycle route adjacent to the canal with connectivity to the existing
towpath
163. With regard to the policy requirement in EP2 (a) for the production of a masterplan, the land at
Botany Bay / Great Knowley has been allocated in Chorley’s development plan since 2003. In
November 2013, when the Council adopted the Chorley Local Plan, it was therefore
recognised that as this was the second time that the land had been allocated in the
development plan, if the site were not to come forward within this plan period then it would
likely need to be deallocated in any future plan review on the basis of being undeliverable. As
such, the Council identified the development of a masterplan for the Botany Bay Area as a
corporate priority.
164.

The Council facilitated the preparation of the masterplan, with stakeholders participating in the
process under the terms of a Memorandum of Understanding. Planit IE were commissioned to
prepare the masterplan on the basis that it should be evidence driven and where possible
compliant with the Local Plan. Planit were not directed to depart from the Local Plan but it was
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recognised that the stakeholders, as landowners / developers should have the opportunity to
maximise the value of their ownership, and that any departure from planning policy should be
evidence based. The masterplan was presented to the Council’s Executive Cabinet on 8
December 2016 for information.
165.

The housing allocation reference HS1.8 identifies that the overall allocation (including the land
to the south) could deliver 200 units. However, the development of the Botany Bay Masterplan
has identified that approximately 250 units could be delivered across the broader allocation
within the Local Plan.

166.

It should be noted that the housing allocation numbers detailed in policy HS1 are indicative and
the housing requirement is a minimum to ensure enough housing is provided through the Local
Plan.

167.

The site area of this application and the concurrent application for housing on land to the south
under application 17/00716/OUTMAJ is 11.96 hectares which is greater than the amount of
land allocated for housing in the Local Plan (9.6 hectares). There would, therefore, be
insufficient land left for the employment allocation.

168.

It is noted that the sites are allocated housing sites and their development is, therefore,
acceptable in principle. However, given the proposals together propose 288 dwellings, this
could be considered to prejudice delivery of other elements of the overall allocation within the
plan. However, Development Plan compliance needs to be determined in the round and a
proposal is either compliant or not, taking into account that a Development Plan may have
countervailing policies and compliance with all individual provisions may be impossible.

169.

In the case of each of the housing applications, the departures from the extant policy are in
the quantum of housing proposed and a resultant and associated decrease in land available
for employment purposes.

170

It is considered that in this case, the greater level of housing cannot fail to comply with the
Development Plan given that there is no express limitation upon the number of dwellings as
allocated in the site-specific policy and within the wider plan (as is the case with all
Development Plan) housing figures are not to function as ceilings.

171.

The issue is, therefore, whether the delivery of less than the allocation of employment land fails
to comply with the development plan. The statutory requirement is to consider the compliance
with the Development Plan as a whole. In this case, the effect of the two applications is to
decrease the employment land potentially realisable from the site from 14.3ha to 11.7ha. The
proposals would however still deliver mixed use development with an employment component.
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Consequently, it is considered that given the proposals would realise more than 80% of the
target hectarage of employment land, then the housing proposals are in compliance with the
Development Plan.

173.

The submitted Environmental Statement demonstrates that the proposals would not have
significantly detrimental Environmental effects and those negative impacts which do occur are
easily outweighed by the benefits which arise from the development.

174.

It is recommended that Members be minded to approve the application subject to conditions
and providing that there is no intervention from the Secretary of State in respect of the
associated planning application reference 17/00715/OUTMAJ which is also reported on this
agenda.

RELEVANT POLICIES: In accordance with s.38 (6) Planning and Compulsory Purchase Act (2004),
the application is to be determined in accordance with the development plan (the Central Lancashire
Core Strategy, the Adopted Chorley Local Plan 2012-2026 and adopted Supplementary Planning
Guidance), unless material considerations indicate otherwise. Consideration of the proposal has had
regard to guidance contained within the National Planning Policy Framework (the Framework) and
the development plan. The specific policies/ guidance considerations are contained within the body
of the report.
RELEVANT HISTORY OF THE SITE
There is no recent relevant planning history.
SUGGESTED CONDITIONS
TO FOLLOW
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Director of Partnerships
Planning and Policy
Chorley Council
Civic Offices, Union Street
Chorley
PR7 1AL
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Tel
Email

01772 534057

Your ref
Our ref
Date

D9/17/00713-716/OUTMAJ
D9/17/00713-716/OUTMAJ/NJS
31st July 2018

Neil.stevens@lancashire.gov.uk

Dear Sir
Planning Application No:

Location:

17/00713/OUTMAJ - Employment
17/00714/OUTMAJ - Dwellings
17/00715/OUTMAJ - Retail, employment, hotel and crèche
17/00716/OUTMAJ - Dwellings

LAND ADJACENT TO THE NORTH AND SOUTH OF THE A674 AT BOTANY
BAY, CHORLEY

Description: Referring to the notification of a planning application consultation for outline
consent for employment floorspace (Use Classes B2 and B8), 288 dwellings,
retail floorspace (Use Classes A1, A3, A4 & A5), employment floorspace (Use
Class B1), hotel (Use Class C1), crèche / nursery (Use Class D1) and provision
of associated car parking, highways, landscaping, and infrastructure and any
ancillary development thereto. All matters reserved except for vehicular access
which is proposed to access the existing A674 corridor, with employment, retail,
employment, hotel and crèche served off the Botany Bay roundabout albeit
modified and residential served off a new priority to the east off the Leeds and
Liverpool Canal.

The following comments relate to the above planning applications. The Transport Assessment
(TA) for the proposals (dated July 2017) was submitted with the planning applications to which
LCC Highways were consulted on 1st August 2017. Since this time there has been
considerable amendment and the provision of further supporting information by the developers
Transport Consultant, Curtins, on behalf of the applicant FI-REM. The further information
included: Transport Assessment Addendum (February 2018) and further updated traffic model
outputs and indicative junction proposals. In addition Curtins provided Technical Note – 001
(dated 17/07/18). All the latest transport and highways related assessment work provided in
support of the applications has been reviewed by LCC Highways. This work includes
assessment carried out using conventional junction modelling (LinSig) undertaken by Curtins
and microsimulation modelling by consultants, WSP on behalf of Highways England (HE). The
latest plans, with proposed mitigation, have been considered and include:
- Hartwood Junction, Drawing No. TPMA1498-108, Revision B;
- M61 Junction 8, Drawing No. TPMA1498-111, Revision B;
- M61 Junction 8, Drawing No. 70046945-001, Revision PO1 (produced by WSP); and
Phil Barrett, Director, Community Services, Lancashire County Council
PO Box 100  County Hall  Preston  PR1 0LD
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- Euxton Lane Junction, Drawing No. TPMA1498-116, Revision A;
(Note these latest plans have been reviewed, however ALL should NOT be attached to
any permission granted, see below for further detail.)
Lancashire County Council (LCC) as Local Highway Authority (LHA) is responsible for
providing and maintaining a safe and reliable highway network. These comments have regard
to the latest National Planning Policy Framework (NPPF). The County Council is committed to
reducing congestion and delay and improving highway links and junctions in the most
congested transport corridors, having regard to this application includes the corridors of A674,
A6, B5252 on the local network and the strategic M61 (which is managed and maintained by
Highways England). In addition other important corridors have also been considered being
B6228 and the B6229.
A number of these corridors intersect and result in a number of local pinch points on the
network around J8 of the M61 and at the connecting junctions around Hartwood Hall. With this
in mind the present and proposed traffic systems have been considered in and around the
location of proposed development whilst also having consideration to the location of the
Chorley Hospital and Fire Station.
The mixed use development, which these applications relate to, is beyond the current built
environment and will therefore require a suitable approach that will see the successful delivery
and maintenance of infrastructure and other measures to integrate the site with the existing
built environment and wider community to maximise connectivity. If such measures are not
delivered and where necessary maintained by the developer, then those elements of the
proposed development will become more dependent on the use of the private car. Thus all of
the applications must incorporate sustainable transport measures to address the issues
relating to the provision for public transport, cycling and walking modes and be self-sustaining,
as there is no certainty that each will be built out in part or in full.
The Proposed Development
The mixed use development has been submitted in 4 separate applications all in outline with:
17/00713/OUTMAJ - Land adjacent to and South of Leeds Liverpool Canal, Blackburn Road–
Outline planning application for employment floorspace (use classes B2 and B8) with
associated highways, landscaping provision and ancillary development. All matters reserved
except for access which is proposed off the existing A674 roundabout (northern arm).
17/00714/OUTMAJ - Land to the West side of Blackburn Road (B6228)–
Outline planning application for the construction of up to 188 dwellings (use Class C3) with
associated highways, landscaping and infrastructure provisions. All matters reserved except
for access. Access served off a new junction onto Millennium Way A674.
17/00715/OUTMAJ - Land between M61 motorway and Leeds and Liverpool Canal–
Outline planning application for retail floorspace, employment floorspace, hotel, creche, and
provision of associated car parking, highways, landscaping and infrastructure and any ancillary
development thereto. All matters reserved except for access which is proposed off the existing
A674 roundabout (southern arm).
17/00716/OUTMAJ - Land to the rear of 135 Blackburn Road (B6228)–
Outline planning application, with all matters reserved, for the construction of up to 100
dwellings (use Class C3) with associated highways, landscaping and infrastructure provisions.

2
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Access served off a new junction onto Millennium Way A674, via infrastructure identified /
provided by application 17/00714/OUTMAJ.
The developer has produced a concept plan for the whole site (Drawing No. TPMA 1498-007.
This plan was produced by Curtins and has the drawing title 'Accessibility'. As the planning
applications are 'Outline' at this stage, the plan will be subject to significant change.
There are a number of existing sustainable routes that are of influence including a defined
cycle link from the existing A674 access roundabout to the Leeds Liverpool Canal. In addition
Public Right of Way (PROW) footpath No. 26 commences from south of Moss Lane, passes
through the proposed employment site to the A674, continues through the proposed retail site
and over the canal at a footbridge, it then passes through the proposed residential site before
ending at Blackburn Road. In addition, footpath No. 55 provides connection from Moss Road
to footpath No. 26 and the proposed employment site.
Note: All applications are in outline excluding access, for the avoidance of doubt these
comments considers 'access' to mean motorised access and not sustainable access points
onto Blackburn Road, Leeds and Liverpool Canal (including over it), linking individual
applications to the PROW network and the public highway beyond). The necessary details for
these elements have not been provided as part of this planning application and I would expect
these sustainable access matters to be fully addressed at the reserved matters stage.
Development Vehicular Access Arrangements
The planning application description for three of the four development proposals indicates that
all matters are reserved except access (17/00713, 17/00714 and 17/00715). While application
17/00716 indicates all matters reserved. The applicant has therefore sought to demonstrate
that appropriate site access can be provided.
With consideration for each application I have the following comments:
Both the employment (17/00713/OUTMAJ) and retail (17/00715/OUTMAJ) applications are
served off the existing A674 roundabout albeit with some changes. With the employment
served off a northern access and the retail of the southern arm, which is also the access into
the existing Botany Bay. The Employment and Retail access locations are shown on Curtins
Drawing No. TPMA1498-105. To satisfy lane discipline for all vehicles including HGV's from
the proposed employment, the roundabout will require some modification within the highway
boundary and land controlled by the applicant; this is currently NOT shown on the Curtins
drawing. This is required for safety reasons to negate against side swipes from manoeuvring
HGV's. The final design submitted for approval to include a suitable safety audit as well as the
whole roundabout satisfying design standards. The design, supporting documentation and its
delivery to be controlled by planning conditions.
The residential dwellings are served off a new priority junction on the south side of the A674,
located to the northeast of the Leeds and Liverpool Canal and the employment and retail site
access roundabout. The proposed residential site access junction in principle is shown in
Curtins Drawing No. TPMA1498-100. The junction to include appropriate right turn provision
on the A674 to allow for vehicles to safely wait and be visible from other vehicles on the A674
from the north or south in line with standards and 85%ile observed speeds (whichever is the
greatest). The priority junction to satisfy visibility in both the horizontal and vertical planes.
Information presented does indicate that this matter can be satisfied, however the linking road
between the junction and the residential development needs to be at a similar level to the
existing A674 to emphasise to drivers on the A674 of the new built environment and the

3
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junction. Approaching vehicle speeds currently on the A674 are what would be expected in its
rural setting. The final design submitted for approval to include a suitable safety audit for the
junction including approach satisfying design standards and all deliverable/controllable by the
applicant. The design, supporting documentation and its delivery to be controlled by planning
conditions.
With regard to the information presented and land controlled by the applicant, I consider that
safe and appropriate access can be provided albeit changes will be required to that presented
which will be determined at the detail design stage.
Submitted Transport Assessment
The remaining sections of these statutory consultation comments address key elements within
the submitted Transport Assessment and associated supporting information submitted. This
will cover the following:
Traffic Figures and Traffic Forecasts
- Traffic Counts, Traffic Growth and Assessment Years
- Trip Rates
- Distribution
- Committed Development
Accident Analysis
- Review of Existing Network Collision Data
- Road Safety Audit
Sustainable Development and Site Accessibility
- Pedestrian, Cycle and Public Transport (split by land use)
Travel Plan
Internal Site Layout
Sustainable Urban Drainage Systems (SUDs)
Traffic Modelling
- Modelling Approach
- Vissim Modelling (microsimulation)
- LinSig Modelling (signal junction)
Comments on Individual Junctions Modelled and Necessary Mitigation
S278 Works
Planning Obligations and finally,
Conclusion and Recommendation

Traffic Figures and Traffic Forecasts
Traffic Counts, Traffic Growth and Assessment Years
The TA indicated that traffic surveys were undertaken at the key junctions on Friday 15th and
Saturday 16th July 2016. While it was noted that Lancashire schools did not close for the
summer until Friday 21st July there was some concern that the counts may not reflect a typical
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neutral month. Further data was reviewed which helped to establish that the July 2016 surveys
were acceptable for the purpose of the Transport Assessment of the proposals.
This survey data showed that the AM traffic peak was 07:45 to 08:45 and the PM peak
occurred between 16:30 and 17:30. The Saturday peak was identified as 11:45 to 12:45.
The Transport Assessment considered future year scenarios of 2022 and 2027. In order to
calculate the future year scenarios, the background traffic figures were subject to
TEMPRO/NTM growth factors. The growth factors were subject to an 'alternative assumptions'
adjustment with consideration for committed developments to be taken into account (see
below) The future scenario years and growth factors are acceptable to LCC Highways.
Trip Rates
The TRICS database has been used to calculate trip rates for each element of the overall
proposed site. The forecast trip generation is set out in Section 3 of the Transport Assessment
Addendum (February 2018). Having carried out my own review, I consider the overall trip
generation for the proposal is acceptable for the purpose of assessing the impact of the
proposals.
Distribution
The Trip Distribution pattern for elements of the proposed development was originally based
on the journey to work 2001 census data. The Transport Addendum uses the 2011 Census
data to derive trip distribution and this is acceptable to LCC Highways. The distribution used
in the junction modelling considers the primary distribution, however my considerations have
also considered the Blackburn Road B6228 and B6229 Moss Lane corridors which will be
used as an alternative route by some.

Committed Development
The TA Addendum for the application sites sets out in Section 2.6 (Table 2.5) the committed
developments included in the assessment that have been agreed with LCC Highways.
The approach followed within the TA Addendum with regard to committed development and
traffic growth is acceptable.
Accident Analysis
Review of Existing Network Collision Data
The July 2107 Transport assessment presented historic Personal Injury Accident (PIA) data
obtained from LCC for the period between the 1st May 2008 and the 30th June 2013. The
study area covered the following:
• M61 Junction 8 / A674;
• Moss Lane B6229 / A674;
• B6228 Blackburn Road;
• B6228 / Knowley Brow/Blackburn Brow Drive;
• B6228 / Northgate Drive; and
• Harpers Lane / B6228/Eaves Lane
The accident records are summarised in the July 2017 TA in Table 2.1., this information
presented is out of date.
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However, I have reviewed the most up to date collision data records held on LCC's Highways
system and I am satisfied that the influenced network with development and all mitigation
delivered (that I highlight in these comments) will not result in residual safety issues.
Road Safety Audit
An independent Stage 1 Road Safety Audit (RSA) has been carried out for the proposed
improvements as presented in the Curtins TA Addendum, for the Hartwood Hall roundabout
and at M61 Junction 8 roundabout.
The Stage 1 RSA identified a number of problems and provided a recommendation on each.
Since the Stage 1 RSA was carried out considerable further review and analysis has been
undertaken on the mitigation proposals that have led to more substantial works particularly at
the M61 Junction 8 roundabout and slip roads (HE Agreed improvement scheme). Further
RSA will form an integral element of the design process and all issues previously identified
must be reviewed and addressed as part of the s278 detailed design works.
Sustainable Development and Site Accessibility (with development)
As indicated earlier in these comments, this mixed use development, in general is located
beyond the current built environment and will require delivery and maintenance of
infrastructure and other measures to maximise connectivity into the wider environment which
includes that served off Blackburn Road B6228. It is important as the site is built that
sustainable modes are available for use and are an alternative to the private car. I will consider
each of the key land types separately.
Residential
Whilst vehicular access is solely from the A674, which is not unreasonable, it is important that
residents have access to Blackburn Road and the existing provision that is available from it. It
is agreed that a foot/cycle way is provided to Blackburn Road that is accessible from the
residential development proposed (either application) having regard to the local topography
(gradient) and requirements of residents who may be mobility impaired. The route to be of a
permanent construction with lighting and be available for use throughout the year whether day
or night time. The route to be managed by a maintenance agreement funded by the
development. The route will provide access to Blackburn Road for cyclists, pedestrians and
those using public transport served off it to key destinations between Blackburn and Chorley
as well as school services.
The existing service is hourly, for the scale of development it could be considered that this
existing bus frequency should be improved, however I have had regard to the four applications
as a whole and the proposal is for a mixed use development with employment, retail and
leisure. This proposal when complete will provide some opportunities to reduce the need to
travel beyond the wider site and does deliver other major transport infrastructure, providing
benefits to all transport modes. With this I consider the exiting public transport provision is at
the limits of being acceptable. Walk distances from existing bus stops to the residential
dwellings overall are acceptable.
Note, no public transport services use the section of the A674 where the developments are
located.
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Existing defined cycle routes are available on the A674 Millennium Way, these are to be
improved to support cyclists needs by this development. A continuous route is available on the
A674 from the site towards Chorley. The existing crash barrier which splits the existing
foot/cycle way to be removed/relocated. As part of the detail design of the M61 Junction 8
changes, a safety review will be undertaken to indicate whether the barrier to be relocated to
the back of cycle/footway or completely removed with a replacement fence provided. This to
be conditioned. The existing narrow grass verge running parallel to the footway, between the
proposed priority junction and Botany Bay roundabout to be removed extending the foot/cycle
provision. The need for the existing crash barrier along this length to be reviewed at the time
of further detail being available, an alternative approach may be taken, it is important that the
existing environment is changed in line with the development, influencing driver behaviour in
a positive way. This to be conditioned.
The ped/cycle provision towards the Blackburn Road junction is limited but satisfactory, having
regard to the potential user demand, it includes a narrow way along its length (eastern side
only) with a simple crossing over the A674 to the south of Moss Lane B6229 and a controlled
crossing to the north of the junction with Blackburn Road B6228.
To satisfy users needs the route of existing PROW onto Blackburn Road from the residential
site might need to be amended, which has its own separate process. Its progression and detail
to be conditioned. It must be available to use prior to the first dwelling being occupied.
Access from the residential site to Botany Bay leisure/retail area and employment beyond to
be provided by using the PROW and the bridge over the Leeds and Liverpool canal. Any
changes required to support its continuous use by pedestrians and cyclists to be conditioned.
At this stage, any changes have not been determined, as the application is in outline. I am not
aware of discussions or agreements made between the developer and Canal and River Trust.
Access using this PROW/Canal River Trust infrastructure to be conditioned.
The towpath running alongside the Leeds and Liverpool Canal forms part of a cycle network
providing a good link to the wider development and beyond, any upgrading or changes
secured will be contained in the Canal and Rivers Trust statutory response.
Retail/leisure
From a public transport perspective, the retail element will include a shuttle bus service
between Chorley town centre and the site and possibly a number of stops on route. The service
to support both staff and customers and to operate prior and post the operational hours of the
retail element (to satisfy staff needs). This provision to be conditioned and be in operation from
first occupation of any unit whether retail/food/leisure. Existing bus services on Blackburn road
can also be used to provide access to the retail/leisure part of the site, but this assumes the
residential element is built out.
For pedestrian and cycle needs, the above A674 and canal and river trust text applies. The
retail element of the development will also have a sustainable access (pedestrians and
cyclists)/emergency access onto Blackburn Brow via Botany Canal next to 'The Lock and
Quay' Public House.
Employment
The employment site is poorly accessed by public transport, no provision is offered, with the
nearest stops being on Blackburn Road which exceeds desirable walk distances to bus stops.
The distance from the Blackburn Road bus stops to the Botany Bay roundabout using the
existing PROW is 575m which exceeds the 400m max. However with other elements of the
wider development (such as the residential) it does provide linked opportunities. The PROW
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to the north of the employment site does provide some additional access opportunities from
the Wheelton and Lucas Green (Whittle-le-woods) areas. Changes to support these as usable
routes to be conditioned and delivered prior to them being used.
For additional pedestrian and cycle needs to the employment site, the above A674 and canal
and river trust text applies.
Travel Plan
An Interim Travel Plan has been prepared and submitted at this stage. The Interim Travel Plan
sets out various measures which aim to encourage sustainable travel, an approach to
monitoring and review, and an Action Plan.
A Full Travel Plan and its implementation will be appropriate for this development proposal in
due course. The Full Travel Plan when submitted will need to meet LCC's submission criteria
and include:









Contact details of a named Travel Plan Co-ordinator
Results from travel survey
Details of existing cycling, pedestrian and public transport infrastructure
Details of the provision of cycle parking
Objectives
SMART Targets for non-car modes of travel, taking into account the baseline data from
the survey
Action plan of measures to be introduced, and appropriate funding
Details of arrangements for monitoring and review of the Travel Plan for a period of at
least 5 years

For development of this scale LCC Highways would request a contribution of £24,000 to
enable LCC to provide a range of Travel Plan services as outlined below.




Appraise initial Travel Plan(s) submitted to the Planning Authority and provide
constructive feedback.
Oversee the progression from the Interim Travel Plan to the Full Travel Plan/s in line
with agreed timescales.
Monitor and support the development, implementation and review of the Full Travel
Plan. This will Include reviewing:
o Annual surveys
o Progression of initiatives / actions plan
o Targets

Sufficient funding and commitment to deliver Measure/Initiatives within the Travel Plan
If this application were to be approved LCC would request that a commitment is made by the
developer to ensure suitable funding is made available to be used toward measures/initiatives
that may be required if Travel Plan targets are not achieved (to be made available to the
developers appointed travel plan coordinator). I would note that this funding is only to be used
if the targets are not met and that these funds are not passed to the LPA or the LHA.
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Internal Site Layout
As the application is in outline, at this stage limited comments are provided on layout detail,
comments have been provided on motorised and non-motorised provision to and linking sites
(integration/accessibility). However some general comments can apply.
Residential
It is important that the site is fully permeable and suitably integrates to the environment beyond
for all users. If the site is to be considered appropriate for adoption, a detailed highway layout
must be supported by the highway authority, being satisfied on all matters including internal
road widths, foot/cycle way widths, suitable service verges, turning heads size, layout satisfies
safety for all users (including mobility impaired), suitability for service vehicles to manoeuvre
around development, visibility within highway boundary, suitable off road parking provision (if
garages are to be considered must be of an appropriate size to accommodate a car), traffic
calming/traffic management within. The detailed layout must have full regard to the access
strategy onto the A674 as described previously. To negate against a future dispute, it is
suggested that simple parameters are supported i.e. access location (separated by mode),
site requirements, scale to provide greatest flexibility to layout to satisfy all interested parties.
Retail
Indicative internal layouts presented as part of the application are not supported, further detail
is required on a number of matters. It is important to ensure (with an evidence base) that the
site provides adequate:
 Car parking - whether within the multi-story or elsewhere and whom it serves
o Types of parking provision and number
 Manoeuvring within the site for all modes
 Servicing provision and yards to all units
 Emergency access to all proposed units and the existing Botany Bay
 Coach parking and drop off/pick up areas
 Circulation
 Highway space to accommodate waiting vehicles to access the car park not to impact
back onto the public highway. No parking/servicing to be located in areas where it could
influence the operation of the public highway as vehicles are waiting to enter the site.
 Management measures and infrastructure to ensure that demand does not exceed
supply which may include temporary overflow car park and or interactive signing on
the public highway
o Including car park restrictions staff/customers etc
 Servicing strategy and times of servicing which should be outside traditional peaks of
the retail site
 Phasing and construction to overcome safety issues with the existing Botany Bay or
elements of the wider application, impacts on canal users (including towpath) and
impacts on the public highway network
Note: The above list is not comprehensive at this stage, but provides areas where further
discussion is required prior to any detailed applications being submitted.
To negate against a future dispute with the applicant, it is suggested that simple parameters
are supported i.e. access locations (separated by mode), site requirements, scale to provide
greatest flexibility to layout to satisfy all interested parties.
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Employment
Indicative internal layouts presented as part of the application are not supported, further detail
is required on a number of matters. It is important to ensure (with an evidence base) that the
site provides adequate:
 Car parking
 Manoeuvring within the site for all modes
 Servicing provision and yards to all units
 Links and management to the retail to control or support movement
Note: The above list is not comprehensive at this stage, but provides areas where further
discussion is required prior to any detailed applications being submitted.
To negate against a future dispute with the applicant, it is suggested that simple parameters
are supported i.e. access location (separated by mode), scale to provide greatest flexibility to
layout to satisfy all interested parties.

Sustainable Urban Drainage Systems (SuDs)
LCC are the Lead Local Flood Authority (LLFA), as such LCC Flood Risk Assessment Team
provide detailed comments during the planning process under a separate response.
The application should consider the requirements likely to be asked for in support of a SuDs
drainage scheme, if deemed necessary. These considerations may significantly affect the site
layout/design to include for the likes of swales, storage ponds etc. to control run off rates in
accordance with SuDs guidance.
In general, LCC will seek to limit the use of culverts where alternative sustainable solutions
can be found.
With regard to drainage systems within the highway, where the applicant is proposing to offer
the highways for adoption, the applicant is advised to begin early discussions between the
section 38 officers at Lancashire County Council, the Lead Local Flood Authority at Lancashire
County Council and United Utilities as advised in the Department of Transport Advice Note
"Highway Adoptions – The adoption of roads into the public highway (1980 Highways Act)",
published in April 2017.
The applicant is also advised that highway surface water drainage system must not be used
for the storage of any flood waters from the adoptable United Utility surface water system or
any private surface water drainage system.
Traffic Modelling
Modelling Approach
As stated above, the influenced network has been modelled using a microsimulation
programme (Vissim) with individual junctions considered separately using the appropriate
propriety software (LinSig).
The use of the two modelling techniques set out above is appropriate in allowing a better
understanding of the complex and, at times, congested highway network in the vicinity of the
proposed applications. The conventional LinSig modelling will generally give a good indication
of how individual junctions could be expected to operate while the microsimulation models
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give further information on how the overall network in the study area will operate with some
regard to the interaction of individual vehicle movements through the network. It is typical that
the two modelling approaches do give variation in the results (journey times / vehicle delay /
queue lengths etc.) for a number of reasons including output parameters not being identical.
However the results should be comparable i.e. within boundaries of its range and can be
cautiously considered together but also in isolation to allow an informed conclusion to be drawn
in regard to the impact of the development and the effect of proposed mitigation.
LCC Highways had some concern in regard to the level of variation in the results from the two
modelling approaches and sought further detailed information on each modelling approach in
order to reach an informed decision. Further detailed information and results were provided by
Curtins and WSP, this included traffic signal timings, journey time data, latent demand data
(Vissim model) and average / maximum queue length predictions.

Vissim Modelling
LCC Highways have reviewed the outputs from the latest Vissim modelling exercise for the
scenarios of '2022 Do Minimum' and '2022 With Development and HE mitigation'.
The Vissim modelling indicates the network will, at peak times, operate at or close to capacity.
There was some latent demand indicated in both the 'Do Minimum' and 'with Development'
scenarios. In general the Vissim model indicates greater levels of queueing and delay than
that forecast from the LinSig model. Whilst signal timing from both models use the same initial
parameters, the use of the data and modelling approach is significantly different, with Vissim
having lesser ability than Linsig to be flexible within the modelled period. This is not
unexpected, however, the differences in the outputs from the two modelling approaches was
a concern to LCC Highways and has influenced our requirements in regard to additional
mitigation necessary to ensure overall network reliability and safety in the future. These are
set out below and include measures such as queue detectors (loops), signals modernisation
and performance upgrades, MOVA validation, Hospital hurry call facility, review of bus priority
and signing, as well as a signing and road marking review and update (providing network
reliability, safety and efficiency benefits).
LinSig Modelling
Again, LCC Highways have reviewed the outputs from the latest LinSig modelling exercise for
the scenarios of '2022 Do Minimum' and '2022 With Development and HE mitigation'. LCC
were also presented with the input model in order that a more detailed 'in house' review could
be undertaken. A number of comments from this review process are included below under the
heading 'Comments on the Individual Junctions Operation, Modelling and Necessary
Mitigation'.
In general the LinSig modelling indicated that with the '2022 with mitigation' scenario, the
network of junctions would operate as well as or better than the '2022 Do Minimum' (no
development) scenario. While there were some elements of the modelling that could have
been considered may give optimistic results it is also reasonable to note that real time signal
optimisation of the proposed junction improvements could be expected to deliver greater
benefits not borne out within the computer model (in association with the mitigation measures
detailed below by LCC highways – and in addition to the HE agreed mitigation).
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Comments on Junctions Operation, Modelling and Necessary Mitigation
With regard to mitigation as presented below and the agreement of detail and their
implementation triggers to be suitably controlled through planning condition relating to each
application. Any highway or transport related triggers and planning conditions to be agreed
with the county council. Delivery of all works to be via s278 agreements.
A674 Blackburn Rd / B6228 Blackburn Rd Signal Controlled Junction and B6229
Corridor
Queueing is observed at times during the evening peak at the A674 Blackburn Rd / B6229
Blackburn Rd signalised junction. On occasion, right turners into the B6229 do block back and
impact on the A674 eastbound through movement. This development proposal will increase
traffic movements at this junction, particularly given the B6229 will present an alternative route
for some movements. To address the impact of development at this junction and the B6229
corridor, the following mitigation is considered necessary:
-

LCC highways require for signal (MOVA optimisation) review to address impacts to
best manage the future network with review at agreed trigger points (in line with
development phasing – to be agreed) and white lining scheme (including Moss Lane
junction)

-

Scheme of measures to be delivered on this alternative route on the B5228 Blackburn
Road / Blackburn Brow corridor to address impacts to best manage the future network.
The scheme expected to include the following:
o Speed review along length (currently 40mph)
o Review and update existing TRO's
o Road marking review and refresh in vicinity of Great Knowley
o SPeed Indicator Device (SPID) on the approach from the north
o Gateway on approach to Great Knowley from north including white lining,
roundells and possible carriageway narrowing (links to road marking review)
o Nearest bus stops to the PROW to be upgraded to quality bus (and shelter to
be provided in the northbound direction towards Blackburn

A674 Blackburn Road / B6229 Moss Lane priority junction
To address the impact of development at this junction and on the B6228 Moss Lane corridor,
the following mitigation is considered necessary:
-

LCC highways require a simple scheme of measures to be delivered on this alternative
route on the B5229 Moss Lane corridor to address impacts to best manage the future
network The scheme expected to include the following:
o Review of signing onto the corridor with its 7.5t weight restriction.
o Consider influencing driver behaviours by changing the carriageway treatment
on the B6229 at either end such as:
 road marking including bar markings, or narrowing's
 different surface colour at junctions,
 raised tables.

A674 Blackburn Road / Proposed Residential site access priority junction
The residential dwellings are served off a new priority junction on the south side of the A674,
located to the northeast of the employment and retail site access roundabout. The proposed
residential site access junction is shown in Curtins Drawing No. TPMA1498-100
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With consideration for all the latest additional information (proposed mitigation, traffic
modelling and swept path analysis plans), I am satisfied with the indicative site access
drawings. However see earlier text for detail relating to access visibility, the vehicular approach
from within the site to the junction and foot/cycleway and safety barrier on the A674.
The above excludes sustainable access onto Blackburn Road and across the Leeds and
Liverpool Canal, see earlier text.
A674 Blackburn Road / Proposed Commercial/Retail site access roundabout
Both the employment (17/00713/OUTMAJ) and retail (17/00715/OUTMAJ) applications are
served off the existing A674 roundabout. With the employment served off the northern access
and the retail off the southern arm, which is also the access into the existing Botany Bay. The
proposed Employment and Retail access location is shown in Curtins Drawing No.
TPMA1498-105
I am satisfied that an access can be provided which is inline with design standards (for the
whole roundabout) which ensures that lane discipline is maintained for HGV's (in land
controlled by the highway authority or by the applicant). Therefore, while the indicative Curtins
access drawing is suitable for planning purposes (i.e. indicating point of access and junction
type) the detail of the necessary solution will require kerbline changes that are not included in
this plan. I am satisfied these revisions can be undertaken at detail design stage (however
must be completed prior to site layout details being agreed).
A three phase approach will be undertaken at the junction being (however multiply phases
may be delivered at the same trigger point - to be agreed):
Phase 1:
Modify kerbines to maintain lane discipline for circulating HGV's having regard
to wingmirrors, (whole roundabout to satisfy standards)
Phase 2:
Extend 2 lane flare from the southwest (M61) to form a 2 lane approach for a
distance that can accommodate a minimum 10 cars (in each lane) i.e. circa
65m
Phase 3:
Modify entry into the site to support 2 lanes (this supports site management)
However see earlier text for detail relating to access foot/cycleway and safety barrier on the
A674.
The above excludes PROW changes onto Moss Lane, and from the retail development onto
the Canal and across the canal or onto Botany Canal by the Lock and Quay.

A674 Blackburn Road between M61 J8 and the residential access
TRO funding to ensure parking does not take place on this section of road and
Provide interactive signing east and west of the site to support car park management and use
of appropriate overflow strategies/carparks elsewhere
The above excludes foot/cycle provision on the A674 which is highlighted elsewhere.
A674 / /M61 Junction 8 roundabout
I would note that the M61 J8 signalised junction is managed and maintained by the county
council as highway authority.
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I would highlight a number of comments in regard to the LHA review of the modelling:
- The proposed M61 J8 dedicated left turn on-slip is not coded correctly in LinSig (J2.5).
It should be modelled as a give way, however this is not considered a significant issue
that would materially change the LHA response.
- I would note that the cycle crossing provision (controlled toucan crossing) has been
maintained within the proposed scheme and modelled within Linsig.
The modelling work indicates that the proposed mitigation scheme (as agreed with HE) will
provide appropriate mitigation with regard to the impact forecast from the development
proposals.
LCC highways would add further requirements in regard to the scheme to be delivered as
proposed and updated by HE and shown in Drawings (TPMA1498-111 Rev B & 70046945001 Rev P01. It is LCC highways view that the following is also required:
- As a part of the delivered scheme signal optimisation (MOVA) is required with review
as part of the s278 works and also at agreed trigger points (in line with development
phasing – to be agreed)
- The final detailed design to identify appropriate locations for queue detectors on links
as necessary, to allow better management of the future network
- Modernisation and performance upgrade of signal equipment and controller
- Technology to link associated signals both upstream and down stream
- CCTV to monitor operation
The above works to be delivered by the developer and controlled by a suitably worded
condition with appropriate trigger points to be in line with development phasing – to be agreed).
A6 / A674 signalised roundabout (Hartwood Hall roundabout)
The modelling review indicates the junction, with the mitigation improvement works, can be
satisfactorily managed to maintain a safe and reliable network. Some changes to the
improvement scheme will be expected during the detailed design in particular, with the lane
detail (right turn to A6 north, LinSig link J.37s) should be reviewed as well as the lane merge
on Preston Road NB.
In addition to the agreed improvement scheme shown in Drawing TPMA1498-108 (Revision
B) the following works are required to support efficient management of the network to best
deliver reliability and safety benefits:
-

Technology to link associated signals both upstream and down stream
Signal equipment to be updated and controller
Queue detectors on Maple Gove, Drumhead Road and 'Keep Clear' road marking on
Millennium Way A674
Queue detector on Hazel Grove
Traffic signs and road markings review
Bus priority review
CCTV to monitor operation

A6 / Euxton Lane signalised roundabout (Hospital roundabout)
The modelling work (Linsig and Vissim) has been reviewed and it is LCC Highways considered
view that mitigation is required at the Euton Lane (Hospital roundabout).
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Consultant Curtains have prepared a potential improvements scheme, which replaced the
signalised roundabout to a traditional signalised junction and this was modelled with LinSig.
LCC has reviewed this scheme and while it demonstrates that the works would deliver some
capacity benefits, it raises concerns in regard to significant cost to deliver, impact on the
Goodwins Bar and Kitchen, and are the benefits proportionate to cost of delivery (this excludes
the disruption caused during construction). The current requirement to facilitate u-turning at
the Hospital roundabout for the properties on the northwest side of the junction would be lost
with this scheme and the alternative was not considered likely to be acceptable.
However, LCC Highways consider there is an appropriate scheme which can deliver many of
the benefits forecast by the now discounted Curtains scheme. This is borne out with
consideration to both the Curtins LinSig modelling of the network and this junction prior to and
then with their latest, but discounted, scheme. The principles of this scheme, that LCC require
to be delivered to include the following:
-

Widening – on the southbound approach from the north
Traffic island to separate straight on from right turning traffic (north to south & west)
Re-profile the central island to facilitate movement
Queue loop detectors on appropriate links
White lining / lane marking review and refresh
Signing review and update as necessary
Technology to link associated signals both upstream and down stream
Signal optimisation / MOVA review at commencement
Then part way through build out a further interim review (trigger to be agreed in line
with phasing which is yet to be agreed)
Final MOVA review and optimisation on substantial completion of development build
out (trigger to be agreed in line with phasing which is yet to be agreed)
Modernisation and performance upgrade of signal equipment, controller and hurry call
facility at the hospital
Bus priority
CCTV to monitor operation

Euxton Lane / Hospital Access signal controlled junction
The modelling work (Linsig and Vissim) has been reviewed and it is LCC Highways considered
view that mitigation is required at the Euton Lane (Hospital access signalised junction).
Increased queueing is forecast on Euxton Lane. The Vissim model also indicates that
management of the network will be required to ensure the egress from the hospital is suitable
in the future. LCC Highways consider that the following is mitigation is required:
-

Technology to link associated signals both upstream and down stream
Signal optimisation / MOVA review at commencement
Then part way through build out of the proposed development a further interim review
(trigger to be agreed in line with phasing which is yet to be agreed)
Final MOVA review and optimisation on substantial completion of development build
out (trigger to be agreed in line with phasing which is yet to be agreed)
Modernisation and performance upgrade to signal equipment, controller and hurry call
facility at the hospital (a historic system was in place at the hospital)
Bus priority
CCTV to monitor operation

New Strawberry Fields Signalised junction on Euxton Lane
- Technology to link associated signals both upstream and down stream
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Other Measures and sustainability provision
With regard to the overall influenced network and maintaining reliability, safety and efficiency,
the coverage of which is as set out above, the following is also necessary:
-

Signing and road marking review and update
Bus priority review
TRO review
Upgrading of bus provision on Blackburn Road
Foot/cycle way provision on A674 between the residential access and M61 J8 including
removing of verge, crash barrier changes
PROW onto Blackburn Rd
PROW onto Moss Lane
Note this excludes that agreed with the Canal and River trust

S278 Works
It will be expected that appropriate s278 works as detail above will be required and controlled
by condition if the LPA were minded to approve this proposal. All works detailed / listed above
to be delivered by s278 Agreement unless otherwise indicated (as s106 funding). All works as
listed are to be detailed up and agreed prior to commencement on site, of which some are
required to be agreed prior to site layout agreement (site roundabout)
Section 278 agreements (s278) are appropriate where improvements are required in the public
highway, paid for by the developer (costs to include design fees, safety audits, amendments
to street lighting and traffic signalling equipment and all other risks associated with highway
improvements required by the development so that public funds are not used in the provision
of these features.
Any highway improvement schemes agreed 'in principle' will be subject to detailed design. The
Trigger points for all s278 works will be before commencement of development unless
otherwise agreed with LCC and the LPA.

Planning Obligations (s106 Planning Contributions)
Should the LPA be minded to approve this application, it is considered appropriate to seek
planning contributions to support improvements to sustainable transport improvements on the
local highway network. This funding will be used to implement changes to limit the negative
impact of this large development on the existing, at times, congested network.
The trigger point for s106 sustainable transport planning contributions should be prior to
commencement of development unless otherwise agreed with LCC and the LPA.

LCC consider that the appropriate and necessary funding to achieve sustainable development
would include the following:
- Contribution for improvements to enhance the pedestrian and cycle network and for PROW
(where on private land not controlled by the applicant); and
- Funding for Travel Plan support
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Conclusion and Recommendation
Lancashire County Council takes its responsibility seriously with respect to the current and
future use of the highway network whilst also giving a high priority to supporting economic
growth, the creation of jobs and access to employment, education and training.
Highway officers of the county council have worked closely with Highways England their
consultants and the developer, on modelling and some principles of mitigation. Separately
both the county council and Highway England have considered what is necessary to make the
application acceptable. Highway England requires a number of measures on the local highway
authority's network to assist the operation on the strategic network. In addition to this, from a
local network perspective which is managed by the county council further measures are
necessary. This has resulted in the mitigation as presented.
The modelling in general indicated that with the 2022 with mitigation, including network
management measures, the network of junctions would operate as well as or better than 2022
'Do Minimum no development scenario'.
I can indicate that this development can be accommodated locally and strategically, and it
does include sustainable infrastructure integrating into the wider surrounding environment.
This assumes that all obligations/measures as detailed above, and that all agreements with
respect to all highway improvement and related works are progressed and delivered to the
satisfaction of the LHA and that all relevant planning conditions are satisfied when agreed.
A fundamental element to satisfactorily deliver this development is the provision and
implementation of all infrastructure. Should the developer fail to provide any element of that
required the LHA cannot support this application.
The conclusion reached requires all highway or transport related triggers and planning
conditions to be agreed with the county council. I will be happy to suggest and/ or discuss
suitable planning conditions / s106 details and triggers should your Council be minded to
approve the application. Including a Grampian condition ensuring that phase infrastructure is
delivered prior to development. The plans produced to support this application are indicative
and should be used cautiously in any planning conditions.
I hope the above is of assistance in your Councils determination of the application, if you have
any questions please feel free to contact me.
Yours sincerely

Neil Stevens
Highways Development Control Manager
Community Services, Lancashire County Council
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APPLICATION REPORT – 17/00715/OUTMAJ
Validation Date: 18 July 2017
Ward: Chorley North East
Type of Application: Outline Major Planning (with ES)
Proposal: Outline planning application for retail floorspace (Use Classes A1, A3, A4 & A5), employment
floorspace (Use Class B1), hotel (Use Class C1), creche/nursery (Use Class D1) and provision of
associated car parking, highways, landscaping, and infrastructure and any ancillary development
thereto. All matters reserved except for access which is proposed off the existing A674 roundabout.
Demolition (as applied for) of on-site structures.
Location: Land Between M61 Motorway And Leeds And Liverpool Millennium Way Chorley
Case Officer: Adele Hayes
Applicant: FI Real Estate Management Limited
Agent: HOW Planning

RECOMMENDATION
1.

It is recommended that Members be minded to approve the application subject to conditions and a S106
Obligation to secure the provision of public transport and that the application be referred to the National
Planning Casework Unit to determine whether the Secretary of State wishes to call the application in for a
decision in accordance with the provisions of Part 5 of the Town and Country Planning (Consultation)
(England) Direction 2009.

SITE DESCRIPTION
2.

The application site comprises 8.7ha of land which lies to the north east of J8 of the M61. It is bounded by
the A674 Millennium Way to the north, by the M61 J8 southbound entry slip road to the west, and by the
Leeds and Liverpool Canal to the east.

3.

The application site comprises a single parcel of land bisected by public footpath 9-2-FP 26 which runs
through the site in an east / west direction. To the southern part of the site lies a 5 storey former Victorian
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Mill building known as Canal Mill which hosts the ‘Botany Bay’ retail development and associated car
parking. The balance of the site is comprised of rough, open grassland.
4.

The site consists of a generally level plain to the central part which slopes up towards the M61 to the west,
the A647 to the north and on the northern part of the site slopes up towards the access road to the east.
The embankments rise by as much as 8m above the main, level, part of the site.

5.

Access to the site would be provided via the existing access to the Botany Bay development via an existing
roundabout on the A674 Millennium Way.

DESCRIPTION OF PROPOSED DEVELOPMENT
6.

The application is submitted in outline for access only with all other matters reserved for future approval.

7.

The application proposes a retail led mixed use development consisting of up 20,830sqm of new floorspace
and 9,662 sqm in the existing building of the following uses;
A1 - Shops
A3 - Food and Drink
A4 - Drinking Establishments
A5 - Hot Food Takeaways
B1 - Business
C1 - Hotel
D1 - Non-Residential Institutions

8.

The application is accompanied by a land use and building height parameter plan which indicates there
would be a landscape buffer strip along the eastern boundary of the site varying between 3 and 12m in
depth to provide a buffer to the Leeds and Liverpool Canal. The building heights parameters plan indicates
the proposed buildings units would have a maximum height ranging between 10m and 14m above ground
level compared with the 5 storey 19m height of Canal Mill.

9.

An illustrative masterplan has been submitted alongside the application submission, which provides an
example of how the site could be delivered. This identifies up to 70 individual units fronting one another
along a single ‘street’ orientated along a north – south axis. The existing mill building is retained and
parking is proposed to the western and southern sides of the site.

10.

Access to the site would be via the existing access to the Botany Bay development from the A674
Millennium Way roundabout in to the site. The existing public footpath which runs through the site would be
retained, however, subject to the layout which is forthcoming at Reserved Matters stage may be subject to
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realignment, with the precise detail of this to be determined as part of any future reserved matters
application.
11.

The Council are also considering three other applications relating to land in the immediate vicinity of the
current proposal which are also reported on the agenda.
 17/00713/OUTMAJ for employment floorspace
 17/00714/OUTMAJ for the construction of up to 188 dwellings
 17/00716/OUTMAJ for the construction of up to 100 dwellings

ENVIRONMENTAL IMPACT ASSESSMENT
12.

An Environmental Statement (ES) provides a systematic examination of environmental effects that may be
caused by a development proposal on the receiving environment. The process allows modification of the
project to minimise potentially harmful effects through the incorporation of mitigation measures and
enhancement proposals within the design process.

13.

The applicant submitted an Environmental Statement alongside this planning application in July 2017 which
comprises the following: Environmental Statement (July 2017)
 Non-Technical Summary
 Introduction
 Approach
 Site Description
 Alternatives
 Proposed Development
 Planning Policy Context
 Socio-Economics
 Landscape and Visual
 Ecology and Nature Conservation
 Archaeology and Heritage
 Ground Conditions
 Drainage and Flood Risk
 Transport and Access
 Air Quality and Dust
 Noise and Vibration
 Cumulative Effects

Agenda Page 186

Agenda Item 3c

 Summary of Mitigation and Residual Effects
14.

The Environmental Statement takes account of the cumulative effects of the current proposal combined
with the other 3 proposals outlined in paragraph 10 above and set out in detail below.

15.

Subsequently, an ES Addendum was submitted in February 2018 which addressed changes to the
parameter plans and a revised Transport Assessment to address issues raised during consultation with
statutory consultees.

16.

Following further consultation with CBC, Lancashire County Council (LCC) and Highways England (HE), a
review of the transport assessment work has been undertaken. As a result, additional mitigation is
proposed in relation to Euxton Lane/A6 junction. The mitigation identified as part of the latest technical
review supersedes that which is presented in the original ES and ES Addendum regarding Euxton Lane/A6
junction.

REPRESENTATIONS
17.

In total 41 objections have been received together with one letter of support and 2 further representations,
neither supporting nor objecting.

18.

The objections can be summarised as:
Principle
 Loss of green space within the local area, which acts as a barrier between Chorley and the Wheelton
and Whittle Village communities
 Urbanising effect of open countryside
 This is Green Belt land and should be protected from development
Retail and impact on town centre
 The town centre has lost its individuality and there are already enough business premises, hotels and
nurseries in the area
 There are a large number of vacant units in the town centre, and businesses should be encouraged to
locate here rather than in this peripheral location
 Bicester Village is successful with Chinese and Arab shoppers but a retail village in Chorley is not going
to attract international tourists. Bicester is on a direct link from London and Chorley cannot hope to
attract such designer stores or clientele, with the existing competition from Cheshire Oaks and the
Trafford Centre
 Is there a need for another hotel in the area, or will this simply result in an existing hotel closing?
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 Shops and hotels should be located in the town centre – this development will take business away from
the town centre
 The Council should be enhancing the reputation of Chorley as a thriving market town with small
independent local retailers, which would support local businesses employing local people selling locally
sourced products
 The retail development would not be viable in the long term and could become derelict within five years
 With due respect Chorley is more Browns the Butchers than Burberry
 It is inconceivable that a retail development of this scale will not detract from Chorley town centre
Landscape
 Impact on the beauty of the local area and the amenity for those walking or travelling along the canal
 Impact on views around the canal as the development will destroy the natural beauty of this area of
countryside and its tranquillity
 Additional landscaping will be essential to the scheme, to screen the development
 Development would create an eyesore at this important gateway to Chorley
 Due to the topography of the land this development would be highly visible to the detriment of the
appearance of this area of open countryside
Wildlife
 Impact on wildlife in terms of loss of habitats
Flooding
 The land near the canal is waterlogged and is flooded on many occasions through the year
 The development may affect the source and course of the River Chor
 The proposal to direct all surface water drainage from the proposed development to the River Chor may
cause flooding downstream for housing and industrial premises in the Hartwood area and other areas of
Chorley – the potential for flooding must be given serious consideration by an independent party
Highways
 Impact of additional traffic on congestion and accidents
 Impact of additional commercial vehicles and HGVs
 There is only one means of road access to Great Knowley, and if this is blocked it cuts off the
community
 The junction of the A674 and Blackburn Road needs to be improved with a roundabout or traffic lights
 Blackburn Road suffers congestion at peak times, exacerbated by the poor design of the road which
connects to Millennium Way which blocks the left hand turn at the traffic lights
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 Impact of additional traffic on the Hartwood Estate which will make it increasingly difficult to access /
leave the estate at peak times, and increase rat-running through the estate
 Congestion on Millennium Way and the A6 is preventing emergency vehicles accessing Chorley
Hospital
 There is often existing congestion on the M61 with traffic queueing on the northbound J8 sliproad to exit
the motorway and this will be exacerbated by the proposed development, causing highway safety
issues on the motorway
 Insufficient improvements proposed to highway infrastructure
 Millennium Way would need to be upgraded to a dual carriageway with a double lane roundabout to
provide access to the site
 The proposed development will increase the use of Moss Lane as a rat run to avoid congestion on the
M61 and Millennium Way
 There has been no investment in new road infrastructure to serve Chorley’s continued growth and
Buckshaw Village is still being developed out which will continue to worsen the existing situation, and
the proposed development will add to this congestion
 Who would fund improved bus services to the development – the developer or the local taxpayer?
 The traffic impact of all proposed and foreseeable development should be factored in to the
assessments
 The overly simplified traffic model identifies that up to 30 minutes delay is acceptable – this is not
acceptable
 Increased traffic congestion will make Chorley town centre less attractive as a destination, which runs
counter to the objective to encourage more people to visit the town centre
Amenity and pollution
 Impact of additional traffic in terms of air quality, and associated impacts on health
 Air and noise pollution associated with the development will make our garden area less pleasant to use
Infrastructure
 Impact on local infrastructure in terms of schools
 Chorley Hospital A&E has had major cuts and so now only opens 12 hours per day, and the proposed
development will place additional strain on already stretched health services
Other
 Impact of construction phase in terms of traffic, dust and debris on the highway
 Impact of construction traffic on Preston Road
 The existing hedgerow on Blackburn Road should be retained to limit the visual impact of the
development from Blackburn Road
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 The proposed development represents gross capitalism in its worst form
 Impact on local house prices
 The Mill could be enhanced to provide indoor and outdoor play and sports facilities
19.

Blackburn Road and Great Knowley Residents’ Association
Highways
 The M61 junction and the Hartwood Hall roundabout area already operating at capacity, there are
currently houses being built on Moss Lane, and the proposed development will make the situation even
worse.
 To avoid congestion, people are likely to use Blackburn Road and Moss Lane to access the proposed
development.
 The site should be gated to prevent the car park being used at night for anti-social behaviour.
Retail
 The retail development will detract from Chorley Town Centre and there will be no benefits for the town
centre as visitors arriving by the M61 will not have to pass through the town centre

20.

Savills UK Limited (on behalf of Capital & Regional PLC, owner of The Mall in Blackburn Town Centre)
Comment that the applicant has failed to demonstrate that the proposed development will not have a
significant adverse impact on defined retail centres.
Clarification of quantum of development
 Table 1 of Appendix 7 of the Supporting Retail Statement sets out that the application proposes 16,254
sq. m of Class A1 retail floorspace. However, the application forms state that 20,830 sq. m of Class A1
use is proposed. It is therefore not clear how much Class A1 floorspace is proposed. It is also not clear
from any of the supporting information how much floorspace is proposed in Use Classes A3, A4, A5 and
B1.
Impact assessment
 The impact assessment applies to all main town centre uses within Use Classes A1 – A5, B1 and D2
(as made clear within both the NPPF and the Local Plan site allocation). The applicant has failed to
carry out any assessment of the main town centre Class A3, A4, A5 and B1 uses as required by the
NPPF and the Local Plan (para 6.13).
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 The multi-phase development scenario should be disregarded, as planning permission is being granted
for the whole development and as such the impact of the whole development needs to be assessed.
Any assessment that considers a piecemeal approach to impact should be disregarded as it is not a
correct or robust approach.
 The Retail Statement only assesses the impact of the proposal on investment in Chorley Town Centre,
where it needs to assess the impact on investment in all centres in the catchment area: Wigan, Preston,
Blackburn, Lancaster, Blackpool, Bolton, Burnley, Oldham, Rochdale.
 The Retail Statement has only undertaken a healthcheck of Chorley Town Centre, Leyland Town Centre
and Preston City Centre. The applicant needs to assess the health of all relevant centres in the wider
area, as required by NPPF para 26.
Detailed comments on assumptions
 Applicant applies a £4,400/sqm sales density to the proposed development, however Table 5 of the
Retail Statement identifies that Outlet Village densities can reach £6,000/sqm. Need to undertake a
sensitivity test to assess the impact of a £6,000/sqm sales density.
 Applicant applies a 70% net to gross sales area, however 80% is widely accepted for development of
this nature. The will result in a 1,625sqm increase in the net sales area (to 13,003sqm), which then
needs to be carried through to the impact assessment.
 The forecast trade diversion from Blackburn town centre to the proposed development is low and not
robust (Table 38 of Appendix 7). Whilst the trade diversion percentages from Preston City Centre
appear to be broadly correct, the percentages from Blackburn Town Centre need to be increased to
reflect the levels that will be diverted from Preston City Centre. The response sets out in detail how this
should be achieved, by reducing trade diversion from other identified centres.
21.

Councillor comments
An objection has been received from Cllrs Adrian and Marion Lowe in respect of all four related
applications:
 Over-intensive development of houses – the masterplan suggested around 180 dwellings, and
the applications now propose up to 288 dwellings. The number of dwellings should be reduced.
 Traffic impact – the highway network will not be able to cope with the increased volume of traffic.
There will be a particular impact on the Hartwood area, taken together with the planning approval
for the digital health park. Additional mitigation measures should be investigated, such as traffic
lights at the Hazel Grove exist from the Hartwood estate.
 Loss of green space – loss of green space and a buffer zone with Blackburn Road.
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 Phasing – if the planning applications are approved, it should be a requirement that the
employment and retail elements are built out before any dwellings are built. Our original

representation still stands and these proposals would be OK to deal with the current situation.
Following the additional highway modelling and resultant additional mitigation measures now proposed,
Cllrs Lowe have stated that they do not consider the measures are adequate to deal with the proposed
development and the resultant traffic increases. Comment is made that the area around the Junction 8
roundabout and Hartwood cannot cope as it is now.
CONSULTATIONS
22.

Heapey Parish Council


Heapey Parish Council object to all four planning applications due to the impact on local
infrastructure including school places, medical and dental facilities and sewage/drainage services
and the impact of increased vehicle movements on surrounding roads and Junction 8 of the M61,
which currently suffer serious congestion at peak times.

23.

Wheelton Parish Council



Wheelton Parish Council object to the application because:
- There is potential congestion especially given the additional associated three other
proposals-theoretically these could add an additional 1000 vehicles at peak times in this
area (both to get to the Motorway and surrounding localities school runs. Given that
most traffic now is at a standstill at peak times even the additional of half this number
could significantly add to the problems
- We believe there is still a lack of cohesive infrastructure proposals and understanding
of local issues
- The backup of traffic has a major impact on residents of Wheelton who cannot access
the A674 without significant waiting times and these proposals will add to these
problems. Even mini roundabouts at the entrance along the A674 to Victoria Street and
Blackburn Road would not significantly ease the problem given the additional flow of
traffic both ways along A674
- These proposals will add to irreversible urbanisation, threat to character of Wheelton
and ruining the nature of an area people visit for recreation.

24. Whittle-le-Woods Parish Council


Have confirmed that they have no objections to the proposed development.
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25. Technical consultees
Statutory consultees
Coal Authority

8 Aug 2017

No comments. The application site does not fall with the
defined Development High Risk Area and is located instead
within the defined Development Low Risk Area. This means
that there is no requirement under the risk-based approach that
has been agreed with the LPA for a Coal Mining Risk
Assessment to be submitted or for The Coal Authority to
be consulted.
If this proposal is granted planning permission, it will be
necessary to include The Coal Authority’s Standing Advice
within the Decision Notice as an informative note to the
applicant in the interests of public health and safety.

Canal and River Trust

21 Aug

The main issues relevant to the Trust as statutory consultee on

2017

this application are:
a) Impact on the character and appearance of the waterway
corridor
b) Existing Knowley footbridge canal crossing
c) New bridge crossing
d) Connecting to existing waterway
e) Potential contamination of the canal
f)

Significance of heritage assets

g) Surface water drainage
h) Impact on the biodiversity of the waterway corridor.
Landscaping
Request that clarification is sought as to whether this
application seeks consent for landscaping. The application form
identifies that approval of landscaping is sought at this stage,
however approval of landscaping has not been sought in
relation to the other applications.
The Trust are content with the general principles set down by
the strategic landscape masterplan, which states that existing
vegetation is to be retained and enhanced with native species
and that a landscape buffer zone is to run adjacent to the canal.
It is unclear from this plan as to whether the existing hedge line
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is to be retained as an ‘informal avenue’ is indicated on the
plan. The loss of mature hedgerows and a loss of
screening/greening of the canalside should be avoided
wherever possible. Given that a large area of parking is
proposed to the south of the site retention/enhancement of the
existing landscaping would be beneficial. The proposed
informal avenue species are acceptable but the addition of
Sorbus aucuparia would also be welcomed.
Design and landscape
The proposed development on this site cannot be looked at
independently as the cumulative impacts need to be carefully
considered as the impact of this development and the wider
proposals would result in a very different landscape character
of the canal when compared to the comparative open
landscape feel at present. As such the treatment of the canal
corridor will be critical to the success of the scheme.
Maximising the potential of the canal is not really carried
through in the illustrative design. Active frontages are shown to
only run along the central spine of the new buildings, with a
series of links through to the canal which we consider would be
a missed opportunity to benefit from and enhance the canalside
setting. The Trust would have concerns if the canalside façade
of the proposed buildings would be inactive/blank/areas for
servicing. The layout plan also shows a service road running
parallel to the canal.
The building height parameters plan shows the whole area
zoned for buildings up to 4 storeys which would dominate the
local surroundings. It is noted that a different plan within the
DAS shows the proposed canalside buildings as 1 and 2
storeys which is much more appropriate. The layout as shown
on the illustrative plan for 1 & 2 storey buildings allows for a set
back from the canal edge that helps to lessen the impact of
new built form, if the storey height was to increase then an
appropriate set-back should be considered.
These proposals would have a major visual impact on the canal
corridor (especially the cumulative effect of the other sites
coming forward) and as such careful consideration needs to be
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given to the final layout, appearance, scale and landscaping of
the development at the reserved matters stage.
Knowley footbridge
The Knowley footbridge is currently maintained to the standard
required to support the small amount of pedestrian traffic that
currently uses it per day. It is unclear if any local landowners
have access rights for vehicular traffic. The existing footbridge
has limited capacity and would potentially see a significant
increase in usage (pedestrian/cycle etc.) due to the proposed
developments across the masterplan areas. The developer
should undertake an estimate of the increased use of the
footbridge and carry out a load assessment, to ensure that the
footbridge is capable of sustaining this increased use in the
long term. The access from the footbridge to the towpath would
also be required to be upgraded. The existing footbridge may
therefore require significant investment to bring it up to
standard.
Canal towpath
The Trust welcomes the use of the towpath as a sustainable
transport route however the impact of additional usage from the
development must be considered to ensure that the route is not
degraded. The Trust believes it is reasonable to request a
financial contribution towards towpath improvements and would
be glad to discuss the issue further in order to reach a mutual
agreement over the amount that is considered to be
reasonable. This should be secured via legal agreement.
New bridge crossing
The wider masterplan shows the potential for a new bridge
crossing from the application site to the offside of the canal. It is
unclear if this element is proposed as part of this outline
application and this should be clarified. A new bridge over the
canal would need an agreement with the Trusts Estates team.
The bridge would need to comply with the requirements of
Disability Discrimination Acts, the Trust would be happy to
advise on headroom required over the navigation for safety,
width requirements, maximum gross weight and horse drawn
boat requirements. Installing the bridge would require the
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stoppage of the canal during construction. There is a separate
Bridge Agreement process which would set down ownership
details and responsibilities for maintenance and would include
the granting of an easement to the Trust where the bridge is
constructed on the applicant’s land. We would normally require
the bridge ownership and ongoing maintenance responsibilities
to rest with the development. If a new bridge is proposed as
part of this application we would ask that further detail is
provided at the outline stage.
Marina / basin
The indicative layout plan shows that a connection is proposed
to be made to the waterway and a small basin is shown. It is
unclear if this new water space would accommodate craft and
we would ask that this be confirmed. In any case the Trusts
agreement would be required to make a connection and gain
access to our waterway. Before granting agreement, we need
to be sure that there is sufficient water resources and capacity
to accommodate it and that the specification of the connection
is adequate to protect the integrity of the waterway and the
safety of our customers. Where a marina is proposed this
would start with an ‘expression of interest’ which is the first
stage in gaining the Trusts agreement to such a scheme. The
Trust would require further information to ensure that creating
such a connection would be acceptable in principle. It may be
that the cost of making the connection would be prohibitive, as
an alternative the developer may wish to explore providing
linear visitor mooring adjacent to the development.
Canal as a heritage asset
The setting of the canal would be impacted adversely,
especially if the entire masterplan area is implemented then
both sites of the canal would effectively become urban. The
Trust considers that the canal should be treated as a nondesignated heritage asset. However, the submitted heritage
assessments do not appear to have considered the canal at all.
Recommend the following conditions:


Surface water drainage – the development should
incorporate mitigation measures to minimise the risk of
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contaminated surface water run-off entering the canal. Any
proposed surface water drainage scheme which is to
discharge to the canal should also incorporate appropriate
mitigation measures to ensure that the risk of contaminants
from the site entering the waterway and adversely affecting
water quality is minimised. A condition should be attached
requiring a detailed scheme for surface water drainage
which includes measures to protect water quality.
Recommend the following condition: “No development shall
take place until a scheme for the provision and
implementation of a surface water drainage system to
serve the development has first been submitted to and
approved in writing by the Local Planning Authority. Such
scheme shall include full details of the design and
operation of all attenuation and flood storage measures
and details of the long- term management and
maintenance arrangements for these and any other SUDS
elements. The development shall thereafter only be carried
out in accordance with the approved scheme.”


Oil and fuel interceptors – recommend the following
condition: “The development hereby permitted shall not be
built above slab level until a scheme for the installation of
oil and fuel interceptors to all external hardstanding areas
used for vehicle parking, manoeuvring, loading or
unloading has first been submitted to and agreed in writing
by the local planning authority. The agreed details shall be
carried out in full prior to first occupation of the
development.”



Works within 15m of canal – recommend the following
condition: “No works should take place within 15m of the
edge of the canal without details having first been
submitted to and agreed in writing by the Local Planning
Authority, to demonstrate that additional loads from the
permanent or any temporary works, plant and machinery or
storage of materials would not harm the structural integrity
of the canal. The details shall also include mitigation
measures to prevent any risk of pollution or harm to the
adjacent Leeds & Liverpool Canal or its users, both during
demolition/construction and on completion of the
development. The details shall include the steps to be
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taken to prevent the discharge of silt-laden run-off,
materials or dust or any accidental spillages entering the
canal. The development shall be carried out in strict
accordance with the agreed details.”


Biodiversity – the Trust would like to see recommendations
to limit the impact the development may have on the area.
If the Council is minded to approve the application the lack
of biodiversity enhancements should be addressed to
ensure the development conserves and enhance the
biodiversity as required by policy BNE9 of the Chorley
Local Plan.

In addition, a series of detailed design recommendations are
made in terms of the relationship of the proposed development
to the canal, to inform any future reserved matters application.
Recommend informatives as follows:


The applicant/developer is advised to contact The Third
Party Works Team ((01782 779909)) in order to ensure that
any necessary consents are obtained and that the works
comply with the Canal & River Trust “Code of Practice for
Works affecting the Canal & River Trust.



The applicant/developer is advised to contact the Canal &
River Trust Utilities Team at the Wigan Office on 01942
405766 to discuss the acceptability of discharging surface
water from the site to the adjacent canal in order to ensure
that any necessary consents are obtained. Please be
advised that the Trust is not a land drainage authority, and
such discharges are not granted as of right - where they
are granted, they will usually be subject to completion of a
commercial agreement.

Environment Agency

7 Aug 2017

We have screened the stated application and our
understanding is that there are no constraints from an
Environment Agency perspective so we would have no
comments to make regarding the stated application.

Highways England

6 July 2018

After issuing several Holding Directions and after additional
work being undertaken in connection with traffic modelling,
Highways England have confirmed that they raise no objection
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to the application and recommend that conditions should be
attached to any planning permission that may be granted.
Natural England

11 Aug

No objection - the proposal is unlikely to affect any statutorily
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protected sites or landscapes.
We have not assessed this application and associated
documents for impacts on protected species. You should apply
our Standing Advice to this application as it is a material
consideration in the determination of applications in the same
way as any individual response received from Natural England
following consultation.
This application may provide opportunities to incorporate
features into the design which are beneficial to wildlife, such as
the incorporation of roosting opportunities for bats or the
installation of bird nest boxes. The authority should consider
securing measures to enhance the biodiversity of the site from
the applicant.

Chorley Council Consultees
CIL

4 Aug 2017

CIL Liability is not calculated at outline application stage.
However, this development will be CIL liable on approval of the
final reserved matters application (if approved). CIL Liability is
not calculated at outline application stage. However, this
development will be CIL Liable on approval of the final reserved
matters application (if approved).

Environmental Health

22 Aug

Given the location of the proposal and that it concerns
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commercial units it is not envisaged that there will be any
Environmental Health concerns. However, if there any
particular areas where specific advice is required, contact
should be made to the Regulatory Services department. It is
currently not possible to ascertain exactly where the proposed
crèche/nursery would be located within the site, and
consideration should be given to the siting of such and the
potential for noise exposure to both children and staff in any
outdoor spaces provided given the close proximity of the
adjacent motorway. A specific noise assessment for the
crèche/nursery may be required once the exact location has
been determined. To minimise environmental impacts during
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the demolition and construction phase I would recommend that
consideration is given to the addition of a condition requiring
the applicant to adhere to the information contained within the
Chorley Council document 'Code of Practice for Construction
and Demolition'.
Tree officer

24 Aug

To facilitate the planned development a large section of W1
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and T2 will require removal. Woodland consisting mainly of
early mature sycamore with alder, ash and hawthorn. Located
to the north west area of the site the woodland screens the site
from the adjacent motorway.
A number of low quality trees are planned for removal T3, H4,
G6, G8, G20. These trees are not established and are within
the car parking area.
Loss of trees should be mitigated with replacement planting.

Waste and

2 Aug 2017

Contaminated Land

No objections subject to standard conditions:


Methodology for site investigation and assessment



Details of assessment and remediation proposals



Validation report

Lancashire County Council
LCC Archaeology

22 Aug

The Heritage Desk-based Assessment indicates that the site

Service
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has low/nil potential for evidence from the prehistoric, RomanoBritish, early medieval, medieval and post-medieval periods.
The report goes on to say that development of the site would
not have any impact on designated assets. The most significant
finding was that Canal Mill, a non-designated asset, is located
within the site boundary. The mill is considered to be of local
archaeological interest and the report suggests there is some
potential for the discovery of sub-surface remains (e.g. the mill
chimney, warehouses and offices) associated with the Mill.
Although the DBA considers that any archaeological assets
within the site boundary will have either been severely
truncated or completely destroyed by previous modern
development, no evidence is provided to demonstrate that this
is the case. Experience from other sites in Lancashire would
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suggest that it is common for mill remains such as floors,
foundations, flues and machine bases to be left in-situ and
covered by modern surfacing and landscaping.
Lancashire Archaeological Advisory Service would recommend
that a programme of archaeological investigation is undertaken,
including the recording recommendation suggested in section
5.0 (Summary and Conclusions) of the DBA. This work should
comprise a photographic record of Canal Mill and an
archaeological strip, map and record of the site of the ancillary
mill buildings at Canal Mill as shown on the 1890s Ordnance
Survey mapping.
Recommend the following condition:


No development shall take place until the applicant, or their
agent or successors in title, has secured the
implementation of a programme of archaeological work.
This must be carried out in accordance with a written
scheme of investigation, which shall first have been
submitted to and agreed in writing by the Local Planning
Authority. The programme of archaeological work
comprises two elements:
i) The programme of recording should comprise the
creation of a photographic record of the buildings at Canal
Mill. This work should be carried out by an appropriately
qualified and experienced professional contractor to the
standards and guidance set out in 'Understanding Historic
Buildings' (Historic England 2016).
ii) The programme of field investigation should include an
archaeological strip, map and record of the site of the
ancillary mill buildings at Canal Mill. This work should be
carried out by an appropriately qualified and experienced
professional archaeological contractor to the standards and
guidance set out by the Chartered Institute for
Archaeologists (www.archaeologists.net).

LCC Highways

31 July

Lancashire County Council takes its responsibility seriously

2018

with respect to the current and future use of the highway
network whilst also giving a high priority to supporting economic
growth, the creation of jobs and access to employment,
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education and training.
Highway officers of the county council have worked closely with
Highways England their consultants and the developer, I can
confirm that the modelling in general indicated that with the
2022 with mitigation, including network management measures,
the network of junctions would operate as well as or better than
2022 'Do Minimum no development scenario'. This assumes
that all obligations/measures and that all agreements with
respect to all highway improvement and related works are
progressed and delivered to the satisfaction of the Local
Highway Authority (LHA).
A fundamental element to satisfactorily deliver this
development is the provision and implementation of all
infrastructure. Should the developer fail to provide any element
of that required the LHA cannot support this application.
The conclusion reached requires all highway or transport
related triggers and planning conditions to be agreed with the
county council. It is critical that some infrastructure is delivered
prior to development and others are provided in advance of
them being needed.
The full response is attached to this report at Appendix 1.
LCC Public Rights of

28 Sep

Public Footpath No. 26 Chorley runs through the application

Way

2017

site. It appears that a minor diversion of the public footpath will
be required. It is not clear how the land levels will be affected
by the proposed development. Presently the public footpath
descends steeply from the main road as it leads north. If the
area of land proposed to be developed is to be raised this could
make the public footpath more accessible and remove the need
to have a steep flight of steps leading away from the A674
allowing for low mobility access and cycle provision to the
development.
Public Rights of Way must not be obstructed during the
proposed development. It is the responsibility of the landowner
to ensure that the necessary procedures are followed for the
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legal diversion of the Public Right of Way if this should be
necessary. If it is necessary for Public Rights of Way to be
temporarily diverted or temporarily closed, this is the
responsibility of the landowner to ensure that this is done
following the appropriate legal procedures. The development
must not commence until the necessary procedures are in
place.
Lead Local Flood

29 Sep

Following further discussions with the LLFA since the

Authority

2017

application was originally submitted, it has been confirmed that
the proposed drainage strategy is acceptable and would not
result in any adverse impacts.

Lancs Fire and Rescue

18 Aug

The development should fully meet all requirements of Building

Service

2017

Regulations Approved Document B, Part B5 – ‘Access and
facilities for the Fire Service’. The proposed development
should be provided with suitable provision of Fire Fighting water
to comply with National Guidance.

Lancs Constabulary

1 Aug 2017

A site specific overview of crime and bespoke advice will be

Architectural Liaison

provided at any future reserved matters stage. Sets out a series

Unit

of detailed considerations to inform future development – not
relevant to outline stage.

Other consultees
Ramblers Association

No comments received

(Chorley Branch)
GM Ecology Unit

22 Sep

The ecology surveys undertaken to inform the application have

2017

been carried out by suitably qualified consultants and are to
appropriate and proportionate standards. No further surveys
are necessary prior to determining the application.
The development proposal will not have a harmful impact on
any designated nature conservation sites, although the Canal
corridor is part of a local ecological network.
Notable species
The development is unlikely to have a harmful effect on
populations of any specially protected or notable species,
although a number of priority bird species do breed on the site
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and common toad, a priority amphibian species, has been
recorded locally.
Notable habitats
The development will affect broadleaved woodland, scattered
trees, scrub, semi-improved grassland and marshy grassland.
While I would not consider that these habitats meet the criteria
to be described as priority habitats for conservation they are all
of local nature conservation value and will support a range of
local wildlife. Semi-natural habitats should be retained and
protected as far as possible, and compensation should be
provided for any habitats that are lost to the scheme.
Currently the master plan shows net losses to semi-natural
habitats present on the site. Compensation should therefore be
sought for these habitat losses through the preparation of a
comprehensive Landscape Plan for the development;
quantitative habitat losses should be compensated through
enhancements to the quality or remaining green infrastructure.
The waterway should be integrated within the public realm of
the development in terms of design and management and the
development should look to enhance the biodiversity value of
the existing immediate and wider waterway corridor. In places
there are existing mature hedgerows along the towpath, it
would be good if these could be retained and incorporated into
a linear ‘green’ park concept.
Recommend conditions as follows:
1) Landscaping details
No works or development shall take place until full details of
both hard and soft landscape proposals have been submitted to
and approved by the Local Planning Authority. These details
shall include, as appropriate:


Proposed finished levels or contours



Means of enclosure



Car parking layouts



Other vehicle and pedestrian access and circulation areas
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Hard surfacing materials



Planting plans



Written specifications (including cultivation and other
operations associated with plant and grass establishment)



Schedules of plants, noting species, planting sizes and
proposed numbers / densities where appropriate



Implementation timetables



Long-term management proposals

2) Protection of the Canal and the Canal corridor
Best practice measures should be followed throughout any
permitted site clearance and construction period to prevent any
possible pollution of the Canal, and if surface water is to be
drained into the Canal then measures should be installed to
prevent any possible pollution of the Canal waters during the
operation of the development.
3) Protection of bats


Direct lighting of the Canal corridor should be avoided.



The provision of bat roosting features into buildings close to
the Canal corridor would be a useful biodiversity
enhancement measure.



Should bats be found at any time during the course of any
demolition works then works should temporarily cease and
advise sought from a suitably qualified person about how
best to proceed (informative)

4) Protection of nesting birds
No tree felling or vegetation clearance should take place during
the optimum period for bird nesting (March to August inclusive).
All nesting birds their eggs and young are specially protected
under the terms of the Wildlife and Countryside Act 1981 (as
amended).
5) Control of invasive species
A Method Statement should be prepared giving details of how
invasive species are to be controlled (eradicated) during the
course of any development. Once agreed the Method
Statement must be implemented in full.
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Neighbouring
Authorities
Blackburn with Darwen

25 Sep

Council

2017

Bolton Council
Preston City Council

No objection.
No comments received.

31 Aug

No objection.

2017
South Ribble Borough

15 Sep

Have objected to the application and comment that they are not

Council

2017

satisfied that there is sufficient evidence to conclude that the
proposal will not have a significant adverse impact on the
vitality and viability of defined centres, and have reservations in
relation to the methodology within the submitted Planning and
Retail Statements.
Specific concerns are as follows:
1. The estimated turnover of the proposed development is too
low. A higher sales density for the proposed floorspace should
be adopted as a sensitivity test.
2. The trade draw of the proposal is not robust with the stated
figure of a draw of 50% of the turnover from the PCA (Zone 1)
in particular being too high.
3. As a result of (2), we are not satisfied by the trade diversion
levels and consider that the solus diversion from Preston City
Centre could be higher.
4. Given this we cannot be assured that impacts of the proposal
on town and local centres are minimised. Particularly in our
consideration are the impacts on Chorley Town Centre and
Leyland Town Centre which are critical for Central Lancashire.
We are also concerned about potential impacts on Preston City
Centre which along with Leyland are important projects in the
City Deal.

Wigan Council

22 Aug

Holding response received - comments due 29 September

2017

2017 but no further comments received.
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23 Aug

District Council
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No objection.

PLANNING CONSIDERATIONS
Principle of development
26.

Policy 9(d)(i) of the Central Lancashire Core Strategy allocates land at ‘Botany / Great Knowley’ for subregionally significant employment development. The reasoned justification confirms that this is a large
(approximately 20 hectares) greenfield site adjoining the Leeds Liverpool Canal in close proximity to J8 of
the M61, which is ranked as a ‘Good Urban’ site in the employment land review (paragraph 9.13).

27.

Policy EP2 of the Chorley Local Plan allocates Botany Bay/Great Knowley Area as a Sub-Regional
Employment and Mixed Use Site, within which new development, redevelopment or change of use will be
permitted subject to the following:
a) Comprehensive development of the site is demonstrated through a masterplan;
b) The implementation of development in accordance with an agreed design code;
c) A phasing and infrastructure delivery schedule for the area; and
d) An agreed programme of implementation in accordance with the masterplan.

28.

The Botany Bay / Great Knowley area is further split into two areas divided by the Leeds and Liverpool
canal, with the application site lying within policy area EP1.2 of the Chorley Local Plan which allocates 8.8
hectares of land for the following purposes;
i. Employment uses comprising B1 (Business), B2 (General Industrial) and B8 (Storage or Distribution);
ii. Hotel (Use Class C1), Restaurants and cafes (Use Class A3) and drinking establishments (Use Class
A4)
iii. Leisure uses (Use Class D2);
iv. Retail (Use Class A1);
v. Pedestrian and cycle route adjacent to the canal.
Residential uses may also be permitted if the nature of the employment use would support residential
use above ground floor level.

29.

With regard to the policy requirement in EP2 (a) for the production of a masterplan the land at Botany Bay /
Great Knowley has been allocated in Chorley’s development plan since 2003. In November 2013, when the
Council adopted the Chorley Local Plan, it was therefore recognised that as this was the second time that
the land had been allocated in the development plan, if the site were not to come forward within this plan
period then it would likely need to be deallocated in any future plan review on the basis of being
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undeliverable. As such, the Council identified the development of a masterplan for the Botany Bay Area as
a corporate priority.
30.

The Council facilitated the preparation of the masterplan, with stakeholders participating in the process
under the terms of a Memorandum of Understanding. Planit IE were commissioned to prepare the
masterplan on the basis that it should be evidence driven and where possible compliant with the Local
Plan. Planit were not directed to depart from the Local Plan but it was recognised that the stakeholders, as
landowners / developers should have the opportunity to maximise the value of their ownership, and that
any departure from planning policy should be evidence based. The masterplan was presented to the
Council’s Executive Cabinet on 8 December 2016 for information.

31.

The masterplan identifies the application site (Botany Bay) for a mix of A1, A3, C1 & A4 uses, however, this
includes a higher level of housing and a reduced provision of employment development compared to the
development plan allocation across the wider area.

32.

Whilst the retail and other uses contained within the masterplan form part of the description of the
allocation in policy EP2 and 1.2 of the Chorley Local Plan the quantum of retail development is not defined
anywhere within the policy or the supporting text. Local Plan policy EP1.1 also allocates 5.90ha of land for
employment purposes (identified as B1 / B2 / B8 / C1 uses). Whilst the application proposal would include
a hotel element and a small element of office floorspace within the mill, the delivery of the employment
allocation would clearly be prejudiced by the proposal given that all of the site allocation would be
developed as part of the retail outlet village proposal.

33.

It is also apparent that no sequential assessment or robust assessment of the potential impact of a large
out of town centre retail led development was carried out in accordance with the allocation as required by
the NPPF. As the quantum of development was not defined by the development plan the proposal cannot
robustly be considered development plan compliant and is subject to the sequential and impact tests
required by the NPPF. These matters are given further consideration below, however, as it is considered
that the proposal cannot be robustly considered to be fully development plan compliant and includes more
than 5000 sqm of retail floorspace in an out of centre location it will be necessary to refer the application to
the National Planning Casework Unit to determine whether the Secretary of State wishes to call the
application in for a decision in accordance with the provisions of Part 5 of the Town and Country Planning
(Consultation) (England) Direction 2009.

Town centres & retail impact
34.

Policy EP9 – Development in Edge-of-Centre and Out-of-Centre Locations of the Chorley Local Plan states
that outside the town, district and local centres, change of use and development for small scale local
shopping and town centre uses (either as part of mixed use developments or in isolation) will be permitted
where:
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a) The proposal meets a local need and can be accessed in its catchment by walking, cycling and public
transport; and
b) Does not harm the amenity of an adjacent area; and
c) The Sequential Test and Impact Assessment are satisfied setting out how proposals do not detract from
the function, vitality and viability of the borough’s hierarchy of centres.
35.

This policy is broadly in line with the provisions of the NPPF paragraph 86 which requires Local Planning
Authorities to apply a sequential test to planning applications for main town centre uses that are not in an
existing centre and are not in accordance with an up-to-date Local Plan. As outlined above as the quantum
of retail development for the site was not set in the Local Plan and sequential testing was not carried out as
part of the allocation process it is considered appropriate that it is considered at this stage. The application
is supported by a sequential test to ensure that the approach to the development proposal is robust.

36.

NPPF paragraph 86 states that Local Planning Authorities should require applications for main town centre
uses to be located in town centres, then in edge of centre locations and only if suitable sites are not
available (or expected to become available within a reasonable period) should out of centre sites be
considered. When considering edge of centre and out of centre proposals, preference should be given to
accessible sites that are well connected to the town centre. Applicants and local planning authorities should
demonstrate flexibility on issues such as format and scale.

37.

Paragraph: 001 Reference ID: 2b-001-20140306 of the National Planning Practice guidance - Ensuring the
vitality of town centres states (inter alia);
‘The sequential test should be considered first as this may identify that there are preferable sites in town
centres for accommodating main town centre uses (and therefore avoid the need to undertake the
impact test). The sequential test will identify development that cannot be located in town centres, and
which would then be subject to the impact test. The impact test determines whether there would be
likely significant adverse impacts of locating main town centre development outside of existing town
centres (and therefore whether the proposal should be refused in line with policy).’

39.

The applicant has submitted a ‘Supporting Retail Statement’ in which they carry out a sequential test
together with an ‘impact’ test. A further report has also been submitted which includes further ‘sensitivity
testing’.

40.

Policy 11 of the Central Lancashire Core Strategy sets out a retail hierarchy for the borough with Chorley at
the top followed by the district centres of Clayton Green and Buckshaw Village with a number of local
centres at the bottom of the retail hierarchy.
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In this context, the application site is clearly outside of an existing centre and as detailed above whilst
policy EP1.2 made provision for some retail from the application site this was envisaged as part of a mixed
use scheme rather than a retail – led development.

42.

In terms of the sequential test, the case of Tesco Stores Limited v Dundee City Council (Scotland) (2012)
indicates that the meaning of ‘suitable’ in the context of a sequential approach to site selection means
‘suitable for the development proposed’. The individual elements of the proposal cannot be broken up for
the purposes of the sequential test. The question is whether the alternative sites referred to in the
applicant’s sequential test report are sequentially preferable for the whole of the development.

43.

The applicant also asserts that there is no need to consider whether the proposal can be disaggregated
and the separate components of the scheme accommodated in sequentially preferable locations. Whilst the
applicant must show flexibility in format and scale, the consideration is thus whether the actual
development scheme proposed can be accommodated on an alternative site in its entirety in a sequentially
preferable location.

44.

The proposal involves a retail outlet village extending to approximately 8.4ha. To demonstrate flexibility a
15% discount has been applied in the sequential report to include sites as small as 7.14 ha as a possible
opportunity for development. An area of search has been set in which 13 alternative sites were identified,
with the exception of four sites in Preston and one in Wigan, all of these are significantly under the 7.1 ha
minimum size with the largest at 5.7 ha.

45.

Of the larger sites none are considered to be truly ‘available’ for development or are heavily constrained
such that the minimum site area of 7.1ha can be achieved. As such it is considered that there are no
sequentially preferable sites available and the sequential test as set out in paragraph 86 of the NPPF is
passed.

46.

None of the sequentially preferable sites identified are large enough to accommodate the proposed
development as a whole and whilst a degree of flexibility must be shown by both the applicant and the
Council, the proposal would require the proposed scheme to be almost completely disaggregated to be
accommodated on any of the sequentially preferable sites.

47.

Both the NPPF and NPPG acknowledge that it may not always be possible to accommodate all retail
development in existing town centres and state that in these circumstances, planning authorities should
plan positively to identify the most appropriate alternative strategy for meeting the need for these main town
centre uses. Regard should be had to the sequential and impact tests to ensure that any proposed main
town centre uses which are not in an existing town centre are in the best locations to support the vitality
and vibrancy of town centres and that no likely significant adverse impacts on existing town centres arise,
as set out in paragraph 89 of the National Planning Policy Framework.
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Paragraph 89 of the NPPF states that when assessing applications for retail, leisure and office
development outside of town centres which are not in accordance with an up-to-date Local Plan, local
planning authorities should require a retail impact assessment to be undertaken if the development is over
a proportionate, locally set floorspace threshold (if there is no locally set threshold, the default threshold is
2,500 sq m).

49.

NPPG states that the purpose of the impact test is to ensure that the impact over time (up to five years or
ten for major schemes) of certain out of centre and edge of centre proposals on existing town centres is not
significantly adverse. The test relates to retail, office and leisure development (not all main town centre
uses) which are not in accordance with an up to date Local Plan and outside of existing town centres. It is
important that the impact is assessed in relation to all town centres that may be affected. These are not
necessarily just those closest to the proposal and may be in neighbouring authority areas.

50.

In the case of this application, the site is not in a town centre or edge of centre location and is above the
2500sq m floorspace threshold set in paragraph 89 of the NPPF. The applicant has submitted the required
impact assessment in relation to the retail element of the scheme to support the proposals.

51.

The NPPF states that the impact assessment should include an assessment of:
● the impact of the proposal on existing, committed and planned public and private investment in a centre
or centres in the catchment area of the proposal; and
● the impact of the proposal on town centre vitality and viability, including local consumer choice and
trade in the town centre and wider retail catchment (as applicable to the scale and nature of the
scheme).

52.

An objection has been received from South Ribble Borough Council on the basis that they are not satisfied
that there is sufficient evidence to conclude that the proposal will not have a significant adverse impact on
the vitality and viability of defined centres. They also have reservations in relation to the methodology
within the submitted Planning and Retail Statements.

53.

Savills UK Limited have also objected to the proposal (on behalf of Capital & Regional PLC, owner of The
Mall in Blackburn Town Centre) on the basis that the applicant has failed to demonstrate that the proposed
development will not have a significant adverse impact on defined retail centres. No objection has been
raised in relation to the sequential test.

54.

The supporting retail information has been independently assessed by a consultant appointed by the
Council.
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The consultant has considered the retail planning issues arising from the proposed development. He
advises that the Development Plan context enables retail development on the site with the proviso that the
impact of town centre uses on the Botany Bay site is acceptable and considers that the Retail Assessment
prepared on behalf of the Applicant under-estimates the impacts of the proposal on Chorley Town Centre
and other centres likely to be affected.

56.

The recently approved development at Cuerden together with other retail proposals will have a significant
effect on shopping patterns in the locality. However, following the withdrawal of Ikea there is uncertainty
about how the scheme , approved by South Ribble Borough Council, will be progressed, whether an
alternative retail scheme will come forward (that would require a new planning application), or whether a
retail scheme will be abandoned. Irrespective, the impact assessment which the council’s consultant has
undertaken, which addresses points of concern arising from the Applicant’s submission, serves to
demonstrate that the incremental impact on each centre arising from the Botany Bay application is low. The
only centre where impact is above the yardstick where the turnover of a centre in 2023 would be lower than
the 2018 turnover is in relation to Preston City Centre. It is considered that the incremental impact arising
from the current proposal is insignificant having regard to the impact likely to arise from the approved
development at Cuerden.

57.

The impact of the application on investment in Chorley Town Centre is the most relevant issue. The
Council’s retail consultant previously advised that in respect of the proposal at Cuerden, that if that
proposal compromised the delivery of the Market Walk extension as planned, it would amount to a
significantly adverse impact that would justify refusing planning permission. Events have moved on in that
retailers who were seeking representation in the scheme withdrew, Marks & Spencer have now committed
to the development, the Council have reviewed options and the decision has been taken to progress the
scheme with an improved, more flexible format, in full knowledge of the approved scheme at Cuerden and
the current application.

58.

In these circumstances it is difficult to argue that the application will have a significantly adverse impact on
investment in the town centre such as to justify refusing planning permission. However, there is no doubt
that the application will compound the impact on Chorley Town Centre that arises from other approved
development. It will be important, therefore, that if approved, the application is strictly controlled to ensure
that the quantum of floorspace and character of the development is as set out in the application. The
conditions attached to the Scotch Corner Designer Outlet decision by the Secretary of State in December
2016 ought to be adopted in respect of the current application. In addition, given the role intended for the
proposed cinema as an anchor for a leisure offer within Chorley Town Centre, it will be important to ensure
that Botany Bay does not become a competing leisure destination. Overall, retail issues are finely
balanced.

59.

The key retail issue is considered to be the potential impact on the Market Walk extension. Given that the
Market Walk scheme is proceeding, notwithstanding the Botany Bay application, the impact on investment
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in the town centre would not be significantly adverse which of itself would justify the refusal of permission.
The harm to the town centre that would arise from the diversion of trade in those circumstances would
need to be balanced against the benefits of the application and mitigated through the imposition of
conditions.
Design and layout
60.

The application is made in outline with all matters reserved except for access, which is proposed via the
existing access to ‘Botany Bay’ from the A674 roundabout (which lies within the application site).

61.

The application is accompanied by a Land Use and Building Heights Parameters Plan which defines the
parameters which would frame any future reserved matters application. This indicates 70 A1/A3 units within
a new build street with the 5 storey Canal Mill retained and refurbished for a range of potential future uses
including A1/A3/B1/C1/D1. Whilst early drawings indicated the potential for a wharf / marina within the
development located off the canal this has now been removed.

62.

The building heights parameters plan indicates the proposed buildings would have a maximum height of
between 10 - 14m above ground level compared with the 5 storey, 19m height of Canal Mill. Canal Mill is
retained as a significant feature of the site and is prominent within the local landscape, contributing
positively to its character and appearance, with the new build elements subservient to this at mainly 1-2
storeys.

63.

There would be a landscape buffer strip along the eastern boundary of the site varying between 3 and 12m
in depth to provide a buffer to the Leeds and Liverpool Canal. The provision of the landscaped buffer strips
provides scope for the planting of trees and vegetation along the eastern boundary which would over time
serve to afford screening of the development. The details of landscaping would be submitted as part of any
future application for reserved matters consent.

64.

The main car park will include a single storey deck to maximise on-site provision, with the southern car
park serving staff and the Mill building with provision for c. 7 coach parking bays. In addition to this there
will be provision for bus pick up/drop off within the site to allow extension of bus services to connect the site
with the town centre.

65.

The detailed design of the development will require further consideration at reserved matters stage to
ensure that the development does not ‘turn its back’ on the canal as active frontages are shown to only run
along the central spine of the new buildings, with a series of links through to the canal. Opportunities to
enhance the eastern edge of the development and the setting of the canal need to be taken, however it is
considered that with an acceptable design solution in terms of layout, appearance, landscaping and scale,
as part of any future reserved matters application the development accords with the provisions of policy
BNE1 – Design Criteria for New Development of the Chorley Local Plan 2012 - 2026.
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Landscape
66.

A Landscape and Visual Assessment has been submitted as part of the application submission and forms
Chapter 8 of the Environmental Statement. The application site lies within the Lancashire Valleys National
Character Area 35, and at a local level is located partly within the Samlesbury Withnell Fold Landscape
Character Area and partly within the West Pennine Foothills Landscape Character Area.

67.

The site lies north east of the built-up area of Chorley, east of the M61 Junction 8, west of Great Knowley
and south of the A674. The wider site is dissected by the Leeds and Liverpool Canal in a north – south
direction and is dominated by the M61 to the west.

68.

Open fields lie beyond the site to the south and beyond the site to the north-west the Preston England
Temple forms a distinctive feature. Together this and the on-site Canal Mill building are distinctive local
landmarks. It is important, however, to note that neither of these buildings is nationally or locally
designated.

69.

The assessment concludes that the effects during the construction phase will be of minor significance and
of a temporary nature. In relation to the completed development, the assessment concludes that the effects
will be minor and limited to the site and its immediate setting. The application site sits at a lower level than
the A674 which, taken together with the existing vegetation, will afford some screening of the site. As set
out above, the provision of the proposed landscaped buffer strip along the eastern boundary of the site
provides scope for the planting of trees and vegetation which would over time serve to afford screening of
the development. It is recognised that the development of the site will introduce a clear change in the
landscape character of the site; however the principle of development on this site is established by its
allocation within the development plan. As such, any form of development would result in an impact in this
regard and the resultant visual impact of the development is justified by the contribution the site will make
to employment. It is, however, considered that the application proposal has been designed to facilitate the
mitigation of the visual impact of the development through future landscaping and planting and any visual
impact is thus kept to a minimum.

70.

The level of significance of effects identified will be minor and will be limited to the site and its immediate
setting, with features of local merit remaining in-tact including the Leeds and Liverpool Canal and Canal
Mill.

71.

No measures are required to mitigate the proposed developments effects on the landscape of the site or
the surrounding area. Replacement planting of trees along the A674 around the proposed access point will
be carried out, together with the provision of a landscaped buffer to the eastern side.

72.

Subject to further consideration at reserved matters stage the proposal accords with policy 21 – Landscape
Character Areas of the Central Lancashire Core Strategy 2012.
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Access and highways
73.

Access is proposed from the A674 traffic island via the existing access to the Botany Bay retail site.

74.

Although each application must be considered on its merits the cumulative impact of the current proposal
and the associated proposals need to be considered.

75.

Paragraph 111 of the NPPF states;


All developments that generate significant amounts of movement should be supported by a
Transport Statement or Transport Assessment.

76.

Development should only be prevented or refused on transport grounds where the residual cumulative
impacts of development are severe.

77.

A full Transport Assessment has been submitted within ES which has been prepared in accordance with the
Institute of Environmental Assessment (IEA) (1993), Guidelines for the Environmental Assessment of Road
Traffic.

78.

The impact on the local highway network has been considered by the Local Highway Authority and their
statutory comments are appended to this report.

79.

The impact on the strategic highway network has been considered by Highways England who have raised
no objection and recommend conditions.

80.

Subject to conditions to secure the necessary mitigation measures the proposals are considered to
conform to Central Lancashire Core Strategy 2012 policy 2 – Infrastructure and Policy 3 – Travel together
with policies ST1, Provision or Improvement of Footpaths, Cycleways, Bridleways and their Associated
Facilities in Existing Networks and New Development, ST3, Development Access, and ST4, Parking
Standards of the Chorley Local Plan 2012 – 2026.

81.

The Canal and River Trust (C&RT) have commented that the proposed development is opposite the
Knowley footbridge over the canal which C&RT state is currently maintained to the standard required to
support the small amount of pedestrian traffic that currently uses it. C&RT further state that the existing
footbridge has limited capacity and would potentially see a significant increase in usage (pedestrian/cycle
etc.) due to the proposed developments across the masterplan areas.

82.

The applicant has, therefore, commissioned a bridge survey report which concludes that the existing bridge
is already in a poor state of repair. The report demonstrates that there is a requirement for the bridge to be
repaired now, and as such this is something that the C&RT should be undertaking regardless of the current
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applications. It is not, therefore, considered reasonable to seek a contribution towards the costs of these
works.
83.

The C&RT also comment regarding a new bridge which is indicated to the south east of the masterplan.
This, however, lies outside of the site area for the current application and does not form part of the
proposals.

Ecology
84.

Core Strategy policy 22 on Biodiversity and Geodiversity aims to conserve, protect and seek opportunities
to enhance and manage the biological and geological assets of the area, through a series of measures
including promoting the conservation and enhancement of biological diversity and seeking opportunities to
conserve, enhance and expand ecological networks.

85.

Policies BNE9 and BNE11 of the Chorley Local Plan 2012 – 2026 contain a number of requirements to
protect and safeguard all designated sites, ecological networks and individual species as well as to provide
net gains in biodiversity, where possible, and ensuring that any adverse impacts are avoided, or if
unavoidable, are reduced or appropriately mitigated and/or compensated. These policies are underpinned
by the Biodiversity and Nature Conservation SPD July 2015.

86.

An Extended Phase 1 Habitat Survey has been submitted as part of the application submission and forms
Chapter 9 of the Environmental Statement. This was complemented with a range of further surveys to
assess the presence of potential species in more detail, comprising a breeding bird survey, an amphibian
survey, and an otter and water vole surveys.

87.

Very small areas of moderately species rich, semi-improved natural grassland are located in the north and
at the south eastern end of the site, having developed over previously disturbed ground. The northern half
of the site, north of the existing carpark, comprises a larger area of species poor semi-improved grassland.
The area is un-managed with a well-used public footpath (9-2-FP-26) running west to east. Areas of
species poor marshy grassland are also present to the south of the grassland.

88

A row of Leylandii extends along the eastern boundary of the site. This feature is considered to have
negligible ecological value.

89.

Dense scrub is present in the north of the site, predominantly along the ditch to the north of the car parks
and along the motorway banking. The scrub is largely dominated by hawthorn and bramble with sycamore,
elder, oak and ash also present throughout. The scrub provides a valuable ecological resource, particularly
due to its connectivity to a small area of broadleaved woodland just outside the boundary, and its context
within a largely developed environment
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The Leeds and Liverpool Canal, adjacent to the eastern boundary of the site, provides ecological value as
well as recreational value to the public and waterway users. The canal provides connectivity and an aquatic
habitat within the developed landscape of the site.

91.

The application site falls within the SSSI Impact Risk Zone for the West Pennine Moors SSSI, which is
located approximately 2.8km to the east. However, the development does not fall into any of the risk
categories for the SSSI and as such it is not considered that the proposed development will have any
impact on the SSSI.

92.

In relation to bats, the Leeds and Liverpool Canal corridor to the east of the application site and habitats
around the margins of the site such as broadleaved woodland, hedgerow, scattered trees and scrub,
provide suitable foraging and commuting habitat for bats.

93.

The developable area of the site includes poor semi-improved grassland which provides low value foraging
habitat for bats. Bat Surveys (ES Appendix 9.4) – identify that Canal Mill has low to moderate bat roost
potential. However, the site is currently well lit at night which may be a limiting factor in its suitability for bats

94.

Six buildings are present within the site and with the exception of the Mill all are assessed as having low to
negligible potential for bats with the Mill assessed as having low to moderate potential.

95.

There is a small footbridge (Knowley Bridge) over the Leeds and Liverpool canal to the east of Application
Site 1 (and west of Application Site 3). The bridge has stone abutments which are in poor condition but
have crevices which may be utilised by roosting bats.

96.

The results of the emergence, activity and static surveys indicate no roost presence and relatively low level
use of the site by foraging and commuting bats during the survey period.

97.

The breeding bird survey found that some small areas of suitable habitat on site, particularly around the
woodland area to the west of the site boundary.

98.

The otter, water vole and amphibian surveys found no evidence of protected species.

99.

The submission documents have been reviewed by Greater Manchester Ecology Unit, who raise no
objection to the proposed development, subject to conditions relating to:
i) Landscaping details
ii) Protection of the Canal to the east of the site during the construction phase to prevent building materials
and surface water run-off from entering the watercourses;
iii) Protection of bats
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-

Direct lighting of the Canal corridor should be avoided.

-

The provision of bat roosting features into buildings close to the Canal corridor would be a useful
biodiversity enhancement measure.

-

Should bats be found at any time during the course of any demolition works then works should
temporarily cease and advice sought from a suitably qualified person about how best to proceed
(informative)

iv) Control of invasive species
100. A Method Statement should be prepared giving details of how invasive species are to be controlled
(eradicated) during the course of any development. Once agreed the Method Statement must be
implemented in full.
101. Subject to conditions to secure the necessary mitigation measures the proposals are considered to
conform to Central Lancashire Core Strategy 2012 policies 18 – Green Infrastructure and Policy 22 –
Biodiversity and Geodiversity together with policies BNE9 – Biodiversity and Nature Conservation and
BNE11 - Species Protection of the Chorley Local Plan 2012 – 2026 and the guidance contained within the
Biodiversity and Nature Conservation SPD.
Trees
102. A Preliminary Arboricultural Appraisal (PAA) has been submitted as part of the application submission. Any
future planning application will need to be accompanied by an Arboricultural Impact Assessment and
Arboricultural Method Statement to assess the impact of the development once the detailed site layout is
confirmed.
103. The PAA shows a large section of W1 and T2 will require removal. Although this woodland has been
categorised as B due to its contribution to public amenity, the trees are themselves unremarkable and of
relatively poor quality. For this reason, the PAA recommends that, should a section of this woodland be
removed its loss is mitigated with replacement planting. An ecological buffer is proposed on the east
boundary, which will offer opportunities for mitigation planting.
104. There are several low value C category trees that will require removal (T3, H4, G6, G8-G20). These trees
have been planted as part of the parking areas and are yet to fully establish. The loss of these trees should
be mitigated for with replacement planting within the parking scheme.
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105. There is opportunity to retain the canal side hedgerow H5. This section of hedgerow should be
incorporated into the design within the ecological buffer and should be supplemented with additional
planting where appropriate.
106. Trees situated on the boundary (H7, H13, G26 and G27) will be retained as screening to the adjacent
motorway. Although the bank where G27 is situated is outside the red line, additional planting in these
areas would improve screening to the adjacent motorway.
107. The proposal is therefore considered acceptable in relation to trees, subject to a condition securing tree
protection measures during construction, and therefore complies with the requirements of policy BNE10 –
Trees of the Chorley Local Plan 2012 – 2026.
Flood risk and drainage
108. A Flood Risk and Surface Water Drainage Assessment has been submitted as part of the application
submission. The site lies entirely within Flood Risk Zone 1 (low risk). There are no records of the site
flooding from surface water or sewers or as a result of a canal breach.
109. An existing watercourse crosses the site, which would be culverted and a 375mm diameter combined water
sewer and pumping station, lie within the site to the south. There is a large ditch bisecting the site with base
flow from east to west and then culverted under the M61.
110. It is proposed to discharge post development surface water run-off to the existing ditch crossing the site.
Overall, post development discharge rates will be restricted to 80% of the existing brownfield run-off rate.
The proposed surface water drainage will be attenuated on site due to the reduction in flow rates up to the
1 in 100 plus 20% climate change event. The post development discharge rate for the site is to reflect its
existing greenfield rate
111. LLFA initially objected to the proposals on the basis that the submitted FRA did not comply with the
requirements set out in paragraph 30 of the Planning Practice Guidance and did not provide a suitable
basis for assessment to be made of the flood risks arising from the proposed development and that further
evidence needed to be provided regarding the peak surface water runoff rate and runoff volume from the
development. However, no concerns were raised to the proposed drainage arrangement/ strategy in
principle. The applicant has made an assessment of the existing run-off rate by calculating the area of
hardstanding served by drainage, proved by a simple connectivity survey. Whilst there is a potential that
the existing drainage may be insufficient to serve the existing area, and hence the actual existing run-off
may be less than assumed, the impact of this would not change the actual drainage strategy (i.e. discharge
to ditch), but may result in changes to the details relating to run-off rate and storage i.e. requirement for
more on-site storage (attenuation crates).
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112. Changes to the detail for storage on site often occurs during the detailed design stage and it is considered
that this can be controlled by condition to require that the final surface water discharge rate is agreed with
the LLFA following a detailed drainage condition/connectivity survey and hydraulic modelling of the existing
drainage system.

113. Subject to conditions the proposed development is, therefore, considered to be acceptable in terms of flood
risk and drainage and complies with policy 29 – Water Management of the Central Lancashire Core
Strategy 2012.
Heritage
114. A Heritage Desk-Based Assessment has been submitted as part of the application submission.
115. The site does not contain any designated heritage assets but there are a number of Listed Buildings within
1km of the site. Glimpsed views of the site will be visible from two heritage assets, Moss Land Farmhouse
(a Grade II* listed building) and The Rough (a Grade II listed building), although vegetation, modern built
development, trees and topography of the landscape will largely screen views of the proposed
development.
116

Section 66 of the Planning (Listed Buildings and Conservation Areas) Act 1990 states, that when
considering whether to grant planning permission for development which affects a listed building or its
setting, “special regard” will be given to the “desirability of preserving the building or its setting or any
features of special architectural or historic interest which it possesses”.

117. In terms of the test within the NPPF, paragraph 193 states that when considering the impact of a proposed
development on the significance of a designated heritage asset, great weight should be given to the asset’s
conservation. The more important the asset, the greater the weight should be. Significance can be harmed
or lost through alteration or destruction of the heritage asset or development within its setting. In the case
of this proposal, the development has the potential to impact upon the setting of the heritage asset, but
would not lead to its loss and as such the development would lead to less than substantial harm.
118. Paragraph 196 of the NPPF goes on to state that where a development proposal will lead to less than
substantial harm to the significance of a designated heritage asset, this harm should be weighed against
the public benefits of the proposal, including securing its optimum viable use.
119. Similar provision is made in the Central Lancashire Core Strategy 2012 policy 16 (a), Heritage Assets and
Chorley Local Plan 2012 – 2026 policy BNE8 – Protection and Enhancement of Heritage Assets, which
both require development to safeguard heritage assets from inappropriate development that would cause
harm to their significance.
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120. The significance of Moss Lane Farmhouse lies in its architectural and historic interest as a 17th century
farmhouse with some 18th century additions. The farmyard and associated barn form the principal setting of
the farmhouse, with the agricultural fields which surround the farmhouse forming part of its wider setting.
Beyond the fields lie the M61 to the west and built development to the east. Whilst the development would
be visible from glimpsed views, it is considered that the vegetation, trees, topography of the landscape and
the existing buildings which lie between the farmhouse and the application site along Moss Lane, would
largely serve to screen views of the proposed development. As such, it is considered that there would be a
minor/negligible impact on the wider setting of the listed building but that the building’s significance and its
principal setting would be unaffected. In relation to the degree of harm caused to the heritage asset, it is
considered that the small amount of negligible harm that would result is easily offset by the economic and
social benefits that would be derived from the proposed development.
121. The significance of The Rough lies in its architectural and historic interest as an early 19th century house.
The core setting of the house is the courtyard which primarily comprises modern outbuildings, tarmac
access roads and areas of car parking. An agricultural field lies beyond the house to the north, grass fields
are situated to the east and modern development is located to the south and west; they comprise the
house’s wider setting. The Rough will be visible through glimpsed views to the south-east from the site,
although modern built development, vegetation, trees and topography of the landscape will largely screen
views. Most of its wider setting will be unaffected by the proposed development. Therefore, a negligible
effect is considered on the contribution that the wider setting provides to the significance of the building, in
limited views to and from it which would be offset by the wider benefits likely to be derived from the
development.
122. The Heritage Desk-Based Assessment identifies that the site has low/nil potential for evidence from the
prehistoric, Romano-British, early medieval, medieval and post-medieval/modern periods and as such
concludes that no additional archaeological works are necessary associated with the development of this
site.
123. The submitted heritage assessment identifies there is also some potential for the discovery of sub-surface
remains associated with the Mill to be present together with a possible farmstead and Hope Mill, both of
which are 19th century in date, are recorded within the application site. Any archaeological assets within
the Application Site boundary will have either been severely truncated or destroyed by previous modern
development. A suitable planning condition can be attached to require a watching brief that would ensure
any archaeological remains are detected and recorded.
124. The submission documents have been reviewed by Lancashire Archaeological Advisory Service who have
confirmed that they concur with the conclusions of the assessment and that no further archaeological work
is required.
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125. Canal Mill is a non-designated asset within the Application Site boundary which is of local archaeological
and historic interest. As highlighted by the Canal and Rivers Trust, the Leeds and Liverpool canal which
runs adjacent to the eastern boundary of the site, can also be considered to be a non – designated heritage
asset in its own right, however there are no historic canal bridges or locks nearby, which where they are
found elsewhere on this stretch of waterway are grade II listed - for example Moss Lane Bridge no. 80
which is 480 metres north of the site.
126. Paragraph 197 of the NPPF advises that the effect of an application on the significance of a nondesignated heritage asset should be taken into account in determining the application. In weighing
applications that affect directly or indirectly non designated heritage assets, a balanced judgement will be
required having regard to the scale of any harm or loss and the significance of the heritage asset.
127. Whilst the setting of Canal Mill and the canal will be affected as part of the development proposals, which
would inevitably have an urbanising effect, this harm must be balanced against benefits of the proposal and
it is considered that the limited harm which would occur would easily be outweighed by the social and
economic benefits of the proposal.
128. In consideration of the above, it is considered that the proposed development is acceptable as it will
preserve the appearance of the nearby listed buildings and thus also sustain the significance of these
designated heritage assets. The negligible harm to the setting of nearby heritage assets is justified by the
economic and social benefits of the development. Accordingly it is considered that the proposed
development is in conformity with S.66 of the Planning (Listed Buildings and Conservation Areas) Act 1990,
the National Planning Policy Framework, policy 16 of the Central Lancashire Core Strategy 2012 and policy
BNE8 of the Chorley Local Plan 2012 – 2026 with respect to heritage impacts.
Amenity
129. The nearest residential properties to the proposed development lie approximately 75m to the north of the
application site around Blackburn Brow. The residential development proposed as part of the related
planning applications for the two sites known as ‘Land at Great Knowley’ (application references
17/00714/OUTMAJ and 17/00716/OUTMAJ) would, subject to the approval of these applications and their
subsequent implementation, represent the closest residential properties to the application site, lying
approximately 30m to the east across the Leeds Liverpool Canal.
130. The noise and vibration impacts that could arise as a result of the proposed development have been
assessed as part of the application submission. The assessment evaluated the potential noise impacts
during the construction phase and following the completion of development during the operational phase.
The assessment noted that the general sound climate around the site comprises mainly of traffic noise
associated with the M61. The assessment concludes that whilst construction works have the potential to
impact sensitive receptors in close proximity to the site, the application of appropriate measures (secured
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through a Construction and Environmental Management Plan) would serve to mitigate the potential effects,
which would be both temporary and limited.
131. The Council’s Environmental Health Officer has reviewed the submitted information and raises no specific
objection to the development proposals given that it concerns commercial units. Environmental Health state
that it is currently not possible to ascertain exactly where the proposed crèche/nursery would be located
within the site. They advise that consideration should be given to the siting of such and the potential for
noise exposure to both children and staff in any outdoor spaces provided, given the close proximity of the
adjacent motorway. It is acknowledged that a specific noise assessment for the crèche/nursery may be
required once the exact location has been determined. However, this would fall to be considered at
reserved matters stage.
132. Whilst the site is not located within, or in the vicinity of, an Air Quality Management Area (AQMA), chapter
14 of the ES assesses the air quality and dust impacts of the development proposals and concludes that
the application scheme would not have an adverse impact with regards to air quality and dust.
133. Whilst construction works have the potential to produce dust and other fine particles, which may cause air
quality nuisance, the application of appropriate measures (secured through a Construction and
Environmental Management Plan) would ensure the potential effects would be negligible and that the
proposal would comply with policy 30 of the Central Lancashire Core Strategy 2012 – Air Quality.
134. Some degree of impact from artificial illumination of the site is also to be expected, however, this would be
seen in the context of J8 of the M61 and the A674 which are both illuminated. Lighting would be further
controlled at reserved matters stage and as such, the proposal is considered capable of complying with
policy BNE6 – Light Pollution of the Chorley Local Plan 2012 – 2026.
Minerals and coal mining
135. The site has underlying sand and gravel deposits including Lower Haslingden Flags Sandstone bedrock,
which are regarded as a Mineral Resource.
136. Policy M2 of the Lancashire Minerals and Waste Site Allocation and Development Management Policies
Local Plan applies. The policy states that planning permission will not be supported if a development is
incompatible by reason of “scale, proximity and performance” with mineral safeguarding.
137. The application is supported by a Minerals Assessment which states that based on the site investigation
undertaken at the adjacent site, it is anticipated that the sand and gravel resource is not pure and is likely
to have significant clay content and generally medium to high cobble content. As such the minerals would
require significant processing prior to use and therefore may not be an economically viable resource.

Agenda Page 223

Agenda Item 3c

138. Furthermore, the mineral resource was not found to be present continuously across the site and varied in
depth and thickness. Due to the presence of the M61, the A674 and the Leeds and Liverpool Canal along
three of the site boundaries, the significant extraction of the resource is deemed unlikely. The requirements
for easements from the highways and canal would be significant and would reduce the workable mineral
resource to a level whereby it is likely to be uneconomic.
139. Given that the site has been allocated for employment use as part of the EP1 policy, the site is protected
for employment use between 2012 and 2026. The Chorley Local Plan 2012 – 2026, which would have
taken into account the presence of the mineral resource at the time of allocation, states that there is
potential for economic growth within the area to provide jobs and services if employment land is made
available. The value of the land in planning terms is thus considered more valuable to deliver employment
uses in line with the Local Plan, than to deliver a marginal and difficult to process mineral resource.
140. Consequently, given the above constraints, it is considered that there is an overarching need for the
development that outweighs the need to avoid the sterilisation of the mineral resource.
141. The Coal Authority has confirmed that the application site does not lie within a high risk area and that the
site is not within a likely zone of influence of past or present underground workings.
Sustainable resources
142. Policy 27 of the Core Strategy seeks to incorporate sustainable resources into new development through a
number of measures. The proposed development is within the threshold category of criterion b of the policy
which requires either additional fabric insulation measures or appropriate decentralised, renewable or low
carbon energy sources are to be installed and implemented to reduce CO2 emissions by a minimum of
15%. This is in addition to achieving a BREEAM ‘very good’ rating for energy efficiency.
143. Conditions are recommended to secure the development in terms of sustainable resources.
144. The proposed development is, therefore, considered to be in conformity with policy 27 of the Core Strategy.
Employment skills
145. The Central Lancashire Employment Skills Supplementary Planning Document adopted in September
2017, identifies a number of key sites being bought forward including the application site at Botany
Bay/Great Knowley. This site constitutes part of a highly accessible 20 hectare site, situated adjacent to
junction 8 of the M61, which is allocated as a site for sub regionally significant development including B1,
B2 and B8 but also retail, housing and leisure.
146. The employment skills SPD introduces Employment Skills Statements and provides clarity as to how this
requirement relates to the relevant policies set out in the Core Strategy and Local Plan as well as the
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guidance set out in the NPPF. The SPD goes on to state that one of Central Lancashire’s priorities is to
encourage economic growth within Central Lancashire that benefits the people and businesses in the three
boroughs. The SPD seeks to;
• Increase employment opportunities by helping local businesses to improve, grow and take on more staff
• help businesses to find suitable staff and suppliers, especially local ones
• improve the skills of local people to enable them to take advantage of the resulting employment
opportunities
• help businesses already located in Central Lancashire to grow and attract new businesses into the area
147. The SPD requires development over certain thresholds to be accompanied by an Employment and Skills
Statement to ensure the right skills and employment opportunities are provided at the right time. This is to
the benefit of both the developer and local population and covers the following areas:
 Creation of apprenticeships/new entrants/graduates/traineeships
 Recruitment through Job Hub and Jobcentre plus and other local employment vehicles.
 Work trials and interview guarantees
 Vocational training (NVQ)
 Work experience (14-16 years, 16-19 years and 19+ years) (5 working days minimum)
 Links with schools, colleges and university
 Use of local suppliers
 Supervisor Training
 Management and Leadership Training
 In house training schemes
 Construction Skills Certification Scheme (CSCS) Cards
 Support with transport, childcare and work equipment
 Community based projects
148. Section 7 of the ES assesses the potential socio-economic impacts of the development including;
 The potential effects of the proposed development arising through construction, eg the temporary
construction employment associated with the proposed development of new employment floorspace.
 The potential effects of the proposed development arising through new employment from the
development (e.g. the permanent jobs supported once the development is complete and occupied).
149. The applicant anticipates the proposed development will provide a range of construction jobs, estimated to
be approximately 120 temporary construction jobs per annum over the build period, with a further 1300
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FTE jobs potentially being supported by the development. This is 1175 over and above that currently
supported by the existing Botany Bay development and significant weight is attached to the economic
benefits of the proposed development in the overall planning balance.
150. The measures indicated in the Employment Skills Statement can be secured via a planning condition.
COMMUNITY INFRASTRUCTURE LEVY (CIL) & S106 CONTRIBUTIONS / REQUIREMENTS
151. CIL Liability is not calculated at outline application stage. However, this development will be CIL Liable on
approval of the final reserved matters application (if approved). Based upon this outline application
information, this development will be subject to the CIL Charge for ‘All Other Uses’ as listed in Chorley
Council’s CIL Charging Schedule.
A S106 agreement is required to secure;
 A public transport contribution
152. The infrastructure and monetary contributions that can be required from the proposal have to be assessed
under Regulation 122 & 123 of the Community Infrastructure Levy (CIL) Regulations, 2010 (as
amended).
153. It is unlawful for a planning obligation to be taken into account when determining a planning application
for a development, or any part of a development, if the obligation does not meet all of the following
Regulation 122 tests:
1. be necessary to make the development acceptable in planning terms;
2. be directly related to the development; and
3. be fairly and reasonably related in scale and kind to the development.
154. Regulation 123 limits the number of contributions which can be pooled towards a particular
infrastructure project to no more than 5.
155. The proposed measures relate directly to the development and the impact arising from it and are limited to
those measures necessary to make the development acceptable in planning terms. The measures within
the s106 are considered to relate fairly and reasonably in scale and kind to the proposals and as such are
considered to be compliant with the requirements of regulation 122 and 123 of the CIL regulations.
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CONCLUSION
156. Section 38(6) of the Planning & Compulsory Purchase Act 2004, requires decisions on planning
applications to be made in accordance with the development plan unless material considerations indicate
otherwise. Para 11 of the NPPF includes a similar provision whereby Local Planning Authorities should
approve development which accords with the development plan without delay.
157. Policy 9(d)(i) of the Central Lancashire Core Strategy allocates land at ‘Botany / Great Knowley’ for subregionally significant employment development. The reasoned justification confirms that this is a large
(approximately 20 hectares) greenfield site adjoining the Leeds Liverpool Canal in close proximity to J8 of
the M61, which is ranked as a ‘Good Urban’ site in the employment land review (paragraph 9.13).
158. Policy EP2 of the Chorley Local Plan allocates Botany Bay/Great Knowley Area as a Sub-Regional
Employment and Mixed Use Site, within which new development, redevelopment or change of use will be
permitted subject to the following:
a) Comprehensive development of the site is demonstrated through a masterplan;
b) The implementation of development in accordance with an agreed design code;
c) A phasing and infrastructure delivery schedule for the area; and
d) An agreed programme of implementation in accordance with the masterplan.
159. The Botany Bay / Great Knowley area is further split into two areas divided by the Leeds and Liverpool
canal, with the application site lying within policy area EP1.2 of the Chorley Local Plan which allocates 8.8
hectares of land for the following purposes;
i. Employment uses comprising B1 (Business), B2 (General Industrial) and B8 (Storage or Distribution);
ii. Hotel (Use Class C1), Restaurants and cafes (Use Class A3) and drinking establishments (Use Class
A4)
iii. Leisure uses (Use Class D2);
iv. Retail (Use Class A1);
v. Pedestrian and cycle route adjacent to the canal.
Residential uses may also be permitted if the nature of the employment use would support residential
use above ground floor level.
160. The masterplan identifies the application site (Botany Bay) for a mix of A1, A3, C1 & A4 uses, however, this
includes a higher level of housing and a reduced provision of employment development, compared to the
development plan allocation and is afforded limited weight.
161. Whilst the retail and other uses contained within the masterplan form part of the description of the
allocation in policy EP2 and 1.2 of the Chorley Local Plan, the quantum of retail development is not defined
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anywhere within the policy or the supporting text. Local Plan policy EP1.1 also allocates 5.90ha of land for
employment purposes (identified as B1 / B2 / B8 / C1 uses). Whilst the application proposal includes a
hotel element and a small element of office floorspace within the mill, the delivery of the employment
allocation in the manner envisaged by the plan would clearly be prejudiced by the proposal, given that all of
the site allocation would be developed as part of the retail outlet village proposal. Having regard to this,
however, it is considered that the proposed development represents a sustainable and beneficial use of the
site for which permission should be granted.
162. As the quantum of development was not defined by the development plan, the proposal cannot robustly be
considered development plan compliant and is subject to the sequential and impact tests required by the
NPPF and as it includes more than 5000 sqm of retail floorspace in an out of centre location. It will be
necessary to refer the application to the National Planning Casework Unit to determine whether the
Secretary of State wishes to call the application in for a decision in accordance with the provisions of Part 5
of the Town and Country Planning (Consultation) (England) Direction 2009.
163. The submitted Environmental Statement demonstrates that the proposals would not have significantly
detrimental Environmental effects and those negative impacts which do occur are easily outweighed by the
benefits which arise from the development.
164. Significant weight is given to the economic and employment benefits of the proposed development which
are considered to outweigh any other harm identified.
165. It is, therefore recommended that Members be minded to approve the application subject to conditions and
a S106 Obligation to secure the provision of public transport and that the application be referred to the
National Planning Casework Unit to determine whether the Secretary of State wishes to call the application
in for a decision in accordance with the provisions of Part 5 of the Town and Country Planning
(Consultation) (England) Direction 2009.176.
RELEVANT POLICIES: In accordance with s.38 (6) Planning and Compulsory Purchase Act (2004), the
application is to be determined in accordance with the development plan (the Central Lancashire Core Strategy,
the Adopted Chorley Local Plan 2012-2026 and adopted Supplementary Planning Guidance) unless material
considerations indicate otherwise. Consideration of the proposal has had regard to guidance contained within the
National Planning Policy Framework (the Framework) and the development plan. The specific policies/ guidance
considerations are contained within the body of the report.
RELEVANT HISTORY OF THE SITE
Ref: 96/00650/ADV

Decision: WDN

Decision Date: 21 November 1996

Description: Display of two free standing advertisement hoardings,
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Ref: 97/00247/OUT

Decision: PEROPP

Description:
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Decision Date: 21 May 1999

Outline application for business and leisure development, including offices, research

and development, light industry, general industry, distribution and warehousing, pubs and restaurants, hotel
and leisure,
Ref: 00/00238/FUL

Decision: Permit

Decision Date: Wed 14 Jun 2000

Description: 2 No. 3 storey office blocks with associated parking and access
Ref: 02/00877/ADV

Decision: WDN

Decision Date: 31 October 2002

Description: Retrospective application for consent to erect an advertising hoarding,
Ref: 05/00392/FULMAJ

Decision: PERFPP

Decision Date: 4 November 2011

Description: Erection of two storey office unit with associated car parking,
Ref: 05/00393/FULMAJ
Description:

Decision: PERFPP

Decision Date: 4 November 2011

Erection of 2 single storey industrial units with associated service yards and car parking,

Ref: 05/00394/OUTMAJ
Description:

Decision: PERFPP

Decision Date: 4 November 2011

Proposed mixed use development of mainly B1, B2 and B8 use classes with site

entrance allocated for C1 & A4 use classes,
Ref: 05/00455/FULMAJ
Description:

Decision Date: 8 March 2006

Erection of hotel and public house/restaurant and related works,

Ref: 06/00045/FULMAJ
Description:

Decision: REFFPP

Decision: PERFPP

Decision Date: 21 March 2006

Extension of approval for temporary access road from roundabout on A674 to Canal Mill

for a further 12 months until 31.03.2007.
Ref: 07/00062/FULMAJ

Decision: Permit

Decision Date: Thu 26 Apr 2007

Description: The erection of 3 No office blocks with non infrastructure roadway, car parking and
landscaping
Ref: 15/00023/CLEUD

Decision: Grant Cert

Decision Date: 15 July 2015

Description: Application for a Certificate of Lawfulness for an existing A1 retail use of 4,500 m² of floorspace at
Botany Bay (located on the ground, first, second and third floor of the building) incorporating the sale of: Books,
CD's, Toys, Stationery and Hobby / Crafts Products (10% of the floor area); Clothing, Footwear and Jewellery
(11% of the floor area); Food and Drink (for consumption off the premises) (15% of the floor area); Furniture,
Carpets and Soft Furnishings (22% of the floor area); Household Goods (42% of the floor area).
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Ref: 17/00355/SCOPE
Description:

Decision: SCOPE
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Decision Date: 12 May 2017

Scoping Opinion for the Environmental Statement, pursuant to Regulation 13 of the

Town And Country Planning (Environmental Impact Assessment) (Amendment) Regulations 2015), associated
with the proposed retail, employment, leisure and residential development at land to West of Blackburn Road,
Chorley.
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Parameter Plan Key:

Site Area - 8.4 hectares

Red Line Boundary

19m above ground level
14m above ground level
10m above ground level
Vehicular access to site
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24.10.17 Building height hatches amended
15.05.17 Red line boundary amended

Building Height Parameter Plan

51

JL
JL

Agenda Item 3c

B
A

LS
LS

B

This page is intentionally left blank

Parameter Plan Key:

Site Area - 8.4 hectares

Red Line Boundary
Retail, employment and leisure uses (including class
A1-A5, B1, C1 and D1) including SuDs, access, car parking,
landscaping and associated infrastructure.

Vehicular access to the site
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Land Use Parameter Plan
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Notes

Copyright: All rights reserved.
This drawing must not be reproduced without permission.
This drawing must not be scaled. Dimensions are in millimetres unless specified.
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Director of Partnerships
Planning and Policy
Chorley Council
Civic Offices, Union Street
Chorley
PR7 1AL
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Tel
Email

01772 534057

Your ref
Our ref
Date

D9/17/00713-716/OUTMAJ
D9/17/00713-716/OUTMAJ/NJS
31st July 2018

Neil.stevens@lancashire.gov.uk

Dear Sir
Planning Application No:

Location:

17/00713/OUTMAJ - Employment
17/00714/OUTMAJ - Dwellings
17/00715/OUTMAJ - Retail, employment, hotel and crèche
17/00716/OUTMAJ - Dwellings

LAND ADJACENT TO THE NORTH AND SOUTH OF THE A674 AT BOTANY
BAY, CHORLEY

Description: Referring to the notification of a planning application consultation for outline
consent for employment floorspace (Use Classes B2 and B8), 288 dwellings,
retail floorspace (Use Classes A1, A3, A4 & A5), employment floorspace (Use
Class B1), hotel (Use Class C1), crèche / nursery (Use Class D1) and provision
of associated car parking, highways, landscaping, and infrastructure and any
ancillary development thereto. All matters reserved except for vehicular access
which is proposed to access the existing A674 corridor, with employment, retail,
employment, hotel and crèche served off the Botany Bay roundabout albeit
modified and residential served off a new priority to the east off the Leeds and
Liverpool Canal.

The following comments relate to the above planning applications. The Transport Assessment
(TA) for the proposals (dated July 2017) was submitted with the planning applications to which
LCC Highways were consulted on 1st August 2017. Since this time there has been
considerable amendment and the provision of further supporting information by the developers
Transport Consultant, Curtins, on behalf of the applicant FI-REM. The further information
included: Transport Assessment Addendum (February 2018) and further updated traffic model
outputs and indicative junction proposals. In addition Curtins provided Technical Note – 001
(dated 17/07/18). All the latest transport and highways related assessment work provided in
support of the applications has been reviewed by LCC Highways. This work includes
assessment carried out using conventional junction modelling (LinSig) undertaken by Curtins
and microsimulation modelling by consultants, WSP on behalf of Highways England (HE). The
latest plans, with proposed mitigation, have been considered and include:
- Hartwood Junction, Drawing No. TPMA1498-108, Revision B;
- M61 Junction 8, Drawing No. TPMA1498-111, Revision B;
- M61 Junction 8, Drawing No. 70046945-001, Revision PO1 (produced by WSP); and
Phil Barrett, Director, Community Services, Lancashire County Council
PO Box 100  County Hall  Preston  PR1 0LD
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- Euxton Lane Junction, Drawing No. TPMA1498-116, Revision A;
(Note these latest plans have been reviewed, however ALL should NOT be attached to
any permission granted, see below for further detail.)
Lancashire County Council (LCC) as Local Highway Authority (LHA) is responsible for
providing and maintaining a safe and reliable highway network. These comments have regard
to the latest National Planning Policy Framework (NPPF). The County Council is committed to
reducing congestion and delay and improving highway links and junctions in the most
congested transport corridors, having regard to this application includes the corridors of A674,
A6, B5252 on the local network and the strategic M61 (which is managed and maintained by
Highways England). In addition other important corridors have also been considered being
B6228 and the B6229.
A number of these corridors intersect and result in a number of local pinch points on the
network around J8 of the M61 and at the connecting junctions around Hartwood Hall. With this
in mind the present and proposed traffic systems have been considered in and around the
location of proposed development whilst also having consideration to the location of the
Chorley Hospital and Fire Station.
The mixed use development, which these applications relate to, is beyond the current built
environment and will therefore require a suitable approach that will see the successful delivery
and maintenance of infrastructure and other measures to integrate the site with the existing
built environment and wider community to maximise connectivity. If such measures are not
delivered and where necessary maintained by the developer, then those elements of the
proposed development will become more dependent on the use of the private car. Thus all of
the applications must incorporate sustainable transport measures to address the issues
relating to the provision for public transport, cycling and walking modes and be self-sustaining,
as there is no certainty that each will be built out in part or in full.
The Proposed Development
The mixed use development has been submitted in 4 separate applications all in outline with:
17/00713/OUTMAJ - Land adjacent to and South of Leeds Liverpool Canal, Blackburn Road–
Outline planning application for employment floorspace (use classes B2 and B8) with
associated highways, landscaping provision and ancillary development. All matters reserved
except for access which is proposed off the existing A674 roundabout (northern arm).
17/00714/OUTMAJ - Land to the West side of Blackburn Road (B6228)–
Outline planning application for the construction of up to 188 dwellings (use Class C3) with
associated highways, landscaping and infrastructure provisions. All matters reserved except
for access. Access served off a new junction onto Millennium Way A674.
17/00715/OUTMAJ - Land between M61 motorway and Leeds and Liverpool Canal–
Outline planning application for retail floorspace, employment floorspace, hotel, creche, and
provision of associated car parking, highways, landscaping and infrastructure and any ancillary
development thereto. All matters reserved except for access which is proposed off the existing
A674 roundabout (southern arm).
17/00716/OUTMAJ - Land to the rear of 135 Blackburn Road (B6228)–
Outline planning application, with all matters reserved, for the construction of up to 100
dwellings (use Class C3) with associated highways, landscaping and infrastructure provisions.

2
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Access served off a new junction onto Millennium Way A674, via infrastructure identified /
provided by application 17/00714/OUTMAJ.
The developer has produced a concept plan for the whole site (Drawing No. TPMA 1498-007.
This plan was produced by Curtins and has the drawing title 'Accessibility'. As the planning
applications are 'Outline' at this stage, the plan will be subject to significant change.
There are a number of existing sustainable routes that are of influence including a defined
cycle link from the existing A674 access roundabout to the Leeds Liverpool Canal. In addition
Public Right of Way (PROW) footpath No. 26 commences from south of Moss Lane, passes
through the proposed employment site to the A674, continues through the proposed retail site
and over the canal at a footbridge, it then passes through the proposed residential site before
ending at Blackburn Road. In addition, footpath No. 55 provides connection from Moss Road
to footpath No. 26 and the proposed employment site.
Note: All applications are in outline excluding access, for the avoidance of doubt these
comments considers 'access' to mean motorised access and not sustainable access points
onto Blackburn Road, Leeds and Liverpool Canal (including over it), linking individual
applications to the PROW network and the public highway beyond). The necessary details for
these elements have not been provided as part of this planning application and I would expect
these sustainable access matters to be fully addressed at the reserved matters stage.
Development Vehicular Access Arrangements
The planning application description for three of the four development proposals indicates that
all matters are reserved except access (17/00713, 17/00714 and 17/00715). While application
17/00716 indicates all matters reserved. The applicant has therefore sought to demonstrate
that appropriate site access can be provided.
With consideration for each application I have the following comments:
Both the employment (17/00713/OUTMAJ) and retail (17/00715/OUTMAJ) applications are
served off the existing A674 roundabout albeit with some changes. With the employment
served off a northern access and the retail of the southern arm, which is also the access into
the existing Botany Bay. The Employment and Retail access locations are shown on Curtins
Drawing No. TPMA1498-105. To satisfy lane discipline for all vehicles including HGV's from
the proposed employment, the roundabout will require some modification within the highway
boundary and land controlled by the applicant; this is currently NOT shown on the Curtins
drawing. This is required for safety reasons to negate against side swipes from manoeuvring
HGV's. The final design submitted for approval to include a suitable safety audit as well as the
whole roundabout satisfying design standards. The design, supporting documentation and its
delivery to be controlled by planning conditions.
The residential dwellings are served off a new priority junction on the south side of the A674,
located to the northeast of the Leeds and Liverpool Canal and the employment and retail site
access roundabout. The proposed residential site access junction in principle is shown in
Curtins Drawing No. TPMA1498-100. The junction to include appropriate right turn provision
on the A674 to allow for vehicles to safely wait and be visible from other vehicles on the A674
from the north or south in line with standards and 85%ile observed speeds (whichever is the
greatest). The priority junction to satisfy visibility in both the horizontal and vertical planes.
Information presented does indicate that this matter can be satisfied, however the linking road
between the junction and the residential development needs to be at a similar level to the
existing A674 to emphasise to drivers on the A674 of the new built environment and the

3
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junction. Approaching vehicle speeds currently on the A674 are what would be expected in its
rural setting. The final design submitted for approval to include a suitable safety audit for the
junction including approach satisfying design standards and all deliverable/controllable by the
applicant. The design, supporting documentation and its delivery to be controlled by planning
conditions.
With regard to the information presented and land controlled by the applicant, I consider that
safe and appropriate access can be provided albeit changes will be required to that presented
which will be determined at the detail design stage.
Submitted Transport Assessment
The remaining sections of these statutory consultation comments address key elements within
the submitted Transport Assessment and associated supporting information submitted. This
will cover the following:
Traffic Figures and Traffic Forecasts
- Traffic Counts, Traffic Growth and Assessment Years
- Trip Rates
- Distribution
- Committed Development
Accident Analysis
- Review of Existing Network Collision Data
- Road Safety Audit
Sustainable Development and Site Accessibility
- Pedestrian, Cycle and Public Transport (split by land use)
Travel Plan
Internal Site Layout
Sustainable Urban Drainage Systems (SUDs)
Traffic Modelling
- Modelling Approach
- Vissim Modelling (microsimulation)
- LinSig Modelling (signal junction)
Comments on Individual Junctions Modelled and Necessary Mitigation
S278 Works
Planning Obligations and finally,
Conclusion and Recommendation

Traffic Figures and Traffic Forecasts
Traffic Counts, Traffic Growth and Assessment Years
The TA indicated that traffic surveys were undertaken at the key junctions on Friday 15th and
Saturday 16th July 2016. While it was noted that Lancashire schools did not close for the
summer until Friday 21st July there was some concern that the counts may not reflect a typical
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neutral month. Further data was reviewed which helped to establish that the July 2016 surveys
were acceptable for the purpose of the Transport Assessment of the proposals.
This survey data showed that the AM traffic peak was 07:45 to 08:45 and the PM peak
occurred between 16:30 and 17:30. The Saturday peak was identified as 11:45 to 12:45.
The Transport Assessment considered future year scenarios of 2022 and 2027. In order to
calculate the future year scenarios, the background traffic figures were subject to
TEMPRO/NTM growth factors. The growth factors were subject to an 'alternative assumptions'
adjustment with consideration for committed developments to be taken into account (see
below) The future scenario years and growth factors are acceptable to LCC Highways.
Trip Rates
The TRICS database has been used to calculate trip rates for each element of the overall
proposed site. The forecast trip generation is set out in Section 3 of the Transport Assessment
Addendum (February 2018). Having carried out my own review, I consider the overall trip
generation for the proposal is acceptable for the purpose of assessing the impact of the
proposals.
Distribution
The Trip Distribution pattern for elements of the proposed development was originally based
on the journey to work 2001 census data. The Transport Addendum uses the 2011 Census
data to derive trip distribution and this is acceptable to LCC Highways. The distribution used
in the junction modelling considers the primary distribution, however my considerations have
also considered the Blackburn Road B6228 and B6229 Moss Lane corridors which will be
used as an alternative route by some.

Committed Development
The TA Addendum for the application sites sets out in Section 2.6 (Table 2.5) the committed
developments included in the assessment that have been agreed with LCC Highways.
The approach followed within the TA Addendum with regard to committed development and
traffic growth is acceptable.
Accident Analysis
Review of Existing Network Collision Data
The July 2107 Transport assessment presented historic Personal Injury Accident (PIA) data
obtained from LCC for the period between the 1st May 2008 and the 30th June 2013. The
study area covered the following:
• M61 Junction 8 / A674;
• Moss Lane B6229 / A674;
• B6228 Blackburn Road;
• B6228 / Knowley Brow/Blackburn Brow Drive;
• B6228 / Northgate Drive; and
• Harpers Lane / B6228/Eaves Lane
The accident records are summarised in the July 2017 TA in Table 2.1., this information
presented is out of date.
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However, I have reviewed the most up to date collision data records held on LCC's Highways
system and I am satisfied that the influenced network with development and all mitigation
delivered (that I highlight in these comments) will not result in residual safety issues.
Road Safety Audit
An independent Stage 1 Road Safety Audit (RSA) has been carried out for the proposed
improvements as presented in the Curtins TA Addendum, for the Hartwood Hall roundabout
and at M61 Junction 8 roundabout.
The Stage 1 RSA identified a number of problems and provided a recommendation on each.
Since the Stage 1 RSA was carried out considerable further review and analysis has been
undertaken on the mitigation proposals that have led to more substantial works particularly at
the M61 Junction 8 roundabout and slip roads (HE Agreed improvement scheme). Further
RSA will form an integral element of the design process and all issues previously identified
must be reviewed and addressed as part of the s278 detailed design works.
Sustainable Development and Site Accessibility (with development)
As indicated earlier in these comments, this mixed use development, in general is located
beyond the current built environment and will require delivery and maintenance of
infrastructure and other measures to maximise connectivity into the wider environment which
includes that served off Blackburn Road B6228. It is important as the site is built that
sustainable modes are available for use and are an alternative to the private car. I will consider
each of the key land types separately.
Residential
Whilst vehicular access is solely from the A674, which is not unreasonable, it is important that
residents have access to Blackburn Road and the existing provision that is available from it. It
is agreed that a foot/cycle way is provided to Blackburn Road that is accessible from the
residential development proposed (either application) having regard to the local topography
(gradient) and requirements of residents who may be mobility impaired. The route to be of a
permanent construction with lighting and be available for use throughout the year whether day
or night time. The route to be managed by a maintenance agreement funded by the
development. The route will provide access to Blackburn Road for cyclists, pedestrians and
those using public transport served off it to key destinations between Blackburn and Chorley
as well as school services.
The existing service is hourly, for the scale of development it could be considered that this
existing bus frequency should be improved, however I have had regard to the four applications
as a whole and the proposal is for a mixed use development with employment, retail and
leisure. This proposal when complete will provide some opportunities to reduce the need to
travel beyond the wider site and does deliver other major transport infrastructure, providing
benefits to all transport modes. With this I consider the exiting public transport provision is at
the limits of being acceptable. Walk distances from existing bus stops to the residential
dwellings overall are acceptable.
Note, no public transport services use the section of the A674 where the developments are
located.
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Existing defined cycle routes are available on the A674 Millennium Way, these are to be
improved to support cyclists needs by this development. A continuous route is available on the
A674 from the site towards Chorley. The existing crash barrier which splits the existing
foot/cycle way to be removed/relocated. As part of the detail design of the M61 Junction 8
changes, a safety review will be undertaken to indicate whether the barrier to be relocated to
the back of cycle/footway or completely removed with a replacement fence provided. This to
be conditioned. The existing narrow grass verge running parallel to the footway, between the
proposed priority junction and Botany Bay roundabout to be removed extending the foot/cycle
provision. The need for the existing crash barrier along this length to be reviewed at the time
of further detail being available, an alternative approach may be taken, it is important that the
existing environment is changed in line with the development, influencing driver behaviour in
a positive way. This to be conditioned.
The ped/cycle provision towards the Blackburn Road junction is limited but satisfactory, having
regard to the potential user demand, it includes a narrow way along its length (eastern side
only) with a simple crossing over the A674 to the south of Moss Lane B6229 and a controlled
crossing to the north of the junction with Blackburn Road B6228.
To satisfy users needs the route of existing PROW onto Blackburn Road from the residential
site might need to be amended, which has its own separate process. Its progression and detail
to be conditioned. It must be available to use prior to the first dwelling being occupied.
Access from the residential site to Botany Bay leisure/retail area and employment beyond to
be provided by using the PROW and the bridge over the Leeds and Liverpool canal. Any
changes required to support its continuous use by pedestrians and cyclists to be conditioned.
At this stage, any changes have not been determined, as the application is in outline. I am not
aware of discussions or agreements made between the developer and Canal and River Trust.
Access using this PROW/Canal River Trust infrastructure to be conditioned.
The towpath running alongside the Leeds and Liverpool Canal forms part of a cycle network
providing a good link to the wider development and beyond, any upgrading or changes
secured will be contained in the Canal and Rivers Trust statutory response.
Retail/leisure
From a public transport perspective, the retail element will include a shuttle bus service
between Chorley town centre and the site and possibly a number of stops on route. The service
to support both staff and customers and to operate prior and post the operational hours of the
retail element (to satisfy staff needs). This provision to be conditioned and be in operation from
first occupation of any unit whether retail/food/leisure. Existing bus services on Blackburn road
can also be used to provide access to the retail/leisure part of the site, but this assumes the
residential element is built out.
For pedestrian and cycle needs, the above A674 and canal and river trust text applies. The
retail element of the development will also have a sustainable access (pedestrians and
cyclists)/emergency access onto Blackburn Brow via Botany Canal next to 'The Lock and
Quay' Public House.
Employment
The employment site is poorly accessed by public transport, no provision is offered, with the
nearest stops being on Blackburn Road which exceeds desirable walk distances to bus stops.
The distance from the Blackburn Road bus stops to the Botany Bay roundabout using the
existing PROW is 575m which exceeds the 400m max. However with other elements of the
wider development (such as the residential) it does provide linked opportunities. The PROW
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to the north of the employment site does provide some additional access opportunities from
the Wheelton and Lucas Green (Whittle-le-woods) areas. Changes to support these as usable
routes to be conditioned and delivered prior to them being used.
For additional pedestrian and cycle needs to the employment site, the above A674 and canal
and river trust text applies.
Travel Plan
An Interim Travel Plan has been prepared and submitted at this stage. The Interim Travel Plan
sets out various measures which aim to encourage sustainable travel, an approach to
monitoring and review, and an Action Plan.
A Full Travel Plan and its implementation will be appropriate for this development proposal in
due course. The Full Travel Plan when submitted will need to meet LCC's submission criteria
and include:









Contact details of a named Travel Plan Co-ordinator
Results from travel survey
Details of existing cycling, pedestrian and public transport infrastructure
Details of the provision of cycle parking
Objectives
SMART Targets for non-car modes of travel, taking into account the baseline data from
the survey
Action plan of measures to be introduced, and appropriate funding
Details of arrangements for monitoring and review of the Travel Plan for a period of at
least 5 years

For development of this scale LCC Highways would request a contribution of £24,000 to
enable LCC to provide a range of Travel Plan services as outlined below.




Appraise initial Travel Plan(s) submitted to the Planning Authority and provide
constructive feedback.
Oversee the progression from the Interim Travel Plan to the Full Travel Plan/s in line
with agreed timescales.
Monitor and support the development, implementation and review of the Full Travel
Plan. This will Include reviewing:
o Annual surveys
o Progression of initiatives / actions plan
o Targets

Sufficient funding and commitment to deliver Measure/Initiatives within the Travel Plan
If this application were to be approved LCC would request that a commitment is made by the
developer to ensure suitable funding is made available to be used toward measures/initiatives
that may be required if Travel Plan targets are not achieved (to be made available to the
developers appointed travel plan coordinator). I would note that this funding is only to be used
if the targets are not met and that these funds are not passed to the LPA or the LHA.
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Internal Site Layout
As the application is in outline, at this stage limited comments are provided on layout detail,
comments have been provided on motorised and non-motorised provision to and linking sites
(integration/accessibility). However some general comments can apply.
Residential
It is important that the site is fully permeable and suitably integrates to the environment beyond
for all users. If the site is to be considered appropriate for adoption, a detailed highway layout
must be supported by the highway authority, being satisfied on all matters including internal
road widths, foot/cycle way widths, suitable service verges, turning heads size, layout satisfies
safety for all users (including mobility impaired), suitability for service vehicles to manoeuvre
around development, visibility within highway boundary, suitable off road parking provision (if
garages are to be considered must be of an appropriate size to accommodate a car), traffic
calming/traffic management within. The detailed layout must have full regard to the access
strategy onto the A674 as described previously. To negate against a future dispute, it is
suggested that simple parameters are supported i.e. access location (separated by mode),
site requirements, scale to provide greatest flexibility to layout to satisfy all interested parties.
Retail
Indicative internal layouts presented as part of the application are not supported, further detail
is required on a number of matters. It is important to ensure (with an evidence base) that the
site provides adequate:
 Car parking - whether within the multi-story or elsewhere and whom it serves
o Types of parking provision and number
 Manoeuvring within the site for all modes
 Servicing provision and yards to all units
 Emergency access to all proposed units and the existing Botany Bay
 Coach parking and drop off/pick up areas
 Circulation
 Highway space to accommodate waiting vehicles to access the car park not to impact
back onto the public highway. No parking/servicing to be located in areas where it could
influence the operation of the public highway as vehicles are waiting to enter the site.
 Management measures and infrastructure to ensure that demand does not exceed
supply which may include temporary overflow car park and or interactive signing on
the public highway
o Including car park restrictions staff/customers etc
 Servicing strategy and times of servicing which should be outside traditional peaks of
the retail site
 Phasing and construction to overcome safety issues with the existing Botany Bay or
elements of the wider application, impacts on canal users (including towpath) and
impacts on the public highway network
Note: The above list is not comprehensive at this stage, but provides areas where further
discussion is required prior to any detailed applications being submitted.
To negate against a future dispute with the applicant, it is suggested that simple parameters
are supported i.e. access locations (separated by mode), site requirements, scale to provide
greatest flexibility to layout to satisfy all interested parties.
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Employment
Indicative internal layouts presented as part of the application are not supported, further detail
is required on a number of matters. It is important to ensure (with an evidence base) that the
site provides adequate:
 Car parking
 Manoeuvring within the site for all modes
 Servicing provision and yards to all units
 Links and management to the retail to control or support movement
Note: The above list is not comprehensive at this stage, but provides areas where further
discussion is required prior to any detailed applications being submitted.
To negate against a future dispute with the applicant, it is suggested that simple parameters
are supported i.e. access location (separated by mode), scale to provide greatest flexibility to
layout to satisfy all interested parties.

Sustainable Urban Drainage Systems (SuDs)
LCC are the Lead Local Flood Authority (LLFA), as such LCC Flood Risk Assessment Team
provide detailed comments during the planning process under a separate response.
The application should consider the requirements likely to be asked for in support of a SuDs
drainage scheme, if deemed necessary. These considerations may significantly affect the site
layout/design to include for the likes of swales, storage ponds etc. to control run off rates in
accordance with SuDs guidance.
In general, LCC will seek to limit the use of culverts where alternative sustainable solutions
can be found.
With regard to drainage systems within the highway, where the applicant is proposing to offer
the highways for adoption, the applicant is advised to begin early discussions between the
section 38 officers at Lancashire County Council, the Lead Local Flood Authority at Lancashire
County Council and United Utilities as advised in the Department of Transport Advice Note
"Highway Adoptions – The adoption of roads into the public highway (1980 Highways Act)",
published in April 2017.
The applicant is also advised that highway surface water drainage system must not be used
for the storage of any flood waters from the adoptable United Utility surface water system or
any private surface water drainage system.
Traffic Modelling
Modelling Approach
As stated above, the influenced network has been modelled using a microsimulation
programme (Vissim) with individual junctions considered separately using the appropriate
propriety software (LinSig).
The use of the two modelling techniques set out above is appropriate in allowing a better
understanding of the complex and, at times, congested highway network in the vicinity of the
proposed applications. The conventional LinSig modelling will generally give a good indication
of how individual junctions could be expected to operate while the microsimulation models

10
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give further information on how the overall network in the study area will operate with some
regard to the interaction of individual vehicle movements through the network. It is typical that
the two modelling approaches do give variation in the results (journey times / vehicle delay /
queue lengths etc.) for a number of reasons including output parameters not being identical.
However the results should be comparable i.e. within boundaries of its range and can be
cautiously considered together but also in isolation to allow an informed conclusion to be drawn
in regard to the impact of the development and the effect of proposed mitigation.
LCC Highways had some concern in regard to the level of variation in the results from the two
modelling approaches and sought further detailed information on each modelling approach in
order to reach an informed decision. Further detailed information and results were provided by
Curtins and WSP, this included traffic signal timings, journey time data, latent demand data
(Vissim model) and average / maximum queue length predictions.

Vissim Modelling
LCC Highways have reviewed the outputs from the latest Vissim modelling exercise for the
scenarios of '2022 Do Minimum' and '2022 With Development and HE mitigation'.
The Vissim modelling indicates the network will, at peak times, operate at or close to capacity.
There was some latent demand indicated in both the 'Do Minimum' and 'with Development'
scenarios. In general the Vissim model indicates greater levels of queueing and delay than
that forecast from the LinSig model. Whilst signal timing from both models use the same initial
parameters, the use of the data and modelling approach is significantly different, with Vissim
having lesser ability than Linsig to be flexible within the modelled period. This is not
unexpected, however, the differences in the outputs from the two modelling approaches was
a concern to LCC Highways and has influenced our requirements in regard to additional
mitigation necessary to ensure overall network reliability and safety in the future. These are
set out below and include measures such as queue detectors (loops), signals modernisation
and performance upgrades, MOVA validation, Hospital hurry call facility, review of bus priority
and signing, as well as a signing and road marking review and update (providing network
reliability, safety and efficiency benefits).
LinSig Modelling
Again, LCC Highways have reviewed the outputs from the latest LinSig modelling exercise for
the scenarios of '2022 Do Minimum' and '2022 With Development and HE mitigation'. LCC
were also presented with the input model in order that a more detailed 'in house' review could
be undertaken. A number of comments from this review process are included below under the
heading 'Comments on the Individual Junctions Operation, Modelling and Necessary
Mitigation'.
In general the LinSig modelling indicated that with the '2022 with mitigation' scenario, the
network of junctions would operate as well as or better than the '2022 Do Minimum' (no
development) scenario. While there were some elements of the modelling that could have
been considered may give optimistic results it is also reasonable to note that real time signal
optimisation of the proposed junction improvements could be expected to deliver greater
benefits not borne out within the computer model (in association with the mitigation measures
detailed below by LCC highways – and in addition to the HE agreed mitigation).

11
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Comments on Junctions Operation, Modelling and Necessary Mitigation
With regard to mitigation as presented below and the agreement of detail and their
implementation triggers to be suitably controlled through planning condition relating to each
application. Any highway or transport related triggers and planning conditions to be agreed
with the county council. Delivery of all works to be via s278 agreements.
A674 Blackburn Rd / B6228 Blackburn Rd Signal Controlled Junction and B6229
Corridor
Queueing is observed at times during the evening peak at the A674 Blackburn Rd / B6229
Blackburn Rd signalised junction. On occasion, right turners into the B6229 do block back and
impact on the A674 eastbound through movement. This development proposal will increase
traffic movements at this junction, particularly given the B6229 will present an alternative route
for some movements. To address the impact of development at this junction and the B6229
corridor, the following mitigation is considered necessary:
-

LCC highways require for signal (MOVA optimisation) review to address impacts to
best manage the future network with review at agreed trigger points (in line with
development phasing – to be agreed) and white lining scheme (including Moss Lane
junction)

-

Scheme of measures to be delivered on this alternative route on the B5228 Blackburn
Road / Blackburn Brow corridor to address impacts to best manage the future network.
The scheme expected to include the following:
o Speed review along length (currently 40mph)
o Review and update existing TRO's
o Road marking review and refresh in vicinity of Great Knowley
o SPeed Indicator Device (SPID) on the approach from the north
o Gateway on approach to Great Knowley from north including white lining,
roundells and possible carriageway narrowing (links to road marking review)
o Nearest bus stops to the PROW to be upgraded to quality bus (and shelter to
be provided in the northbound direction towards Blackburn

A674 Blackburn Road / B6229 Moss Lane priority junction
To address the impact of development at this junction and on the B6228 Moss Lane corridor,
the following mitigation is considered necessary:
-

LCC highways require a simple scheme of measures to be delivered on this alternative
route on the B5229 Moss Lane corridor to address impacts to best manage the future
network The scheme expected to include the following:
o Review of signing onto the corridor with its 7.5t weight restriction.
o Consider influencing driver behaviours by changing the carriageway treatment
on the B6229 at either end such as:
 road marking including bar markings, or narrowing's
 different surface colour at junctions,
 raised tables.

A674 Blackburn Road / Proposed Residential site access priority junction
The residential dwellings are served off a new priority junction on the south side of the A674,
located to the northeast of the employment and retail site access roundabout. The proposed
residential site access junction is shown in Curtins Drawing No. TPMA1498-100

12
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With consideration for all the latest additional information (proposed mitigation, traffic
modelling and swept path analysis plans), I am satisfied with the indicative site access
drawings. However see earlier text for detail relating to access visibility, the vehicular approach
from within the site to the junction and foot/cycleway and safety barrier on the A674.
The above excludes sustainable access onto Blackburn Road and across the Leeds and
Liverpool Canal, see earlier text.
A674 Blackburn Road / Proposed Commercial/Retail site access roundabout
Both the employment (17/00713/OUTMAJ) and retail (17/00715/OUTMAJ) applications are
served off the existing A674 roundabout. With the employment served off the northern access
and the retail off the southern arm, which is also the access into the existing Botany Bay. The
proposed Employment and Retail access location is shown in Curtins Drawing No.
TPMA1498-105
I am satisfied that an access can be provided which is inline with design standards (for the
whole roundabout) which ensures that lane discipline is maintained for HGV's (in land
controlled by the highway authority or by the applicant). Therefore, while the indicative Curtins
access drawing is suitable for planning purposes (i.e. indicating point of access and junction
type) the detail of the necessary solution will require kerbline changes that are not included in
this plan. I am satisfied these revisions can be undertaken at detail design stage (however
must be completed prior to site layout details being agreed).
A three phase approach will be undertaken at the junction being (however multiply phases
may be delivered at the same trigger point - to be agreed):
Phase 1:
Modify kerbines to maintain lane discipline for circulating HGV's having regard
to wingmirrors, (whole roundabout to satisfy standards)
Phase 2:
Extend 2 lane flare from the southwest (M61) to form a 2 lane approach for a
distance that can accommodate a minimum 10 cars (in each lane) i.e. circa
65m
Phase 3:
Modify entry into the site to support 2 lanes (this supports site management)
However see earlier text for detail relating to access foot/cycleway and safety barrier on the
A674.
The above excludes PROW changes onto Moss Lane, and from the retail development onto
the Canal and across the canal or onto Botany Canal by the Lock and Quay.

A674 Blackburn Road between M61 J8 and the residential access
TRO funding to ensure parking does not take place on this section of road and
Provide interactive signing east and west of the site to support car park management and use
of appropriate overflow strategies/carparks elsewhere
The above excludes foot/cycle provision on the A674 which is highlighted elsewhere.
A674 / /M61 Junction 8 roundabout
I would note that the M61 J8 signalised junction is managed and maintained by the county
council as highway authority.
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I would highlight a number of comments in regard to the LHA review of the modelling:
- The proposed M61 J8 dedicated left turn on-slip is not coded correctly in LinSig (J2.5).
It should be modelled as a give way, however this is not considered a significant issue
that would materially change the LHA response.
- I would note that the cycle crossing provision (controlled toucan crossing) has been
maintained within the proposed scheme and modelled within Linsig.
The modelling work indicates that the proposed mitigation scheme (as agreed with HE) will
provide appropriate mitigation with regard to the impact forecast from the development
proposals.
LCC highways would add further requirements in regard to the scheme to be delivered as
proposed and updated by HE and shown in Drawings (TPMA1498-111 Rev B & 70046945001 Rev P01. It is LCC highways view that the following is also required:
- As a part of the delivered scheme signal optimisation (MOVA) is required with review
as part of the s278 works and also at agreed trigger points (in line with development
phasing – to be agreed)
- The final detailed design to identify appropriate locations for queue detectors on links
as necessary, to allow better management of the future network
- Modernisation and performance upgrade of signal equipment and controller
- Technology to link associated signals both upstream and down stream
- CCTV to monitor operation
The above works to be delivered by the developer and controlled by a suitably worded
condition with appropriate trigger points to be in line with development phasing – to be agreed).
A6 / A674 signalised roundabout (Hartwood Hall roundabout)
The modelling review indicates the junction, with the mitigation improvement works, can be
satisfactorily managed to maintain a safe and reliable network. Some changes to the
improvement scheme will be expected during the detailed design in particular, with the lane
detail (right turn to A6 north, LinSig link J.37s) should be reviewed as well as the lane merge
on Preston Road NB.
In addition to the agreed improvement scheme shown in Drawing TPMA1498-108 (Revision
B) the following works are required to support efficient management of the network to best
deliver reliability and safety benefits:
-

Technology to link associated signals both upstream and down stream
Signal equipment to be updated and controller
Queue detectors on Maple Gove, Drumhead Road and 'Keep Clear' road marking on
Millennium Way A674
Queue detector on Hazel Grove
Traffic signs and road markings review
Bus priority review
CCTV to monitor operation

A6 / Euxton Lane signalised roundabout (Hospital roundabout)
The modelling work (Linsig and Vissim) has been reviewed and it is LCC Highways considered
view that mitigation is required at the Euton Lane (Hospital roundabout).
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Consultant Curtains have prepared a potential improvements scheme, which replaced the
signalised roundabout to a traditional signalised junction and this was modelled with LinSig.
LCC has reviewed this scheme and while it demonstrates that the works would deliver some
capacity benefits, it raises concerns in regard to significant cost to deliver, impact on the
Goodwins Bar and Kitchen, and are the benefits proportionate to cost of delivery (this excludes
the disruption caused during construction). The current requirement to facilitate u-turning at
the Hospital roundabout for the properties on the northwest side of the junction would be lost
with this scheme and the alternative was not considered likely to be acceptable.
However, LCC Highways consider there is an appropriate scheme which can deliver many of
the benefits forecast by the now discounted Curtains scheme. This is borne out with
consideration to both the Curtins LinSig modelling of the network and this junction prior to and
then with their latest, but discounted, scheme. The principles of this scheme, that LCC require
to be delivered to include the following:
-

Widening – on the southbound approach from the north
Traffic island to separate straight on from right turning traffic (north to south & west)
Re-profile the central island to facilitate movement
Queue loop detectors on appropriate links
White lining / lane marking review and refresh
Signing review and update as necessary
Technology to link associated signals both upstream and down stream
Signal optimisation / MOVA review at commencement
Then part way through build out a further interim review (trigger to be agreed in line
with phasing which is yet to be agreed)
Final MOVA review and optimisation on substantial completion of development build
out (trigger to be agreed in line with phasing which is yet to be agreed)
Modernisation and performance upgrade of signal equipment, controller and hurry call
facility at the hospital
Bus priority
CCTV to monitor operation

Euxton Lane / Hospital Access signal controlled junction
The modelling work (Linsig and Vissim) has been reviewed and it is LCC Highways considered
view that mitigation is required at the Euton Lane (Hospital access signalised junction).
Increased queueing is forecast on Euxton Lane. The Vissim model also indicates that
management of the network will be required to ensure the egress from the hospital is suitable
in the future. LCC Highways consider that the following is mitigation is required:
-

Technology to link associated signals both upstream and down stream
Signal optimisation / MOVA review at commencement
Then part way through build out of the proposed development a further interim review
(trigger to be agreed in line with phasing which is yet to be agreed)
Final MOVA review and optimisation on substantial completion of development build
out (trigger to be agreed in line with phasing which is yet to be agreed)
Modernisation and performance upgrade to signal equipment, controller and hurry call
facility at the hospital (a historic system was in place at the hospital)
Bus priority
CCTV to monitor operation

New Strawberry Fields Signalised junction on Euxton Lane
- Technology to link associated signals both upstream and down stream
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Other Measures and sustainability provision
With regard to the overall influenced network and maintaining reliability, safety and efficiency,
the coverage of which is as set out above, the following is also necessary:
-

Signing and road marking review and update
Bus priority review
TRO review
Upgrading of bus provision on Blackburn Road
Foot/cycle way provision on A674 between the residential access and M61 J8 including
removing of verge, crash barrier changes
PROW onto Blackburn Rd
PROW onto Moss Lane
Note this excludes that agreed with the Canal and River trust

S278 Works
It will be expected that appropriate s278 works as detail above will be required and controlled
by condition if the LPA were minded to approve this proposal. All works detailed / listed above
to be delivered by s278 Agreement unless otherwise indicated (as s106 funding). All works as
listed are to be detailed up and agreed prior to commencement on site, of which some are
required to be agreed prior to site layout agreement (site roundabout)
Section 278 agreements (s278) are appropriate where improvements are required in the public
highway, paid for by the developer (costs to include design fees, safety audits, amendments
to street lighting and traffic signalling equipment and all other risks associated with highway
improvements required by the development so that public funds are not used in the provision
of these features.
Any highway improvement schemes agreed 'in principle' will be subject to detailed design. The
Trigger points for all s278 works will be before commencement of development unless
otherwise agreed with LCC and the LPA.

Planning Obligations (s106 Planning Contributions)
Should the LPA be minded to approve this application, it is considered appropriate to seek
planning contributions to support improvements to sustainable transport improvements on the
local highway network. This funding will be used to implement changes to limit the negative
impact of this large development on the existing, at times, congested network.
The trigger point for s106 sustainable transport planning contributions should be prior to
commencement of development unless otherwise agreed with LCC and the LPA.

LCC consider that the appropriate and necessary funding to achieve sustainable development
would include the following:
- Contribution for improvements to enhance the pedestrian and cycle network and for PROW
(where on private land not controlled by the applicant); and
- Funding for Travel Plan support
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Conclusion and Recommendation
Lancashire County Council takes its responsibility seriously with respect to the current and
future use of the highway network whilst also giving a high priority to supporting economic
growth, the creation of jobs and access to employment, education and training.
Highway officers of the county council have worked closely with Highways England their
consultants and the developer, on modelling and some principles of mitigation. Separately
both the county council and Highway England have considered what is necessary to make the
application acceptable. Highway England requires a number of measures on the local highway
authority's network to assist the operation on the strategic network. In addition to this, from a
local network perspective which is managed by the county council further measures are
necessary. This has resulted in the mitigation as presented.
The modelling in general indicated that with the 2022 with mitigation, including network
management measures, the network of junctions would operate as well as or better than 2022
'Do Minimum no development scenario'.
I can indicate that this development can be accommodated locally and strategically, and it
does include sustainable infrastructure integrating into the wider surrounding environment.
This assumes that all obligations/measures as detailed above, and that all agreements with
respect to all highway improvement and related works are progressed and delivered to the
satisfaction of the LHA and that all relevant planning conditions are satisfied when agreed.
A fundamental element to satisfactorily deliver this development is the provision and
implementation of all infrastructure. Should the developer fail to provide any element of that
required the LHA cannot support this application.
The conclusion reached requires all highway or transport related triggers and planning
conditions to be agreed with the county council. I will be happy to suggest and/ or discuss
suitable planning conditions / s106 details and triggers should your Council be minded to
approve the application. Including a Grampian condition ensuring that phase infrastructure is
delivered prior to development. The plans produced to support this application are indicative
and should be used cautiously in any planning conditions.
I hope the above is of assistance in your Councils determination of the application, if you have
any questions please feel free to contact me.
Yours sincerely

Neil Stevens
Highways Development Control Manager
Community Services, Lancashire County Council
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APPLICATION REPORT – 17/00716/OUTMAJ
Validation Date: 20 July 2017
Ward: Chorley North East
Type of Application: Outline Major Planning (with ES)
Proposal: Outline planning application, with all matters reserved, for the construction of up to 100
dwellings (Use Class C3) with associated highways, landscaping and infrastructure provisions and
any ancillary development thereto.
Location: Land To The Rear Of 135 Blackburn Road Blackburn Road Chorley
Case Officer: Adele Hayes

Applicant: William J Drinkwater And Anne Goodier
Agent: HOW Planning

RECOMMENDATION
1.

It is recommended that Members be minded to approve the application subject to conditions and no
intervention from the Secretary of State in respect of the associated planning application reference
17/00716/OUTMAJ which is also reported on this agenda.

SITE DESCRIPTION
2.

The application site comprises 4.92ha of land which lies to the north east of J8 of the M61. It is
bounded by an open field to the north which bounds the A674 Millennium Way. Access is indicated to
be achieved through the site to the north and is under consideration as part of a concurrent application
17/00714/OUTMAJ for 188 dwellings. The Leeds and Liverpool Canal bounds the site to the west.

3.

The application site comprises undeveloped grazing land. Footpath no 26 runs east to west close to
the northern boundary of the site, which drain into the Leeds and Liverpool Canal. The site slopes
gently up from the Leeds and Liverpool Canal towards the East, where it rises steeply on the eastern
side of the side towards the Blackburn Road.

4.

There is currently no vehicular access to the site, which is proposed to be formed through the adjacent
site to the north.
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DESCRIPTION OF PROPOSED DEVELOPMENT
5.

The application is submitted in outline with all matters reserved for future approval.

6.

The application proposes the erection of up to 100 houses. The application is accompanied by a land
use and building heights parameters plan. There would be a minimum 3m wide landscape buffer strip
along the western boundary of the site to the canal.

7.

An illustrative masterplan has been submitted alongside the application submission, which provides an
example of how the site could be delivered. This shows 100 dwellings located in estate roads either
side off a central spine road which runs to a junction to the south of the site. The existing public
footpath which runs through the site would be retained, however it is likely that its route would need to
be subject to realignment, with the precise detail of this to be determined as part of any future
reserved matters application.

8.

The central spine road would provide access to the adjacent site which is under consideration under
application reference 17/00714/OUTMAJ.

9.

Access to the site would be facilitated by a new priority junction on to the A674 Millennium Way to the
north of the site.

10.

The Council are also considering three other applications relating to land in the immediate vicinity of
the current proposal which are also reported on the agenda.


17/00713/OUTMAJ for employment floorspace



17/00714/OUTMAJ for the construction of up to 188 dwellings



17/00715/OUTMAJ for retail floorspace (Use Classes A1, A3, A4 & A5), employment floorspace
(Use Class B1), hotel (Use Class C1), creche/nursery (Use Class D1) and provision of
associated car parking, highways, landscaping, and infrastructure

ENVIRONMENTAL IMPACT ASSESSMENT
11.

An Environmental Statement (ES) provides a systematic examination of environmental effects that
may be caused by a development proposal on the receiving environment. The process allows
modification of the project to minimise potentially harmful effects through the incorporation of
mitigation measures and enhancement proposals within the design process.

12.

The applicant submitted an Environmental Statement alongside this planning application in July 2017
which comprises the following:
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Environmental Statement (July 2017)

13.



Non-Technical Summary



Introduction



Approach



Site Description



Alternatives



Proposed Development



Planning Policy Context



Socio-Economics



Landscape and Visual



Ecology and Nature Conservation



Archaeology and Heritage



Ground Conditions



Drainage and Flood Risk



Transport and Access



Air Quality and Dust



Noise and Vibration



Cumulative Effects



Summary of Mitigation and Residual Effects

The Environmental Statement takes account of the cumulative effects of the current proposal
combined with the other 3 proposals detailed above.

14.

Subsequently, an ES Addendum was submitted in February 2018 which addressed changes to the
parameter plans and a revised Transport Assessment to address issues raised during consultation
with statutory consultees.

15.

Following further consultation with CBC, Lancashire County Council (LCC) and Highways England
(HE), a review of the transport assessment work has been undertaken. As a result, additional
mitigation is proposed in relation to Euxton Lane/A6 junction. The mitigation identified as part of the
latest technical review supersedes that which is presented in the original ES and ES Addendum
regarding Euxton Lane/A6 junction.

REPRESENTATIONS
16.

In total 41 objections have been received together with one letter of support and 2 further
representations neither supporting nor objecting.

17.

The objections can be summarised as:
Principle
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Urbanising effect of open countryside



Loss of green space in the local area, which acts as a barrier between Chorley and the
Wheelton and Whittle Village communities



Chorley has met its need for new houses with all the recent development at Buckshaw and
across other areas of Chorley such as Chancery Gardens, Moss Lane, Southport Road and
Pear Tree Lane, and there is no requirement for additional housing in Chorley



This is Green Belt land and should be protected from development



There is sufficient land set aside for housing development at Buckshaw Village



Chorley is a small market town and Whittle le Woods is a small countryside village, and they
cannot accommodate more development



The number of houses proposed exceeds the Local Plan allocation

Landscape


Impact on views around the canal as the development will destroy the natural beauty of this
area of countryside



Due to the topography of the land this development would be highly visible to the detriment of
the appearance of this area of open countryside



Development would create an eyesore at this important gateway to Chorley



The land contains ancient oak trees and ponds and is like a nature reserve which should be
protected

Design


The development will be an architectural monstrosity of red brick and render, and the dwellings
will be densely packed together

Wildlife


Impact on wildlife in terms of loss of habitats



This is one of a decreasing number of rough grassland habitats within the borough



The submitted environmental studies fail to fully appreciate the beauty and biodiversity of this
area which would be destroyed



The supporting environmental studies are incorrect, as the land is used by protected species
including barn owls and bats

Flooding and drainage


The land near the canal is waterlogged and is flooded on many occasions through the year



The development may affect the source and course of the River Chor



Will the current drainage system be able to cope with the additional demand?



The proposal to direct all surface water drainage from the proposed development to the River
Chor may cause flooding downstream for housing and industrial premises in the Hartwood area
and other areas of Chorley – the potential for flooding must be given serious consideration by
an independent party
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Earthworks / construction near the canal must not be allowed. Earthworks at the David Lloyd
sports centre caused problems for the canal. The application site is low lying and is likely to be
more prone to instabilities

Recreation


Access from Blackburn Road to the canal should be retained

Highways


Impact of additional traffic on congestion and accidents



Blackburn Road suffers congestion at peak times, exacerbated by the poor design of the road
which connects to Millennium Way which blocks the left hand turn at the traffic lights



The congestion associated with the proposed development will prevent access for emergency
vehicles



There is often existing congestion on the M61 with traffic queueing on the northbound J8
sliproad to exit the motorway and this will be exacerbated by the proposed development,
causing highway safety issues on the motorway



Impact of additional traffic on the Hartwood Estate which will make it increasingly difficult to
access / leave the estate at peak times, and increase rat-running through the estate



Congestion on Millennium Way and the A6 is preventing emergency vehicles accessing Chorley
Hospital



Access for residents of Great Knowley is constrained as Blackburn Road is the only means of
access for residents, and this will be exacerbated by congestion associated with the proposed
development



Insufficient improvements proposed to highway infrastructure



The proposed development will increase the use of Moss Lane as a rat run to avoid congestion
on the M61 and Millennium Way



The proposed new junction on to Millennium Way would be an accident blackspot – it would
require a new roundabout to provide access to the development rather than a non-signalised Tjunction on to this 50mph road



There has been no investment in new road infrastructure to serve Chorley’s continued growth
and Buckshaw Village is still being developed out which will continue to worsen the existing
situation, and the proposed development will add to this congestion



There is no indication that local bus companies are interested in running a service to access this
development



The Transport Assessment is misleading and contains errors, the effect of which is to overstate
the accessibility of the site by sustainable travel modes to local services and facilities



The Transport Assessment underestimates the number of trips from a development of this scale



Whilst a bus service may be secured via legal agreement, this will be time limited and there will
be no guarantee that this continues beyond the end of the time frame as this will be a
commercial decision by the bus operator. There is a history of local bus services being curtailed.



VISSIM highway modelling should be undertaken before this application is determined
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The proposed widening of the A6 roundabout junction with the A674, and the widening of the
access to the M61 slip road may not be practically achievable – detailed designs should be
prepared to demonstrate that this is achievable prior to this application being determined



The M61 North free flowing slip improvement should commence from the junction with Temple
Way or the use of it will be curtailed by queueing traffic in the signal controlled lanes



Further mitigation should be sought, including i) upgrading Footpath 26 to a cycleway, ii)
creating a wider surfaced cycleway along the canal frontage, iii) extending the canal cycle path
55 through the Gale Moss site, iv) funding the cycleway from Springs Road to Drumhead Road
v) hard surfacing and lighting Footpath 26 where it passes through the residential development
to allow all weather use



The traffic impact of all proposed and foreseeable development should be factored in to the
assessments



The overly simplified traffic model identifies that up to 30 minutes delay is acceptable – this is
not acceptable



Increased traffic congestion will make Chorley town centre less attractive as a destination,
which runs counter to the objective to encourage more people to visit the town centre

Infrastructure


Impact on local infrastructure in terms of schools and health facilities – there is insufficient
existing capacity to accommodate the proposed development



St Peter’s Primary School is at capacity with no room for expansion



Chorley Hospital A&E has had major cuts and so now only opens 12 hours per day, and the
proposed development will place additional strain on already stretched health services



The Police are already overstretched

Amenity and pollution


Impact of additional traffic in terms of air quality, and associated impacts on health



Air and noise pollution associated with the development will make our garden area less
pleasant to use



If houses are built out at a rate of 35 houses per year, there will be a potential eight years of
disruption from construction activity

Other


Impact of construction traffic on Preston Road, in terms of noise, congestion and vibration
impact on properties



Impact on local house prices



The proposed development represents gross capitalism in its worst form



There is no demand for more houses – there are houses for sale on the Hartwood Estate which
have been on the market for over a year



People seem attracted to new houses, leaving older housing stock empty
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The footpath to Blackburn Road would be a secluded path which may be subject to criminal
activity for those using it at night



The developers have taken no responsibility for the upkeep or security of the existing public
footpath which runs through the site



Residents were previously informed that in order for outline planning permission to be granted,
all landowners of the land east of the canal would have to agree to the development. The
planning applications do not reflect the full area of the site allocation, and do not reflect the
ownership of all landowners and as such planning permission should not be granted.



Was the Botany Bay Masterplan funded by FI Real Estate Management or by Chorley Council –
who is in whose pocket?

18. Blackburn Road and Great Knowley Residents’ Association
Object to the application on the following grounds:
Principle
 The applications propose more dwellings than the site is allocated for in the Local Plan, which has
the effect of reducing the areas of green space on the sites.
Highways
 The M61 junction and the Hartwood Hall roundabout are already operating at capacity, there are
currently houses being built on Moss Lane, and the proposed development will make the situation
even worse.
 To avoid congestion around the M61 and Hartwood Hall roundabouts, people are likely to use
Blackburn Road and Moss Lane instead to access the proposed development.
 The proposed T-junction access to the housing development sites will not operate satisfactorily,
particularly for vehicles leaving the development at attempting to turn right on to Millennium Way.
The junction will be an accident blackspot, as the Moss Lane / Blackburn Road / A674 junction
used to be before it was redesigned.
 Alternative options should be considered for this junction, including: i) a roundabout on the A674 to
provide access to the housing development sites; ii) construct a road bridge over the canal so that
the housing development sites are accessed via the Botany Bay site and its existing roundabout,
iii) prevent right turn vehicle movements from the junction on to the A674.
 The impact of additional dwellings proposed for the land to the south of the two housing application
sites should also be assessed at this stage.
Flooding and drainage
 The land to the east of the canal is wet and low lying, and the development may be at risk of
flooding.
 The proposed attenuation storage tanks which are to be sited close to the canal may affect the
canal banks, as occurred when the David Lloyd Centre was being built.
 Is the existing sewage system sufficient to cope with the additional waste?
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Other
 There are no play areas shown on the plans and it will not be appropriate for them to be on the
steeply sloping parts of the site.
 The development should provide for a future access point to connect with the Lock and Quay
(either a vehicular or pedestrian route).
 There are not enough school places to accommodate the development, and doctors’ surgeries are
overburdened.
19.

Councillor comments
An objection has been received from Cllrs Adrian and Marion Lowe in respect of all four related
applications:

:


Over-intensive development of houses – the masterplan suggested around 180 dwellings,
and the applications now propose up to 288 dwellings. The number of dwellings should be
reduced.



Traffic impact – the highway network will not be able to cope with the increased volume of
traffic. There will be a particular impact on the Hartwood area, taken together with the
planning approval for the digital health park. Additional mitigation measures should be
investigated, such as traffic lights at the Hazel Grove exist from the Hartwood estate.



Loss of green space – loss of green space and a buffer zone with Blackburn Road.



Phasing – if the planning applications are approved, it should be a requirement that the
employment and retail elements are built out before any dwellings are built.

Following the additional highway modelling and resultant additional mitigation measures now
proposed, Cllrs Lowe have stated that they do not consider the measures are adequate to deal with
the proposed development and the resultant traffic increases. Comment is made that the area around
the Junction 8 roundabout and Hartwood cannot cope as it is now.
CONSULTATIONS
20.

Heapey Parish Council


Heapey Parish Council object to all four planning applications due to the impact on local
infrastructure including school places, medical and dental facilities and sewage/drainage
services and the impact of increased vehicle movements on surrounding roads and Junction 8
of the M61, which currently suffer serious congestion at peak times. The 288 properties
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contained within the applications is significantly in excess of the 200 dwellings specified within
policy HS1.8 of the current Chorley Local Plan.
21.

Wheelton Parish Council



Wheelton Parish Council object to the application because:
- There is potential congestion especially given the additional associated three other
proposals-theoretically these could add an additional 1000 vehicles at peak times in
this area (both to get to the Motorway and surrounding localities school runs. Given
that most traffic now is at a standstill at peak times even the additional of half this
number could significantly add to the problems
- We believe there is still a lack of cohesive infrastructure proposals and
understanding of local issues
- The backup of traffic has a major impact on residents of Wheelton who cannot
access the A674 without significant waiting times and these proposals will add to
these problems. Even mini roundabouts at the entrance along the A674 to Victoria
Street and Blackburn Road would not significantly ease the problem given the
additional flow of traffic both ways along A674
- These proposals will add to irreversible urbanisation, threat to character of
Wheelton and ruining the nature of an area people visit for recreation.

22.

Whittle-Le-Woods Parish Council
 Have confirmed that they have no objections to the proposed development.

23. Technical consultees
Statutory consultees
Coal Authority

N/A

Standing advice

Canal and

21 Aug

The main issues relevant to the Trust as statutory consultee on this application

River Trust

2017

are:
a) Impact on the character and appearance of the waterway corridor.
b) Existing Knowley footbridge canal crossing
c) Potential contamination of the canal
d) Surface water drainage
e) Impact on the biodiversity of the waterway corridor.
Landscape
The potential visual impact of this scheme and the wider proposals are of high
magnitude and therefore would change the character of the canal corridor.
Overall, the cumulative effect of this development and the wider proposals would
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result in a very different landscape character of the canal when compared to the
current open, agricultural fields, as such any detailed proposals to soften this
impact would be welcomed. These proposals would have a major visual impact
on the canal corridor (especially the cumulative effect of the other sites coming
forward) and as such careful consideration needs to be given to the final layout,
appearance, scale and landscaping of the development at the reserved matters
stage.
Site levels
At present the site is lower than the canal and is unclear how this change in
levels would be dealt with. We would ask that this is clarified by the Council.
Knowley footbridge
The Knowley footbridge is currently maintained to the standard required to
support the small amount of pedestrian traffic that currently uses it per day. It is
unclear if any local landowners have access rights for vehicular traffic. The
existing footbridge has limited capacity and would potentially see a significant
increase in usage (pedestrian/cycle etc.) due to the proposed developments
across the masterplan areas. The developer should undertake an estimate of the
increased use of the footbridge and carry out a load assessment, to ensure that
the footbridge is capable of sustaining this increased use in the long term. The
access from the footbridge to the towpath would also be required to be
upgraded. The existing footbridge may therefore require significant investment to
bring it up to standard.
Canal towpath
The Trust welcomes the use of the towpath as a sustainable transport route
however the impact of additional usage from the development must be
considered to ensure that the route is not degraded. The Trust believes it is
reasonable to request a financial contribution towards towpath improvements
and would be glad to discuss the issue further in order to reach a mutual
agreement over the amount that is considered to be reasonable. This should be
secured via legal agreement.
Recommend the following conditions:


Surface water drainage – the development should incorporate mitigation
measures to minimise the risk of contaminated surface water run-off entering
the canal. Any proposed surface water drainage scheme which is to
discharge to the canal should also incorporate appropriate mitigation
measures to ensure that the risk of contaminants from the site entering the
waterway and adversely affecting water quality is minimised. A condition
should be attached requiring a detailed scheme for surface water drainage
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which includes measures to protect water quality. Recommend the following
condition: “No development shall take place until a scheme for the provision
and implementation of a surface water drainage system to serve the
development has first been submitted to and approved in writing by the
Local Planning Authority. Such scheme shall include full details of the design
and operation of all attenuation and flood storage measures and details of
the long- term management and maintenance arrangements for these and
any other SUDS elements. The development shall thereafter only be carried
out in accordance with the approved scheme.”


Oil and fuel interceptors – recommend the following condition: “The
development hereby permitted shall not be built above slab level until a
scheme for the installation of oil and fuel interceptors to all external
hardstanding areas used for vehicle parking, manoeuvring, loading or
unloading has first been submitted to and agreed in writing by the local
planning authority. The agreed details shall be carried out in full prior to first
occupation of the development.”



Works within 15m of canal – recommend the following condition: “No works
should take place within 15m of the edge of the canal without details having
first been submitted to and agreed in writing by the Local Planning Authority,
to demonstrate that additional loads from the permanent or any temporary
works, plant and machinery or storage of materials would not harm the
structural integrity of the canal. The details shall also include mitigation
measures to prevent any risk of pollution or harm to the adjacent Leeds &
Liverpool Canal or its users, both during demolition/construction and on
completion of the development. The details shall include the steps to be
taken to prevent the discharge of silt-laden run-off, materials or dust or any
accidental spillages entering the canal. The development shall be carried out
in strict accordance with the agreed details.”



Biodiversity – the Trust would like to see recommendations to limit the
impact the development may have on the area. If the Council is minded to
approve the application the lack of biodiversity enhancements should be
addressed to ensure the development conserves and enhance the
biodiversity as required by policy BNE9 of the Chorley Local Plan.

In addition, a series of detailed design recommendations are made in terms of
the relationship of the proposed development to the canal, to inform any future
reserved matters application.
Recommend informatives as follows:


The applicant/developer is advised to contact The Third Party Works Team
((01782 779909)) in order to ensure that any necessary consents are
obtained and that the works comply with the Canal & River Trust “Code of
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Practice for Works affecting the Canal & River Trust.


The applicant/developer is advised to contact the Canal & River Trust
Utilities Team at the Wigan Office on 01942 405766 to discuss the
acceptability of discharging surface water from the site to the adjacent canal
in order to ensure that any necessary consents are obtained. Please be
advised that the Trust is not a land drainage authority, and such discharges
are not granted as of right - where they are granted, they will usually be
subject to completion of a commercial agreement.

Environment

7 Aug

We have screened the stated application and our understanding is that there are

Agency

2017

no constraints from an Environment Agency perspective so we would have no
comments to make regarding the stated application.

Highways

6 Oct

After issuing several Holding Directions and after additional work being

England

2017

undertaken in connection with traffic modelling, Highways England have
confirmed that they raise no objection to the application and recommend that
conditions should be attached to any planning permission that may be granted.

Natural

11 Aug

No comments. The lack of comment from Natural England does not imply that

England

2017

there are no impacts on the natural environment, but only that the application is
not likely to result in significant impacts on statutory designated nature
conservation sites or landscapes. It is for the local planning authority to
determine whether or not this application is consistent with national and local
policies on the natural environment.

Chorley Council Consultees
CIL

4 Aug

CIL Liability is not calculated at outline application stage. However, this

2017

development will be CIL Liable on approval of the final reserved matters
application (if approved). This development will be subject to the CIL Charge for
‘Dwelling Houses’ as listed in Chorley Councils CIL Charging Schedule.

Environmental

28 Sep

In respect of the construction phase, the proposed mitigation measures detailed

Health

2017

in supporting document 'Chapter 15 Noise and Mitigation' should be
implemented. In addition I would recommend that consideration is given to the
addition of a condition requiring the applicant to adhere to the information
contained within the Chorley Council document 'Code of Practice for
Construction and Demolition' which gives information on working hours, noise,
plant and equipment and dust control.
In respect of the constructed dwellings, there are concerns regarding the
daytime noise levels for any properties located in the red areas on Drawing No.
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6356487/2 'Noise Propagation Modelling' Dated 28.06.17. Any properties
constructed in these areas close to the A674, B6228 and M61 could be subject
to high noise levels in outdoor spaces and amenities and the concerns surround
how this will be addressed for such properties.

The night time noise risk assessment Drawing No. 6356487/5 'Noise
Propagation Modelling' Dated 28.06.17 depicts the entire proposed sites for
dwellings as 'medium risk' As such further information is required in the form of
an acoustic report on what the predicted internal noise levels of the properties
will be to determine how the occupants may be affected and what mitigation
measures might address this.
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Therefore, I agree with the Noise Consultant that a thorough and robust Acoustic
Design Statement is required to demonstrate how any adverse impacts of noise
will be addressed and minimised to avoid any significant adverse noise impact
on the finished developments.
Tree officer

22 Aug

A number of trees on the site are subject to TPO. Within the TPO trees the

2017

following have defects, in decline, structural flaws. T7, T11, T14, T18, T26, T30,
T35, T39. Removal of Category U trees and monitor others.
T45 Mature Oak High quality. T47 Mature Oak High Quality. T48 Mature Oak
Good Quality. T51 Mature Oak Good Quality. Recommend retained.

Waste and

2 Aug

No objections subject to standard conditions:

Contaminated

2017



Methodology for site investigation and assessment



Details of assessment and remediation proposals



Validation report

Land

Mineral

19 Sep

The applicant’s MRAs and Chapter 11 of the Environmental Statement present a

Safeguarding

2017

review of available evidence of the presence of any viable mineral deposits
beneath the application sites and any potential for their prior extraction; this
included a review of historic borehole logs. I consider that the applicant has
sufficiently demonstrated that the prior extraction of minerals from beneath the
application sites would not be economically viable once appropriate buffer zones
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are applied to the M61, the Leeds-Liverpool canal and existing housing
developments. This will be compounded by the likely low quality of the resource
encountered.
In light of the above, I consider there is no conflict with policy M2 of the
Lancashire Minerals and Waste Local Plan or the National Planning Policy
Framework, with regards to minerals safeguarding.
Lancashire County Council
LCC

22 Aug

Archaeology

2017

Service

No objection.
The Archaeological Desk Based Assessment indicates that the site has low/nil
potential for evidence from the prehistoric, Romano-British, early medieval,
medieval and post-medieval periods. The report goes on to say that
development of the site would not have any impact on designated assets
(Scheduled Monuments, Listed Buildings, Registered Parks and Gardens,
Registered Battlefields or Conservation Areas).
Lancashire Archaeological Advisory Service agree with the conclusion reached
in section 5.0 that no further archaeological work would be required.

LCC Education

27 Jul

LCC have assessed the viability of this development by assuming the 100

2017

dwellings are all 4 bedroom houses ad have requested a commuted sum
payment for the provision of education.

LCC Highways

31 July

Lancashire County Council takes its responsibility seriously with respect to the

2018

current and future use of the highway network whilst also giving a high priority to
supporting economic growth, the creation of jobs and access to employment,
education and training.
Highway officers of the county council have worked closely with Highways
England their consultants and the developer, I can confirm that the modelling in
general indicated that with the 2022 with mitigation, including network
management measures, the network of junctions would operate as well as or
better than 2022 'Do Minimum no development scenario'. This assumes that all
obligations/measures and that all agreements with respect to all highway
improvement and related works are progressed and delivered to the satisfaction
of the Local Highway Authority (LHA).
A fundamental element to satisfactorily deliver this development is the provision
and implementation of all infrastructure. Should the developer fail to provide any
element of that required the LHA cannot support this application.
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The conclusion reached requires all highway or transport related triggers and
planning conditions to be agreed with the county council. It is critical that some
infrastructure is delivered prior to development and others are provided in
advance of them being needed.
The full response is attached to this report at Appendix 1.
LCC Public

28 Sep

Public Footpath No. 26 Chorley runs through the application site. It appears that

Rights of Way

2017

a minor diversion of the public footpath will be required. It is not clear how the
land levels will be affected by the proposed development. Presently the public
footpath descends steeply from the main road as it leads north. If the area of
land proposed to be developed is to be raised this could make the public
footpath more accessible and remove the need to have a steep flight of steps
leading away from the A674 allowing for low mobility access and cycle provision
to the development.
Public Rights of Way must not be obstructed during the proposed development.
It is the responsibility of the landowner to ensure that the necessary procedures
are followed for the legal diversion of the Public Right of Way if this should be
necessary. If it is necessary for Public Rights of Way to be temporarily diverted
or temporarily closed, this is the responsibility of the landowner to ensure that
this is done following the appropriate legal procedures. The development must
not commence until the necessary procedures are in place.

Lead Local

4 Oct

Flood Authority

2017



The proposals indicate that the applicant intends to discharge surface water
from the site to the existing drainage ditch to the southern boundary. Under
the Land Drainage Act 1991 (as amended by the Flood & Water
Management Act 2010), consent from the Lead Local Flood Authority is
required to build a culvert or structure or carry out works within the banks of
any ordinary watercourse which may alter or impede the flow of water,
regardless of whether the watercourse is culverted or not.



There is an open watercourse that runs north to south along the site and on
the applicant's Illustrative Masterplan F1001MP02B there is a proposed plot
at the north of the site that is approx. 3.50 metres away from the open
watercourse. Construction within 8 metres of an open watercourse or over a
culverted watercourse is not advised as access for maintenance purposes is
restricted and it has the potential to pose an undue flood risk to structures
should the culvert collapse or fluvial flooding occur. It is therefore advised
that the applicant's proposed drainage layout plan ensures no structures are
constructed within 8 metres of the top of the banks of the watercourse or
over a culverted watercourse.



It is critical the basins are constructed and operational prior to any
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construction phase. This will ensure that site drainage during the
construction process does not enter the watercourses at un-attenuated rates
causing un-necessary flood risk.
No objection subject to the following conditions:
1) Submission of a surface water drainage scheme.
As a minimum this shall include:
a) Information about the lifetime of the development design storm period and
intensity (1 in 30 & 1 in 100 year + allowance for climate change – see EA
advice Flood risk assessments: climate change allowances’), discharge
rates and volumes (both pre and post development), temporary storage
facilities, means of access for maintenance and easements where applicable
, the methods employed to delay and control surface water discharged from
the site, and the measures taken to prevent flooding and pollution of the
receiving groundwater and/or surface waters, including watercourses, and
details of floor levels in AOD;
b) The drainage scheme should demonstrate that the surface water run-off
must not exceed the existing greenfield rate which has been calculated at
8l/s/ha. The scheme shall subsequently be implemented in accordance with
the approved details before the development is completed;
c) Any works required off-site to ensure adequate discharge of surface water
without causing flooding or pollution (which should include refurbishment of
existing culverts and headwalls or removal of unused culverts where
relevant); d) Flood water exceedance routes, both on and off site;
e) A timetable for implementation, including phasing where applicable;
f) Site investigation and test results to confirm infiltrations rates;
g) Details of water quality controls, where applicable.
h) Identification and provision of safe route(s) into and out of the site to an
appropriate safe haven.
i) Provision of compensatory flood storage.
2) No Occupation of Development until completion of SuDS in accordance with
agreed SuDS Scheme and Management & Maintenance Plan
3) Surface Water Lifetime Management and Maintenance Plan.
As a minimum this shall include:
a) The arrangements for adoption by an appropriate public body or statutory
undertaker, management and maintenance by a Residents’ Management
Company
b) Arrangements concerning appropriate funding mechanisms for its ongoing maintenance of all elements of the sustainable drainage system
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(including mechanical components) and will include elements such as:
i. on-going inspections relating to performance and asset condition
assessments
ii. operation costs for regular maintenance, remedial works and irregular
maintenance caused by less sustainable limited life assets or any other
arrangements to secure the operation of the surface water drainage
scheme throughout its lifetime;
c) Means of access for maintenance and easements where applicable.
4) Construction and Operation of Pond/Attenuation Basin prior to main
construction phase/occupation
A number of informatives are also recommended.
Lancs Fire and

18 Aug

The development should fully meet all requirements of Building Regulations

Rescue Service

2017

Approved Document B, Part B5 – ‘Access and facilities for the Fire Service’. The
proposed development should be provided with suitable provision of Fire
Fighting water to comply with National Guidance.

Lancs

1 Aug

A site specific overview of crime and bespoke advice will be provided at any

Constabulary

2017

future reserved matters stage. Sets out a series of detailed considerations to

Architectural

inform future development – not relevant to outline stage.

Liaison Unit
Other consultees
Ramblers

No comments received.

Association
(Chorley
Branch)
GM Ecology

22 Sep

The ecology surveys undertaken to inform the application have been carried out

Unit

2017

by suitably qualified consultants and are to appropriate and proportionate
standards. No further surveys are necessary prior to determining the application.
The development proposal will not have a harmful impact on any designated
nature conservation sites, although the Canal corridor is part of a local ecological
network.
Notable species
The application site supports significant numbers of foraging bats and is likely to
represent an important feeding site for local bat populations, although no bat
roosts were discovered on the site. A number of priority bird species also breed
on the site and common toad, a priority amphibian species, has been recorded.
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Notable habitats
The site is dominated by semi-improved grassland pasture. There are also
extensive areas of marshy grassland and ‘flushes’. There is developing wet
woodland in low-lying areas close to the Canal. In localised places the grassland
is species-rich, tending towards unimproved, particularly in the northern part of
the site and close to the eastern boundary on the steeper slopes. Species
present in these areas include bluebells, scattered common spotted orchid,
tufted vetch, yarrow, bird’s foot trefoil, ribwort plantain, common sorrel, red
clover, common knapweed, false oat grass and Yorkshire fog. The impression is
that the land has been subjected to only light grazing, with few artificial inputs,
over recent years. There are areas of developing scrub vegetation, both open
and closed, together with areas of unmanaged tall ruderal vegetation. There is
an intact, managed hedgerow running along the eastern boundary of the site
with the road, relatively species-rich and therefore representative of the priority
habitat type for conservation.
Impacts
The development will cause losses to broadleaved woodland, scattered trees,
scrub, semi-improved grassland, marshy grassland, hedgerows and stream
courses. Whilst these habitats (apart from the hedgerow) do not meet the criteria
to be described as priority habitats for conservation they are all of some local
nature conservation value and will support a range of local wildlife. Semi-natural
habitats should therefore be retained and protected as far as possible, and
compensation should be provided for any habitats that are lost to the scheme.
Given the outline nature of the application it is difficult at this stage to accurately
assess the quantitative habitat losses that will be incurred, and therefore
whether 1.8 ha of retained greenspace is sufficient. More detailed future plans
for the site should obviously aim to avoid losses as far as possible, particularly to
hedgerows and more species-rich areas of grassland as mapped in the ecology
survey reports. Compensation should then be sought for any unavoidable habitat
losses through the preparation of a comprehensive Landscape Plan for the
development; quantitative habitat losses could be compensated through
enhancements to the quality of the remaining green infrastructure.
Semi-natural habitats would best be retained, or re-created, in large blocks
rather than in piecemeal fragments. It would make sense to place linear habitat
blocks along the Canal corridor at the western boundary, since the Canal
provides a habitat corridor with the wider landscape.
Question whether the habitat retained and/or recreated should be ‘doublecounted’ as Public Open Space. While semi-natural habitats can be
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accommodated in POS if the sites are to be used for passive recreation this
requires careful planning and management if the value for wildlife is to be
effectively retained.
The waterway should be integrated within the public realm of the development in
terms of design and management and the development should look to enhance
the biodiversity value of the existing immediate and wider waterway corridor. In
places there are existing mature hedgerows along the towpath, it would be good
if these could be retained and incorporated into a linear ‘green’ park concept.
Recommend conditions as follows:
1) Landscaping details
No works or development shall take place until full details of both hard and soft
landscape proposals have been submitted to and approved by the Local
Planning Authority. These details shall include, as appropriate:


Proposed finished levels or contours



Extent of semi-natural habitats to be retained



Semi-natural habitats to be re-created



Features for wildlife (e.g. bat and bird boxes, hedgehog boxes) to be
installed



Means of enclosure



Road layouts



Other vehicle and pedestrian access and circulation areas



Hard surfacing materials



Planting plans



Written specifications (including cultivation and other operations associated
with plant and grass establishment)



Schedules of plants, noting species, planting sizes and proposed numbers /
densities where appropriate



Implementation timetables



Long-term habitat management proposals

2) Protection of the Canal and the Canal corridor
Best practice measures should be followed throughout any permitted site
clearance and construction period to prevent any possible pollution of the Canal,
and if surface water is to be drained into the Canal then measures should be
installed to prevent any possible pollution of the Canal waters during the
operation of the development.
3) Protection of bats
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A further pre-construction assessment survey of the trees with bat potential
is recommended. If bats are found to be present then further surveys,
mitigation and licencing may be required. If no bats are recorded then
removal of the tree can go ahead, however this should be completed
between autumn (late October and November) and early spring (late
February and March) as a precaution and contractors made aware of the
possible presence of bats.



Direct lighting of the Canal corridor should be avoided.



The provision of bat roosting features into buildings close to the Canal
corridor would be a useful biodiversity enhancement measure.

4) Protection of nesting birds
No tree felling or vegetation clearance should take place during the optimum
period for bird nesting (March to August inclusive). All nesting birds their eggs
and young are specially protected under the terms of the Wildlife and
Countryside Act 1981 (as amended).
5) Control of invasive species
A Method Statement should be prepared giving details of how invasive species
are to be controlled (eradicated) during the course of any development. Once
agreed the Method Statement must be implemented in full.
United Utilities

29 Aug

No objection subject to the following conditions:

2017



The development shall be carried out in accordance with the principles set
out in the submitted Flood Risk Assessment proposing surface water
discharging into the canal. No surface water will be permitted to drain
directly or indirectly into the public sewer.



Submission and implementation of a sustainable drainage management and
maintenance plan to ensure maintenance for the lifetime of the development.

A public sewer crosses the site and UU require a 6m wide access strip (3m
either side of the centre line of the sewer) which may require modification of the
site layout or diversion of the affected sewer.
A number of informatives are recommended.
Neighbouring Authorities
Blackburn with

4 Aug

Darwen Council

2017

No objection.

Bolton Council
Preston City

31 Aug

No objection.

Agenda Page 280
Council

Agenda Item 3d

2017

South Ribble
Borough
Council
Wigan Council

18 Sep

Holding response received - comments due 29 September 2017 but no further

2017

comments received.

West

23 Aug

No objection.

Lancashire

2017

District Council
PLANNING CONSIDERATIONS
Principle of development
24.

Policy 9(d)(i) of the Central Lancashire Core Strategy allocates land at ‘Botany / Great Knowley’ for
sub-regionally significant employment development. The reasoned justification confirms that this is a
large (approximately 20 hectares) greenfield site adjoining the Leeds Liverpool Canal in close
proximity to J8 of the M61, which is ranked as a ‘Good Urban’ site in the employment land review
(paragraph 9.13).

25.

Policy HS1.8 allocates 9.6ha of land at ‘Botany Bay / Great Knowley’ for housing with an identified 200
dwellings. The indicative phasing schedule identified at Appendix B of the Local Plan identifies 100
dwellings coming forward within the period 2016-21 and 100 dwellings coming forward within the
period 2021-26 (in line with Policy HS2 on phasing).

26.

Taken together these two allocations comprise a total site area of 23.7ha

27.

Policy EP2 complements this in relation to the ‘Botany Bay/Great Knowley Area – sub regional
employment and mixed use site’. This identifies the total EP1.1 / HS1.8 site (23.7ha) as suitable for:

28.



B1 and B2 uses



200 dwellings



A3 restaurant/café and A4 drinking establishment uses



Water based leisure/recreation uses such as a marina adjacent to the canal



A pedestrian and cycle route adjacent to the canal with connectivity to the existing towpath
With regard to the policy requirement in EP2 (a) for the production of a masterplan the land at Botany

Bay / Great Knowley has been allocated in Chorley’s development plan since 2003. In November
2013, when the Council adopted the Chorley Local Plan, it was therefore recognised that as this was
the second time that the land had been allocated in the development plan, if the site were not to come
forward within this plan period then it would likely need to be deallocated in any future plan review on
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the basis of being undeliverable. As such, the Council identified the development of a masterplan for
the Botany Bay Area as a corporate priority.
29.

The Council facilitated the preparation of the masterplan, with stakeholders participating in the process
under the terms of a Memorandum of Understanding. Planit IE were commissioned to prepare the
masterplan on the basis that it should be evidence driven and where possible be compliant with the
Local Plan. Planit were not directed to depart from the Local Plan but it was recognised that the
stakeholders, as landowners / developers should have the opportunity to maximise the value of their
ownership, and that any departure from planning policy should be evidence based. The masterplan
was presented to the Council’s Executive Cabinet on 8 December 2016 for information.

30.

The housing allocation reference HS1.8 identifies that the overall allocation (including the land to the
north) could deliver 200 units. However, the development of the Botany Bay Masterplan has identified
that approximately 250 units could be delivered across the broader allocation within the Local Plan.

31.

It should be noted that the housing allocation numbers detailed in policy HS1 are indicative and the
housing requirement is a minimum to ensure enough housing is provided through the Local Plan.

32.

The site area of this application and the concurrent application for housing on land to the north under
application 17/00714/OUTMAJ is 11.96 hectares which is greater than the amount of land allocated for
housing in the Local Plan (9.6 hectares). There would, therefore, be insufficient land left for the
employment allocation.

33.

It is noted that the sites are allocated housing sites and their development is, therefore, acceptable in
principle. However, given the proposals together propose 288 dwellings, this could be considered to
prejudice delivery of other elements of the overall allocation within the plan. However, Development
Plan compliance needs to be determined in the round and a proposal is either compliant or not, taking
into account that a Development Plan may have countervailing policies and compliance with all
individual provisions may be impossible.

34.

In the case of each of the housing applications, the departures from the extant policy are in the
quantum of housing proposed and a resultant and associated decrease in land available for
employment purposes.

35.

It is considered that in this case, the greater level of housing cannot fail to comply with the
Development Plan given that there is no express limitation upon the number of dwellings as allocated
in the site-specific policy and within the wider plan (as is the case with all Development Plan) housing
figures are not to function as ceilings.

36.

The issue is, therefore, whether the delivery of less than the allocation of employment land fails to
comply with the development plan. The statutory requirement is to consider the compliance with the
Development Plan as a whole. In this case, the effect of the two applications is to decrease the
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employment land potentially realisable from the site from 14.3ha to 11.7ha. The proposals would
however still deliver mixed use development with an employment component.
37.

Whilst Members should be mindful of the reduction in employment land, regard must be had to the fact
that the policy is by definition a future allocation i.e. a policy aim as to what can potentially be realised
from a site.

38.

Consequently, it is considered that given the proposals would realise more than 80% of the target
hectarage of employment land, then the housing proposals are in compliance with the Development
Plan.

Affordable housing
39.

The Central Lancashire Core Strategy Policy 7 states that subject to such site and development
considerations as financial viability and contributions to community services, market housing schemes
should achieve a target of 30% on developments of 15 or more dwellings. This would equate to a
requirement for 56.4 affordable dwellings on site in accordance with the Affordable Housing SPD, 70%
of these should be social rent and 30% should be shared ownership.

40.

This is reiterated by the associated Affordable Housing Supplementary Planning Document, that
states that where a developer or landowner considers that there are constraints of significance,
sufficient to jeopardise or prevent them from meeting the Councils’ affordable housing policy targets,
this will need to be demonstrated by the submission of a suitable financial appraisal.

41.

Given that the application is submitted in outline, the provision of affordable housing will need to be
secured through the imposition of a condition with the final details agreed at reserved matters stage
and the viability of doing so considered at that time with regard to site constraints and abnormal costs
associated with developing the site.

Public open space
42.

In accordance with policies HS4A and HS4B of the Chorley Local Plan 2012-2026, council’s Open
Space and Playing Pitch SPD and the Planning Pitch Strategy, the provision of the public open space
would required

43.

The illustrative layout of the site has been designed to ensure that open space can be maximised. The
development will not only provide for new open space on site but will also provide improvements to the
existing pedestrian and cycling linkages and open up the canal to existing and future residents. As
such the development will enhance accessibility to/ from the site and the wider area.

44.

Consequently, given that the application is submitted in outline, the provision of public open space will
need to be secured through the imposition of a condition with the final details agreed at reserved
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matters stage and the viability of doing so considered at that time with regard to site constraints and
abnormal costs associated with developing the site.
Education
45.

Paragraph 94 of the NPPF states that The Government attaches great importance to ensuring that a
sufficient choice of school places is available to meet the needs of existing and new communities.
Local planning authorities should take a proactive, positive and collaborative approach to meeting this
requirement and to development that will widen choice in education. This includes expanding or
altering schools and as such seeking contributions to facilitate this where adequate capacity in existing
schools does not exist.

46.

LCC Education comment that the latest projections for the local primary schools show there to be a
shortfall of 176 places in 5 years' time, taking into account the associated application for housing
development. With an expected yield of 14 places from the development the shortfall would increase
to 190.

47.

In relation to secondary schools there is an expected yield of 5 places from the development the
shortfall of 121 places would increase to 126.

48.

Lancashire County Council’s request for a commuted sum (£306,158.69) towards the provision of
school places is noted. However, the Council operate a CIL Charging schedule which was
implemented on 1st September 2013. The Regulation 123 list allows the charging authority to set out a
list of projects or types of infrastructure that the levy is intended to fund. The purpose of the list is to
ensure clarity on what CIL might be spent on and to prevent duplication (‘double dipping’) between CIL
and S106 agreements in funding the same infrastructure projects.

49.

Education is listed in the Council’s Regulation 123 list and, therefore, education infrastructure falls
under the remit of CIL and all housing schemes coming forward will be subject to the levy.
Accordingly, such applications should not normally be subject to separate planning obligations to
secure education contributions, regardless of whether or not they are windfall sites or exceed housing
allocations.

50.

Whilst not completely excluding site specific education contributions in exceptional cases, National
Planning Practice Guidance is clear that this should not normally be sought and, where it is, it must be
justified by specific evidence publicly available at the examination into the CIL list.

51.

Planning obligations cannot be used where CIL accounts for the specific infrastructure requirements
as set out in the list, as this would breach Regulation 123 and would lead to duplication. Accordingly,
an education contribution is not required in this instance.
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Design and layout
52.

The application is made in outline with all matters reserved. The site is effectively land locked with
access proposed from the neighbouring site to the north which takes access from the A674.

53.

The application is accompanied by a Land Use and Building Heights Parameters Plan which defines
the parameters which would frame any future reserved matters application together with an indicative
masterplan.

54.

The submitted indicative information shows a mix of house types to include detached, semi-detached,
mews style and apartments. The layout indicates that a number of existing trees will be retained and a
buffer strip maintained to the canal.

55.

The parameters plan identifies a maximum building height of 15.5m above existing site levels (3
storeys) and will achieve a net density of approximately 20.32 dwellings per hectare across the whole
of the site. Higher densities indicated are to be focused amongst the proposed apartments and along
main routes including the canal frontage, with lower densities away from these nodes.

56.

The indicative layout plan shows that it will create new neighbourhood green / amenity spaces within
the layout including the buffer strip to the canal and substantial green open space to the upper slopes
of the eastern side of the site which are too steep to be developed.

57.

Upgrading of the existing public footpath through the site to provide access up to Blackburn Road and
pedestrian connectivity through to the A674 is also proposed.

58.

In terms of road hierarchy there will be one main road through the site with a number of narrower
estate roads and cul-de-sacs branching off. An apartment block is shown close to the entrance of the
site to create an entrance feature.

59.

The existing field boundary which forms the northern boundary of the site divides it from the site area
for application 17/00714/OUTMAJ. A landscaped area along this boundary including the retention of
mature trees along the boundary is shown on the indicative layout.

60.

The Police Designing out Crime Officer has set out a series of detailed considerations to inform future
development which are not relevant to outline stage. A site specific overview of crime and bespoke
advice will need to be provided at any future reserved matters stage.

61.

The majority of houses shown on the indicative layout are semi-detached with a small number of
detached houses and two blocks of apartments. The application site is sufficiently remote from other
residential development to essentially form its own character area, however, given that in the wider
area there are a range of house types it is considered that a layout and design could be achieved at
reserved matters stage which is appropriate to the character of the area.
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In terms of impact on existing properties, the nearest properties are those to the east of the site
fronting the Blackburn Road which are in excess of 50m away from the nearest property on the
submitted indicative layout. Given the significant change in levels between the application site and the
Blackburn Road it is considered unlikely that the proposal will result in material detriment to the
amenities of the neighbouring properties in terms of issues such as overlooking or loss of light for
example.

63.

As such, it is therefore considered that the application site could accommodate the proposed scale of
development with an acceptable design solution in terms of layout, appearance, landscaping and
scale, as part of any future reserved matters application.

Landscape
64.

A Landscape and Visual Assessment has been submitted as part of the application submission and
forms Chapter 8 of the Environmental Statement. The application site lies within the Lancashire
Valleys National Character Area 35, and at a local level is located partly within the Samlesbury
Withnell Fold Landscape Character Area and partly within the West Pennine Foothills Landscape
Character Area.

65.

The site lies north east of the built-up area of Chorley, east of the M61 Junction 8, west of Great
Knowley and south of the A674. The site is bounded to the west by the Leeds and Liverpool Canal in a
north – south direction with the Botany Bay retail development and M61 lying beyond this further to the
west.

66.

Open fields lie beyond the site to the south and the Canal Mill building together with the Preston
England Temple which lie beyond the site to the west are distinctive local landmarks. It is important,
however, to note that neither of these buildings are nationally or locally designated.

67.

The assessment concludes that the effects during the construction phase will be of minor significance
and of a temporary nature. In relation to the completed development, the assessment concludes that
the effects will be minor and limited to the site and its immediate setting. The application site sits at a
lower level than the A674 which, taken together with the existing vegetation, will afford some
screening of the site.

68.

The design approach would retain mature vegetation to the boundaries of the site and internally,
where possible, therefore allowing the existing green infrastructure to be maintained and preserving
the existing screening for views into the site. As illustrated on the Parameters Plan, a buffer along the
eastern edge of the Leeds and Liverpool Canal is proposed to secure an area for soft landscaping
thus leading to an improved visual amenity and open character as well as providing opportunity for
enhanced connectivity.
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As set out above, the provision of the proposed landscaped buffer strip along the western boundary of
the site provides scope for the planting of trees and vegetation which would over time serve to afford
screening of the development.

70.

It is recognised that the development of the site will introduce a clear change in its landscape
character, however the principle of development on this site is established by its allocation within the
development plan and as such, any form of development would result in an impact in this regard and
the resultant visual impact of the development is justified by the contribution the site will make to
housing.

71.

It is, however, considered that the application proposal has been designed to facilitate the mitigation of
the visual impact of the development through future landscaping and planting and any visual impact is
thus kept to a minimum. Keeping the upper sloping parts of the site free from development will also
help to minimise their visual impact.

72.

The level of significance of effects identified will be minor and will be limited to the site and its
immediate setting, with features of local merit remaining intact including the Leeds and Liverpool
Canal and Canal Mill.

73.

No mitigation measures are required to mitigate the proposed developments effects on the sites
landscape or the surrounding area. Replacement planting of trees around the site will be carried out
together with the provision of a landscaped buffer to western side.

74.

Subject to further consideration at Reserved matters stage the proposals are considered to accord
with policy 21 – Landscape Character Areas of the Central Lancashire Core Strategy 2012.

Density
75.

Policy 5 of the adopted Core Strategy covers housing density and requires developments to be in
keeping with an area but also make an efficient use of land. The proposal will be equivalent of 20.32
dwellings per hectare across the whole of the site, which considering the site constraints, is considered
to be an efficient use of land.

76.

Considering the proposed layout in the context of the immediate surrounding area, it is considered that
the proposal will be in keeping in terms of density with the modern housing estates close to the site
and the proposal is therefore considered acceptable in this respect.

Levels
77.

There are level differences across the site, with it rising significantly to the eastern side up towards the
Blackburn Road. The detailed layout and relationship between proposed houses will therefore require
detailed consideration at reserved matters stage in relation to the Council’s interface distances.
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However, there is no reason to consider that the development of the site, which is indicated to take
place to the lower part of the site, could not be achieved as anticipated.
Access and highways
78.

Access is proposed through the neighbouring site to the north for which a concurrent application has
been submitted under application reference 17/00714/OUTMAJ. Access is included for consideration
in that application and is proposed from the A674 via a new priority junction to the north of the site.

79.

Access to this site is thus wholly dependent upon being able to reach the highway through the
neighbouring site to the north which is yet to gain consent.

80.

Although application must be considered on its merits the cumulative impact of the current proposal
and the associated proposals need to be considered.

81.

Paragraph 111 of the NPPF states;


All developments that generate significant amounts of movement should be supported by a
Transport Statement or Transport Assessment.

82.

Development should only be prevented or refused on transport grounds where the residual
cumulative impacts of development are severe.

83.

A full Transport Assessment has been submitted within the ES which has been prepared in
accordance with the Institute of Environmental Assessment (IEA) (1993), Guidelines for the
Environmental Assessment of Road Traffic.

84.

The impact on the local highway network has been considered by the Local Highway Authority and
their statutory comments are appended to this report.

85.

The impact on the strategic highway network has been considered by Highways England who have
raised no objection and recommend conditions.

86.

Subject to conditions to secure the necessary mitigation measures the proposals are considered to
conform to Central Lancashire Core Strategy 2012 policy 2 – Infrastructure and policy 3 – Travel, and
with policies ST1, Provision or Improvement of Footpaths, Cycleways, Bridleways and their Associated
Facilities in Existing Networks and New Development, ST3, Development Access, and ST4, Parking
Standards of the Chorley Local Plan 2012 – 2026.

87.

The Canal and River Trust (C&RT) have commented that the proposed development is opposite the
Knowley footbridge over the canal which C&RT state is currently maintained to the standard required
to support the small amount of pedestrian traffic that currently uses it. C&RT further state that the
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existing footbridge has limited capacity and would potentially see a significant increase in usage
(pedestrian/cycle etc.) due to the proposed developments across the masterplan areas.
88.

The applicant has, therefore, commissioned a bridge survey report which concludes that the existing
bridge is already in a poor state of repair. The report demonstrates that there is a requirement for
the bridge to be repaired now, and as such this is something that the C&RT should be undertaking
regardless of the current applications. It is not, therefore, considered reasonable to seek a
contribution towards the costs of these works.

89.

The C&RT also comment regarding a new bridge which is indicated to the south east of the
masterplan. This, however, lies outside of the site area for the current application and does not form
part of the proposal.

Air quality
90.

Whilst the site is not located within or in the vicinity of an Air Quality Management Area (AQMA).
Chapter 14 of the ES assesses the air quality and dust impacts of the development proposals and
concludes that the application scheme would not have an adverse impact with regards to air quality
and dust.

91.

Whilst construction works have the potential to produce dust and other fine particles which may cause
air quality nuisance, the application of appropriate measures (secured through a Construction and
Environmental Management Plan) the potential effects would be negligible and the proposal would
comply with Policy 30 of the Central Lancashire Core Strategy 2012 – Air Quality.

Noise
92.

The noise and vibration impacts that could arise as a result of the proposed development have been
assessed as part of the application submission. The assessment evaluated the potential noise impacts
during the construction phase and following the completion of development during the operational
phase. The assessment noted that the general sound climate around the site comprises mainly of
traffic noise associated with the M61. The assessment concludes that whilst construction works have
the potential to impact sensitive receptors in close proximity to the site, the application of appropriate
measures (secured through a Construction and Environmental Management Plan) would serve to
mitigate the potential effects, which would be both temporary and limited.

93.

In respect of the constructed dwellings, there are concerns regarding the daytime noise levels for any
properties located in the red areas on Drawing No. 6356487/2 'Noise Propagation Modelling' Dated
28.06.17. Any properties constructed in these areas close to the A674, B6228 and M61 could be
subject to high noise levels in outdoor spaces and amenities and the concerns surround how this will
be addressed for such properties.
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The night time noise risk assessment Drawing No. 6356487/5 'Noise Propagation Modelling' Dated
28.06.17 depicts the entire proposed sites for dwellings as 'medium risk'. As such, further information
is required in the form of an acoustic report on what the predicted internal noise levels of the
properties will be to determine how the occupants may be affected and what mitigation measures
might address this.

95.

The level of noise across the site has been measured, modelled and assessed in line with current
guidance detailed within the ES. On the basis of this assessment it is considered that:



suitable internal sound levels, in line with the guidance of BS8233:2014, can be achieved in all
properties with the specification of suitable glazing and ventilation



suitable external sound levels during daytime periods can be achieved in most, if not all,
garden spaces depending on the site layout and design. The achievement of the lowest
practicable sound levels, with regard for the guidance of BS8233:2014 for sites benefitting
from access to the strategic transport network, can be assessed during detailed design stage.

96.

It is considered that the applicant has demonstrated that the site can be developed in the manner
envisaged whilst achieving an adequate level of amenity for the occupants of the proposed dwellings.
This matter and the final detailed design can be considered further at reserved matters stage and can
be secured by condition.

Ecology
97.

Core Strategy policy 22 on Biodiversity and Geodiversity aims to conserve, protect and seek
opportunities to enhance and manage the biological and geological assets of the area, through a
series of measures including promoting the conservation and enhancement of biological diversity and
seeking opportunities to conserve, enhance and expand ecological networks.

98.

Policies BNE 9 and BNE 11 of the Chorley Local Plan 2012 – 2026 contain a number of requirements
to protect and safeguard all designated sites, ecological networks and individual species as well as to
provide net gains in biodiversity, where possible, and ensuring that any adverse impacts are avoided,
or if unavoidable, are reduced or appropriately mitigated and/or compensated. These policies are
underpinned by the Biodiversity and Nature Conservation SPD July 2015.

99.

The site is dominated by semi-improved grassland pasture. There are also extensive areas of marshy
grassland and ‘flushes’. There is developing wet woodland in low-lying areas close to the Canal. In
localised places the grassland is species-rich, tending towards unimproved, particularly in the northern
part of the site and close to the eastern boundary on the steeper slopes.

100. An Extended Phase 1 Habitat Survey has been submitted as part of the application submission, and
forms Chapter 9 of the Environmental Statement. This was complemented with a range of further
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surveys to assess the presence of potential species in more detail, comprising a breeding bird survey,
an amphibian survey, and an otter and water vole surveys.
101. The application site falls within the SSSI Impact Risk Zone for the West Pennine Moors SSSI, which is
located approximately 2.8km to the east. However the development does not fall into any of the risk
categories for the SSSI and as such it is not considered that the proposed development will have any
impact on the SSSI.
102. In relation to bats, the Leeds and Liverpool Canal corridor to the west of the application site and
scattered trees and scrub provide suitable foraging and commuting habitat for bats, although no bat
roosts were found on site.
103. There is a small footbridge (Knowley Bridge) over the Leeds and Liverpool canal to the west of the
site. The bridge has stone abutments which are in poor condition and have crevices which may be
utilised by roosting bats.
104. The results of the emergence, activity and static surveys indicate no roost presence and relatively low
level use of the site by foraging and commuting bats during the survey period.
105. The breeding bird survey found some opportunities within the site boundary for ground nesting birds,
and that scrub, trees and plantation woodland around the site margins offer potential for nesting
habitat for tree nesting birds. The majority of the tree and woodland habitats around the site margins
lie outside the developable area and the final layout of the development can ensure that these areas
are retained and enhanced.
106. The otter and water vole survey and the amphibian survey found no evidence of protected species.
107. The submission documents have been reviewed by Greater Manchester Ecology Unit who raise no
objection to the proposed development, subject to conditions relating to:
i)

Landscaping details

ii)

Protection of the Canal to the east of the site during the construction phase to prevent building
materials and surface water run-off from entering the watercourses;

iii)

Protection of bats


Direct lighting of the Canal corridor should be avoided.



The provision of bat roosting features into buildings close to the Canal corridor would be
a useful biodiversity enhancement measure.
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Should bats be found at any time during the course of any demolition works then works
should temporarily cease and advise sought from a suitably qualified person about how
best to proceed (informative)

iv)

Control of invasive species


A Method Statement should be prepared giving details of how invasive species are to be
controlled (eradicated) during the course of any development. Once agreed the Method
Statement must be implemented in full.

108. Subject to conditions to secure the necessary mitigation measures the proposals are considered to
conform to Central Lancashire Core Strategy 2012 policies 18 – Green Infrastructure and policy 22 –
Biodiversity and Geodiversity together with policies BNE9 – Biodiversity and Nature Conservation and
BNE11 - Species Protection of the Chorley Local Plan 2012 – 2026 and the guidance contained within
the Biodiversity and Nature Conservation SPD.
Trees
109. A Preliminary Arboricultural Appraisal (PAA) has been submitted as part of the application submission.
Any future application for reserved matters consent will need to be accompanied by an Arboricultural
Impact Assessment and Arboricultural Method Statement, to assess the impact of the development
once the detailed site layout is confirmed.
110. The PAA identifies a number of groups of trees within the development site have defects, are in
decline or have structural flaws a number of Category U (poor value) trees would also be removed.
These trees are of limited amenity value and can be replaced with additional planting as part of
ecological and landscape improvements to the site. Future landscape improvements will aim to create
a net gain in tree cover and biodiversity across the site by planting a variety of different tree species.
111. The proposal is therefore considered acceptable in relation to trees subject to a condition securing
tree protection measures during construction and complies with the requirements of policy BNE10 –
Trees of the Chorley Local Plan 2012 – 2026.
Land contamination
112. The application Site has remained largely undeveloped, with the exception of the construction of the
Cherry Tree and Chorley Railway Line embankment across the southern section of the site sometime
between 1849 and 1894. A viaduct was also constructed across the Canal extending from the
embankment. The viaduct was demolished by the 1970s however the embankment remains. A culvert
has been recorded running north east south west within the southern site section since prior to 1849.
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113. On the basis of the human health conceptual model included in the Phase 1 Geo-Environmental
Reports accompanying the application the potential for contaminative sources is deemed low risk due
to the lack of potential contaminative sources and / or pathways following development.
114. The assessment concludes that the site poses a low risk to human health and also to controlled
waters.
115. The Council’s Contaminated Land Officer has assessed the submitted information and has no
objections subject to standard conditions regarding the methodology for further site investigation and
assessment, details of assessment and remediation proposals and production of a validation report.
116. Subject to conditions the proposal is considered to accord with guidance contained within paragraphs
178 and 180 of the NPPF and policy BNE7 of the Chorley Local Plan 2012 - 2026.
Flood risk and drainage
117. A Flood Risk and Surface Water Drainage Assessment has been submitted as part of the application
submission. The site lies entirely within Flood Risk Zone 1 (low risk). There are no records of the site
flooding from surface water or sewers or as a result of a canal breach.
118. It is proposed to discharge post development surface water to the drainage ditch on the southern
boundary. Overall, post development discharge rates will be restricted greenfield run-off rates. The
proposed surface water discharge will be attenuated on site due to the reduction in flow rates up to the
1 in 100 plus 30% climate change event.
119. This has been reviewed by Lancashire County Council as Lead Local Flood Authority (LLFA) who
highlight that there is an open watercourse that traverses the site from east to west which will need to
be culverted and the applicant’s drainage plan should ensure that no structures are constructed within
8 metres of the top of the banks of the watercourse or over a culverted watercourse. Additionally the
LLFA comments that it is critical the basins are constructed and operational prior to any construction
phase. This will ensure that site drainage during the construction process does not enter the
watercourses at un-attenuated rates causing un-necessary flood risk.
120. The LLFA raises no objection to the proposed development subject to conditions: i) submission and
implementation of a surface water drainage scheme with additional information about the lifetime of
the development design storm period and intensity that demonstrates surface water run-off does not
exceed the existing greenfield rate (8 l/s/ha) together with adequate pollution prevention measures, ii)
submission and implementation of a management and maintenance plan for the sustainable drainage
system for the lifetime of the development; and iii) that attenuation basins and flow control devices /
structures are constructed and operational prior to the commencement of development on any plots /
buildings.
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121. Subject to conditions the proposed development is therefore considered to be acceptable in terms of
flood risk and drainage.
Heritage
122.

A Heritage Desk-Based Assessment has been submitted as part of the application package.

123.

The site does not contain any designated heritage assets but there are a number of listed buildings
within 1km of the site. Glimpsed views of the site will be visible from two heritage assets, Moss Land
Farmhouse (Grade II*) and The Rough (Grade II), although vegetation, modern built development,
trees and topography of the landscape will largely screen views of the proposed development.

124.

Section 66 of the Planning (Listed Buildings and Conservation Areas) Act 1990 states that when
considering whether to grant planning permission for development which affects a listed building or
its setting, “special regard” will be given to the “desirability of preserving the building or its setting or
any features of special architectural or historic interest which it possesses”.

125.

In terms of the test within the NPPF, paragraph 193 states that when considering the impact of a
proposed development on the significance of a designated heritage asset, great weight should be
given to the asset’s conservation. The more important the asset, the greater the weight should be.
Significance can be harmed or lost through alteration or destruction of the heritage asset or
development within its setting. In the case of this proposal, the development has the potential to
impact upon the setting of the heritage asset but would not lead to its loss and as such the
development would lead to less than substantial harm.

126.

Paragraph 196 of the NPPF goes on to state that where a development proposal will lead to less
than substantial harm to the significance of a designated heritage asset, this harm should be
weighed against the public benefits of the proposal, including securing its optimum viable use.

127.

Similar provision is made in the Central Lancashire Core Strategy 2012 policy 16 (a), Heritage
Assets and Chorley Local Plan 2012 – 2026 BNE8 – Protection and Enhancement of Heritage
Assets which both require development to safeguard heritage assets from inappropriate
development that would cause harm to their significance.

128.

The significance of Moss Lane Farmhouse lies in its architectural and historic interest as a 17th
century farmhouse with some 18th century additions. The farmyard and associated barn form the
principal setting of the farmhouse, with the agricultural fields which surround the farmhouse forming
part of its wider setting. Beyond the fields lie the M61 to the west and built development to the east.
Whilst the development would be visible from glimpsed views, it is considered that the vegetation,
trees, topography of the landscape, and the existing buildings which lie between the farmhouse and
the application site along Moss Lane, would largely serve to screen views of the proposed
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development. As such it is considered that there would be a minor/negligible impact on the wider
setting of the listed building, but that the building’s significance and its principal setting would be
unaffected. In relation to the degree of harm caused to the heritage asset it is considered that the
small amount of negligible harm that would result is easily offset by the economic and social benefits
that would be derived from the proposed development.
129.

The significance of The Rough lies in its architectural and historic interest as an early 19th century
house. The core setting of the house is the courtyard which primarily comprises modern
outbuildings, tarmac access roads and areas of car parking. An agricultural field lies beyond the
house to the north, grass fields are situated to the east and modern development is located to the
south and west; they comprise the house’s wider setting. The Rough will be visible through glimpsed
views to the south-east from the site, although modern built development, vegetation, trees and
topography of the landscape will largely screen views. Most of its wider setting will be unaffected by
the proposed development. Therefore, a negligible effect is considered on the contribution that the
wider setting provides to the significance of the building, in limited views to and from it which would
be offset by the wider benefits likely to be derived from the development.

130.

The Heritage Desk-Based Assessment identifies that the site has low/nil potential for evidence from
the prehistoric, Romano-British, early medieval, medieval and post-medieval/modern periods and as
such concludes that no additional archaeological works are necessary associated with the
development of this site.

131.

The submission documents have been reviewed by Lancashire Archaeological Advisory Service who
have confirmed that they concur with the conclusions of the assessment and that no further
archaeological work is required.

132.

Canal Mill is a non-designated asset which lies beyond the western boundary of the site but which is
of local archaeological and historic interest. As highlighted by the Canal and Rivers Trust the Leeds
and Liverpool canal, which runs adjacent to the western boundary of the site, can also be considered
to be a non – designated heritage asset in its own right, however there are no historic canal bridges
or locks nearby, which where they are found elsewhere on this stretch of waterway are grade II listed
- for example Moss Lane Bridge no. 80 which is 480 metres north of the site.

133.

Paragraph 197 of the NPPF advises that the effect of an application on the significance of a nondesignated heritage asset should be taken into account in determining the application. In
weighing applications that affect directly or indirectly non designated heritage assets, a balanced
judgement will be required having regard to the scale of any harm or loss and the significance of the
heritage asset.

134.

Whilst the setting of Canal Mill and the canal will be affected as part of the development proposals,
which would inevitably have an urbanising effect, this harm must be balanced against benefits of the
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proposal and it is considered that the limited harm which would occur would easily be outweighed by
the social and economic benefits of delivering additional housing.
135.

In consideration of the above, it is considered that the proposed development is acceptable as it will
preserve the appearance of the nearby listed buildings and thus also sustain the significance of
these designated heritage assets. The negligible harm to the setting of nearby heritage assets is
justified by the economic and social benefits of the development. Accordingly it is considered that the
proposed development is in conformity with S.66 of the Planning (Listed Buildings and Conservation
Areas) Act 1990, the National Planning Policy Framework, policy 16 of the Central Lancashire Core
Strategy 2012 and policy BNE8 of the Chorley Local Plan 2012 – 2026 with respect to heritage
impacts.

Amenity
136.

The nearest residential properties to the proposed development lie to the east of the site fronting the
Blackburn Road and are in excess of 50m away from the nearest property on the submitted
indicative layout.

137.

In terms of impact on existing properties, the nearest properties are those outlined above. Given the
significant change in levels between the application site and Blackburn Road it is considered unlikely
that the proposal will result in material detriment to the amenities of the neighbouring properties in
terms of overlooking, loss of light etc.

138.

The noise and vibration impacts that could arise as a result of the proposed development have been
assessed as part of the application submission. The assessment evaluated the potential noise
impacts during the construction phase and following the completion of development during the
operational phase. The assessment noted that the general sound climate around the site comprises
mainly of traffic noise associated with the M61. The assessment concludes that whilst construction
works have the potential to impact sensitive receptors in close proximity to the site, the application of
appropriate measures (secured through a Construction and Environmental Management Plan) would
serve to mitigate the potential effects, which would be both temporary and limited.

Minerals and coal mining
139. The application site is underlain by various types of superficial deposits, with underlying sand and
gravel deposits including Lower Haslingden Flags Sandstone bedrock which are regarded as a
Mineral Resource.
140. Policy M2 of the Lancashire Minerals and Waste Site Allocation and Development Management
Policies Local Plan applies. The policy states that planning permission will not be supported if a
development is incompatible by reason of “scale, proximity and performance” with mineral
safeguarding.
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141. The application is supported by a Minerals Assessment which together with Chapter 11 of the
Environmental Statement present a review of available evidence of the presence of any viable mineral
deposits beneath the application sites and any potential for their prior extraction. Once appropriate
buffer zones are applied to the M61, the Leeds-Liverpool canal and existing housing developments the
prior extraction of minerals from beneath the application sites would not be economically viable. This
will be compounded by the likely low quality of the resource encountered.
142. Given that the site has been allocated for development as part of the policy EP2 EP1.1 / HS1.8 site
the presence of the mineral resource would have taken into account at the time of allocation and the
value of the land in planning terms is thus considered more valuable to deliver housing than to deliver
a marginal and difficult to process mineral resource.
143. Consequently, given the above constraints, it is considered that there is an overarching need for the
development that outweighs the need to avoid the sterilisation of the mineral resource.
144. The site lies within a Coal Authority Mining report area however a Coal Mining Report obtained for a
previous Environmental Desk Based Study for a site to the west of the Leeds and Liverpool Canal,
within a similar geological setting, indicates that the site is not within a likely zone of influence of past
or present underground workings. Due to the faulting in the area, the solid geology beneath the site is
downthrown relative to the solid geology containing coal at shallow depths. Consequently, the coal is
anticipated to be at a deeper level, and thus, it is considered unlikely that coal would have been
mined.
145. The applicant has submitted a Desk Study & Ground Investigation Report in relation to the application
site and the neighbouring site proposed under application 17/00714/OUTMAJ and this has been
reviewed by The Coal Authority.
146. The Coal Authority considers that the content and conclusions of the Desk Study & Ground
Investigation Report are sufficient for the purposes of the planning system and meets the
requirements of the Framework in demonstrating that the application site is, or can be made, safe and
stable for the proposed development. The Coal Authority therefore has no objection to the proposed
development. However, further more detailed considerations of ground conditions and/or foundation
design may be required as part of any subsequent Building Regulations application.
147. The Coal Authority therefore does not require any conditions be applied in relation to this application.
Sustainability
148. Policy 27 of the Core Strategy requires all new dwellings to be constructed to Level 4 of the Code for
Sustainable Homes or Level 6 if they are commenced from 1st January 2016. It also requires sites of
five or more dwellings to have either additional building fabric insulation measures or reduce the
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carbon dioxide emissions of predicted energy use by at least 15% through decentralised, renewable or
low carbon energy sources. However, the 2015 Deregulation Bill received Royal Assent on Thursday
26th March 2015, which effectively removed the Code for Sustainable Homes. The Bill does include
transitional provisions which include:
“For the specific issue of energy performance, local planning authorities will continue to be able to set
and apply policies in their Local Plans which require compliance with energy performance standards
that exceed the energy requirements of Building Regulations until commencement of amendments to
the Planning and Energy Act 2008 in the Deregulation Bill 2015. This is expected to happen alongside
the introduction of zero carbon homes policy in late 2016. The government has stated that, from then,
the energy performance requirements in Building Regulations will be set at a level equivalent to the
(outgoing) Code for Sustainable Homes Level 4. Until the amendment is commenced, we would
expect local planning authorities to take this statement of the government’s intention into account in
applying existing policies and not set conditions with requirements above a Code Level 4 equivalent.”
“Where there is an existing plan policy which references the Code for Sustainable Homes, authorities
may continue to apply a requirement for a water efficiency standard equivalent to the new national
technical standard, or in the case of energy a standard consistent with the policy set out in the earlier
paragraph in this statement, concerning energy performance.”
149. Given this change, instead of meeting the Code Level the dwellings should achieve a minimum
Dwelling Emission Rate of 19% above 2013 Building Regulations in accordance with the above
provisions. An Energy Report has been submitted with the application which shows a 19.92%
reduction in energy requirements over the 2013 Building Regulations can be achieved on the site. This
can be controlled by a condition.
Employment Skills
150.

The Central Lancashire Employment Skills Supplementary Planning Document adopted in
September 2017 identifies a number of key sites being bought forward including the application site
at Botany Bay/Great Knowley. This site constitutes part of a highly accessible 20 hectare site
situated adjacent to junction 8 of the M61, which is allocated as a site for sub regionally significant
development including B1, B2 and B8 but also retail, housing and leisure.

151.

The employment skills SPD introduces Employment Skills Statements and provides clarity as to how
this requirement relates to the relevant policies set out in the Core Strategy and Local Plan as well
as the guidance set out in the NPPF. The SPD goes on to state that one of Central Lancashire’s
priorities is to encourage economic growth within Central Lancashire that benefits the people and
businesses in the three boroughs and the SPD seeks to;

152.

Increase employment opportunities by helping local businesses to improve, grow and take on more
staff help businesses to find suitable staff and suppliers, especially local ones improve the skills of
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employment opportunities help

businesses already located in Central Lancashire to grow and attract new businesses into the area

153.

The SPD requires development over certain thresholds to be accompanied by an Employment and
Skills Statement. This is to ensure the right skills and employment opportunities are provided at the
right time. This is to benefit both the developer and local population and covers the following areas:


Creation of apprenticeships/new entrants/graduates/traineeships



Recruitment through Job Hub and Jobcentre plus and other local employment vehicles.



Work trials and interview guarantees



Vocational training (NVQ)



Work experience (14-16 years, 16-19 years and 19+ years) (5 working days minimum)



Links with schools, colleges and university



Use of local suppliers



Supervisor Training



Management and Leadership Training



In house training schemes



Construction Skills Certification Scheme (CSCS) Cards



Support with transport, childcare and work equipment



Community based projects

154.

Section 7 of the ES assesses the potential socio economic impacts of the development including;



The potential effects of the proposed development arising through construction, eg the temporary
construction employment associated with the proposed development of new housing.

155.

The applicant anticipates that the proposed development will provide a range of construction jobs,
estimated to be approximately 105 temporary construction jobs per annum over the 3 year build
period.

156.

The measures indicated in the Employment Skills Statement can be secured via a planning
condition.

Community Infrastructure Levy (CIL)
157. CIL Liability is not calculated at outline application stage. However, this development will be CIL Liable
on approval of the final reserved matters application (if approved). Based upon this outline application
information, this development will be subject to the CIL Charge for ‘Dwelling Houses’ as listed in
Chorley Council’s CIL Charging Schedule.
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CONCLUSION
158. Section 38(6) of the Planning & Compulsory Purchase Act 2004, requires decisions on planning
applications to be made in accordance with the development plan unless material considerations
indicate otherwise. Para 11 of the NPPF includes a similar provision whereby Local Planning
Authorities should approve development which accords with the development plan without delay.
159. Policy 9(d)(i) of the Central Lancashire Core Strategy allocates land at ‘Botany / Great Knowley’ for
sub-regionally significant employment development. The reasoned justification confirms that this is a
large (approximately 20 hectares) greenfield site adjoining the Leeds Liverpool Canal in close
proximity to J8 of the M61, which is ranked as a ‘Good Urban’ site in the employment land review
(paragraph 9.13).
160. Policy HS1.8 allocates 9.6ha of land at ‘Botany Bay / Great Knowley’ for housing with an identified 200
dwellings. The indicative phasing schedule identified at Appendix B of the Local Plan identifies 100
dwellings coming forward within the period 2016-21 and 100 dwellings coming forward within the
period 2021-26 (in line with Policy HS2 on phasing).
161. Taken together these two allocations comprise a total site area of 23.7ha
162. Policy EP2 complements this in relation to the ‘Botany Bay/Great Knowley Area – sub regional
employment and mixed use site’. This identifies the total EP1.1 / HS1.8 site (23.7ha) as suitable for:


B1 and B2 uses



200 dwellings



A3 restaurant/café and A4 drinking establishment uses



Water based leisure/recreation uses such as a marina adjacent to the canal



A pedestrian and cycle route adjacent to the canal with connectivity to the existing towpath

163. With regard to the policy requirement in EP2 (a) for the production of a masterplan the land at Botany
Bay / Great Knowley has been allocated in Chorley’s development plan since 2003. In November
2013, when the Council adopted the Chorley Local Plan, it was therefore recognised that as this was
the second time that the land had been allocated in the development plan, if the site were not to come
forward within this plan period then it would likely need to be deallocated in any future plan review on
the basis of being undeliverable. As such, the Council identified the development of a masterplan for
the Botany Bay Area as a corporate priority.
164. The Council facilitated the preparation of the masterplan, with stakeholders participating in the process
under the terms of a Memorandum of Understanding. Planit IE were commissioned to prepare the
masterplan on the basis that it should be evidence driven and where possible compliant with the Local
Plan. Planit were not directed to depart from the Local Plan but it was recognised that the
stakeholders, as landowners / developers should have the opportunity to maximise the value of their
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ownership, and that any departure from planning policy should be evidence based. The masterplan
was presented to the Council’s Executive Cabinet on 8 December 2016 for information.
165.

The housing allocation reference HS1.8 identifies that the overall allocation (including the land to the
south) could deliver 200 units. However, the development of the Botany Bay Masterplan has
identified that approximately 250 units could be delivered across the broader allocation within the
Local Plan.

166.

It should be noted that the housing allocation numbers detailed in policy HS1 are indicative and the
housing requirement is a minimum to ensure enough housing is provided through the Local Plan.

167.

The site area of this application and the concurrent application for housing on land to the south under
application 17/00716/OUTMAJ is 11.96 hectares which is greater than the amount of land allocated
for housing in the Local Plan (9.6 hectares). There would, therefore, be insufficient land left for the
employment allocation.

168.

It is noted that the sites are allocated housing sites and their development is, therefore, acceptable
in principle. However, given the proposals together propose 288 dwellings, this could be considered
to prejudice delivery of other elements of the overall allocation within the plan. However,
Development Plan compliance needs to be determined in the round and a proposal is either
compliant or not, taking into account that a Development Plan may have countervailing policies and
compliance with all individual provisions may be impossible.

169.

In the case of each of the housing applications, the departures from the extant policy are in the
quantum of housing proposed and a resultant and associated decrease in land available for
employment purposes.

170.

It is considered that in this case, the greater level of housing cannot fail to comply with the
Development Plan given that there is no express limitation upon the number of dwellings as
allocated in the site-specific policy and within the wider plan (as is the case with all Development
Plan) housing figures are not to function as ceilings.

171.

The issue is, therefore, whether the delivery of less than the allocation of employment land fails to
comply with the development plan. The statutory requirement is to consider the compliance with the
Development Plan as a whole. In this case, the effect of the two applications is to decrease the
employment land potentially realisable from the site from 14.3ha to 11.7ha. The proposals would
however still deliver mixed use development with an employment component.

172.

Consequently, it is considered that given the proposals would realise more than 80% of the target
hectarage of employment land, then the housing proposals are in compliance with the Development
Plan.
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The submitted Environmental Statement demonstrates that the proposals would not have
significantly detrimental Environmental effects and those negative impacts which do occur are easily
outweighed by the benefits which arise from the development.

174.

It is recommendation that Members be minded to approve the application subject to conditions and
providing that there is no intervention from the Secretary of State in respect of the associated
planning application reference 17/00715/OUTMAJ which is also reported on this agenda.

RELEVANT POLICIES: In accordance with s.38 (6) Planning and Compulsory Purchase Act (2004), the
application is to be determined in accordance with the development plan (the Central Lancashire Core
Strategy, the Adopted Chorley Local Plan 2012-2026 and adopted Supplementary Planning Guidance),
unless material considerations indicate otherwise. Consideration of the proposal has had regard to guidance
contained within the National Planning Policy Framework (the Framework) and the development plan. The
specific policies/ guidance considerations are contained within the body of the report.
RELEVANT HISTORY OF THE SITE
Ref:
02/00877/ADV Decision:
WDN Decision Date: 31 October 2002
Description: Retrospective application for consent to erect an advertising hoarding,
Ref:
96/00650/ADV Decision:
WDN Decision Date: 21 November 1996
Description: Display of two free standing advertisement hoardings,
Ref:
97/00247/OUT Decision:
PEROPP
Decision Date: 21 May 1999
Description: Outline application for business and leisure development, including offices, research and
development, light industry, general industry, distribution and warehousing, pubs and restaurants, hotel and
leisure,
Ref:
05/00392/FULMAJ
Decision:
PERFPP
Decision Date: 4 November 2011
Description: Erection of two storey office unit with associated car parking,
Ref:
05/00393/FULMAJ
Decision:
PERFPP
Decision Date: 4 November 2011
Description: Erection of 2 single storey industrial units with associated service yards and car parking,
Ref:
05/00394/OUTMAJ
Decision:
PERFPP
Decision Date: 4 November 2011
Description: Proposed mixed use development of mainly B1, B2 and B8 use classes with site entrance
allocated for C1 & A4 use classes,
Ref:
05/00455/FULMAJ
Decision:
REFFPP
Decision Date: 8 March 2006
Description: Erection of hotel and public house/restaurant and related works,
Ref:
06/00045/FULMAJ
Decision:
PERFPP
Decision Date: 21 March 2006
Description: Extension of approval for temporary access road from roundabout on A674 to Canal Mill for
a further 12 months until 31.03.2007.
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Key
Red line boundary.
Retained trees (See appendix 4 of preliminary
arboricultural appraisal for residential site).
Residential use (class C3) including access,
SUDS, landscape, infrastructure. Building height
to a maximum of 3 storeys i.e. 12.5 meters
above proposed ground levels.
Access to residential application site from
A674 (detailed proposals) (see drawing
TPMA1048100).
Ecology buffer with new canal towpath.
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space and cycle/pedestrian linkways.
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Director of Partnerships
Planning and Policy
Chorley Council
Civic Offices, Union Street
Chorley
PR7 1AL
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Tel
Email

01772 534057

Your ref
Our ref
Date

D9/17/00713-716/OUTMAJ
D9/17/00713-716/OUTMAJ/NJS
31st July 2018

Neil.stevens@lancashire.gov.uk

Dear Sir
Planning Application No:

Location:

17/00713/OUTMAJ - Employment
17/00714/OUTMAJ - Dwellings
17/00715/OUTMAJ - Retail, employment, hotel and crèche
17/00716/OUTMAJ - Dwellings

LAND ADJACENT TO THE NORTH AND SOUTH OF THE A674 AT BOTANY
BAY, CHORLEY

Description: Referring to the notification of a planning application consultation for outline
consent for employment floorspace (Use Classes B2 and B8), 288 dwellings,
retail floorspace (Use Classes A1, A3, A4 & A5), employment floorspace (Use
Class B1), hotel (Use Class C1), crèche / nursery (Use Class D1) and provision
of associated car parking, highways, landscaping, and infrastructure and any
ancillary development thereto. All matters reserved except for vehicular access
which is proposed to access the existing A674 corridor, with employment, retail,
employment, hotel and crèche served off the Botany Bay roundabout albeit
modified and residential served off a new priority to the east off the Leeds and
Liverpool Canal.

The following comments relate to the above planning applications. The Transport Assessment
(TA) for the proposals (dated July 2017) was submitted with the planning applications to which
LCC Highways were consulted on 1st August 2017. Since this time there has been
considerable amendment and the provision of further supporting information by the developers
Transport Consultant, Curtins, on behalf of the applicant FI-REM. The further information
included: Transport Assessment Addendum (February 2018) and further updated traffic model
outputs and indicative junction proposals. In addition Curtins provided Technical Note – 001
(dated 17/07/18). All the latest transport and highways related assessment work provided in
support of the applications has been reviewed by LCC Highways. This work includes
assessment carried out using conventional junction modelling (LinSig) undertaken by Curtins
and microsimulation modelling by consultants, WSP on behalf of Highways England (HE). The
latest plans, with proposed mitigation, have been considered and include:
- Hartwood Junction, Drawing No. TPMA1498-108, Revision B;
- M61 Junction 8, Drawing No. TPMA1498-111, Revision B;
- M61 Junction 8, Drawing No. 70046945-001, Revision PO1 (produced by WSP); and
Phil Barrett, Director, Community Services, Lancashire County Council
PO Box 100  County Hall  Preston  PR1 0LD
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- Euxton Lane Junction, Drawing No. TPMA1498-116, Revision A;
(Note these latest plans have been reviewed, however ALL should NOT be attached to
any permission granted, see below for further detail.)
Lancashire County Council (LCC) as Local Highway Authority (LHA) is responsible for
providing and maintaining a safe and reliable highway network. These comments have regard
to the latest National Planning Policy Framework (NPPF). The County Council is committed to
reducing congestion and delay and improving highway links and junctions in the most
congested transport corridors, having regard to this application includes the corridors of A674,
A6, B5252 on the local network and the strategic M61 (which is managed and maintained by
Highways England). In addition other important corridors have also been considered being
B6228 and the B6229.
A number of these corridors intersect and result in a number of local pinch points on the
network around J8 of the M61 and at the connecting junctions around Hartwood Hall. With this
in mind the present and proposed traffic systems have been considered in and around the
location of proposed development whilst also having consideration to the location of the
Chorley Hospital and Fire Station.
The mixed use development, which these applications relate to, is beyond the current built
environment and will therefore require a suitable approach that will see the successful delivery
and maintenance of infrastructure and other measures to integrate the site with the existing
built environment and wider community to maximise connectivity. If such measures are not
delivered and where necessary maintained by the developer, then those elements of the
proposed development will become more dependent on the use of the private car. Thus all of
the applications must incorporate sustainable transport measures to address the issues
relating to the provision for public transport, cycling and walking modes and be self-sustaining,
as there is no certainty that each will be built out in part or in full.
The Proposed Development
The mixed use development has been submitted in 4 separate applications all in outline with:
17/00713/OUTMAJ - Land adjacent to and South of Leeds Liverpool Canal, Blackburn Road–
Outline planning application for employment floorspace (use classes B2 and B8) with
associated highways, landscaping provision and ancillary development. All matters reserved
except for access which is proposed off the existing A674 roundabout (northern arm).
17/00714/OUTMAJ - Land to the West side of Blackburn Road (B6228)–
Outline planning application for the construction of up to 188 dwellings (use Class C3) with
associated highways, landscaping and infrastructure provisions. All matters reserved except
for access. Access served off a new junction onto Millennium Way A674.
17/00715/OUTMAJ - Land between M61 motorway and Leeds and Liverpool Canal–
Outline planning application for retail floorspace, employment floorspace, hotel, creche, and
provision of associated car parking, highways, landscaping and infrastructure and any ancillary
development thereto. All matters reserved except for access which is proposed off the existing
A674 roundabout (southern arm).
17/00716/OUTMAJ - Land to the rear of 135 Blackburn Road (B6228)–
Outline planning application, with all matters reserved, for the construction of up to 100
dwellings (use Class C3) with associated highways, landscaping and infrastructure provisions.

2
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Access served off a new junction onto Millennium Way A674, via infrastructure identified /
provided by application 17/00714/OUTMAJ.
The developer has produced a concept plan for the whole site (Drawing No. TPMA 1498-007.
This plan was produced by Curtins and has the drawing title 'Accessibility'. As the planning
applications are 'Outline' at this stage, the plan will be subject to significant change.
There are a number of existing sustainable routes that are of influence including a defined
cycle link from the existing A674 access roundabout to the Leeds Liverpool Canal. In addition
Public Right of Way (PROW) footpath No. 26 commences from south of Moss Lane, passes
through the proposed employment site to the A674, continues through the proposed retail site
and over the canal at a footbridge, it then passes through the proposed residential site before
ending at Blackburn Road. In addition, footpath No. 55 provides connection from Moss Road
to footpath No. 26 and the proposed employment site.
Note: All applications are in outline excluding access, for the avoidance of doubt these
comments considers 'access' to mean motorised access and not sustainable access points
onto Blackburn Road, Leeds and Liverpool Canal (including over it), linking individual
applications to the PROW network and the public highway beyond). The necessary details for
these elements have not been provided as part of this planning application and I would expect
these sustainable access matters to be fully addressed at the reserved matters stage.
Development Vehicular Access Arrangements
The planning application description for three of the four development proposals indicates that
all matters are reserved except access (17/00713, 17/00714 and 17/00715). While application
17/00716 indicates all matters reserved. The applicant has therefore sought to demonstrate
that appropriate site access can be provided.
With consideration for each application I have the following comments:
Both the employment (17/00713/OUTMAJ) and retail (17/00715/OUTMAJ) applications are
served off the existing A674 roundabout albeit with some changes. With the employment
served off a northern access and the retail of the southern arm, which is also the access into
the existing Botany Bay. The Employment and Retail access locations are shown on Curtins
Drawing No. TPMA1498-105. To satisfy lane discipline for all vehicles including HGV's from
the proposed employment, the roundabout will require some modification within the highway
boundary and land controlled by the applicant; this is currently NOT shown on the Curtins
drawing. This is required for safety reasons to negate against side swipes from manoeuvring
HGV's. The final design submitted for approval to include a suitable safety audit as well as the
whole roundabout satisfying design standards. The design, supporting documentation and its
delivery to be controlled by planning conditions.
The residential dwellings are served off a new priority junction on the south side of the A674,
located to the northeast of the Leeds and Liverpool Canal and the employment and retail site
access roundabout. The proposed residential site access junction in principle is shown in
Curtins Drawing No. TPMA1498-100. The junction to include appropriate right turn provision
on the A674 to allow for vehicles to safely wait and be visible from other vehicles on the A674
from the north or south in line with standards and 85%ile observed speeds (whichever is the
greatest). The priority junction to satisfy visibility in both the horizontal and vertical planes.
Information presented does indicate that this matter can be satisfied, however the linking road
between the junction and the residential development needs to be at a similar level to the
existing A674 to emphasise to drivers on the A674 of the new built environment and the
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junction. Approaching vehicle speeds currently on the A674 are what would be expected in its
rural setting. The final design submitted for approval to include a suitable safety audit for the
junction including approach satisfying design standards and all deliverable/controllable by the
applicant. The design, supporting documentation and its delivery to be controlled by planning
conditions.
With regard to the information presented and land controlled by the applicant, I consider that
safe and appropriate access can be provided albeit changes will be required to that presented
which will be determined at the detail design stage.
Submitted Transport Assessment
The remaining sections of these statutory consultation comments address key elements within
the submitted Transport Assessment and associated supporting information submitted. This
will cover the following:
Traffic Figures and Traffic Forecasts
- Traffic Counts, Traffic Growth and Assessment Years
- Trip Rates
- Distribution
- Committed Development
Accident Analysis
- Review of Existing Network Collision Data
- Road Safety Audit
Sustainable Development and Site Accessibility
- Pedestrian, Cycle and Public Transport (split by land use)
Travel Plan
Internal Site Layout
Sustainable Urban Drainage Systems (SUDs)
Traffic Modelling
- Modelling Approach
- Vissim Modelling (microsimulation)
- LinSig Modelling (signal junction)
Comments on Individual Junctions Modelled and Necessary Mitigation
S278 Works
Planning Obligations and finally,
Conclusion and Recommendation

Traffic Figures and Traffic Forecasts
Traffic Counts, Traffic Growth and Assessment Years
The TA indicated that traffic surveys were undertaken at the key junctions on Friday 15th and
Saturday 16th July 2016. While it was noted that Lancashire schools did not close for the
summer until Friday 21st July there was some concern that the counts may not reflect a typical
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neutral month. Further data was reviewed which helped to establish that the July 2016 surveys
were acceptable for the purpose of the Transport Assessment of the proposals.
This survey data showed that the AM traffic peak was 07:45 to 08:45 and the PM peak
occurred between 16:30 and 17:30. The Saturday peak was identified as 11:45 to 12:45.
The Transport Assessment considered future year scenarios of 2022 and 2027. In order to
calculate the future year scenarios, the background traffic figures were subject to
TEMPRO/NTM growth factors. The growth factors were subject to an 'alternative assumptions'
adjustment with consideration for committed developments to be taken into account (see
below) The future scenario years and growth factors are acceptable to LCC Highways.
Trip Rates
The TRICS database has been used to calculate trip rates for each element of the overall
proposed site. The forecast trip generation is set out in Section 3 of the Transport Assessment
Addendum (February 2018). Having carried out my own review, I consider the overall trip
generation for the proposal is acceptable for the purpose of assessing the impact of the
proposals.
Distribution
The Trip Distribution pattern for elements of the proposed development was originally based
on the journey to work 2001 census data. The Transport Addendum uses the 2011 Census
data to derive trip distribution and this is acceptable to LCC Highways. The distribution used
in the junction modelling considers the primary distribution, however my considerations have
also considered the Blackburn Road B6228 and B6229 Moss Lane corridors which will be
used as an alternative route by some.

Committed Development
The TA Addendum for the application sites sets out in Section 2.6 (Table 2.5) the committed
developments included in the assessment that have been agreed with LCC Highways.
The approach followed within the TA Addendum with regard to committed development and
traffic growth is acceptable.
Accident Analysis
Review of Existing Network Collision Data
The July 2107 Transport assessment presented historic Personal Injury Accident (PIA) data
obtained from LCC for the period between the 1st May 2008 and the 30th June 2013. The
study area covered the following:
• M61 Junction 8 / A674;
• Moss Lane B6229 / A674;
• B6228 Blackburn Road;
• B6228 / Knowley Brow/Blackburn Brow Drive;
• B6228 / Northgate Drive; and
• Harpers Lane / B6228/Eaves Lane
The accident records are summarised in the July 2017 TA in Table 2.1., this information
presented is out of date.
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However, I have reviewed the most up to date collision data records held on LCC's Highways
system and I am satisfied that the influenced network with development and all mitigation
delivered (that I highlight in these comments) will not result in residual safety issues.
Road Safety Audit
An independent Stage 1 Road Safety Audit (RSA) has been carried out for the proposed
improvements as presented in the Curtins TA Addendum, for the Hartwood Hall roundabout
and at M61 Junction 8 roundabout.
The Stage 1 RSA identified a number of problems and provided a recommendation on each.
Since the Stage 1 RSA was carried out considerable further review and analysis has been
undertaken on the mitigation proposals that have led to more substantial works particularly at
the M61 Junction 8 roundabout and slip roads (HE Agreed improvement scheme). Further
RSA will form an integral element of the design process and all issues previously identified
must be reviewed and addressed as part of the s278 detailed design works.
Sustainable Development and Site Accessibility (with development)
As indicated earlier in these comments, this mixed use development, in general is located
beyond the current built environment and will require delivery and maintenance of
infrastructure and other measures to maximise connectivity into the wider environment which
includes that served off Blackburn Road B6228. It is important as the site is built that
sustainable modes are available for use and are an alternative to the private car. I will consider
each of the key land types separately.
Residential
Whilst vehicular access is solely from the A674, which is not unreasonable, it is important that
residents have access to Blackburn Road and the existing provision that is available from it. It
is agreed that a foot/cycle way is provided to Blackburn Road that is accessible from the
residential development proposed (either application) having regard to the local topography
(gradient) and requirements of residents who may be mobility impaired. The route to be of a
permanent construction with lighting and be available for use throughout the year whether day
or night time. The route to be managed by a maintenance agreement funded by the
development. The route will provide access to Blackburn Road for cyclists, pedestrians and
those using public transport served off it to key destinations between Blackburn and Chorley
as well as school services.
The existing service is hourly, for the scale of development it could be considered that this
existing bus frequency should be improved, however I have had regard to the four applications
as a whole and the proposal is for a mixed use development with employment, retail and
leisure. This proposal when complete will provide some opportunities to reduce the need to
travel beyond the wider site and does deliver other major transport infrastructure, providing
benefits to all transport modes. With this I consider the exiting public transport provision is at
the limits of being acceptable. Walk distances from existing bus stops to the residential
dwellings overall are acceptable.
Note, no public transport services use the section of the A674 where the developments are
located.
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Existing defined cycle routes are available on the A674 Millennium Way, these are to be
improved to support cyclists needs by this development. A continuous route is available on the
A674 from the site towards Chorley. The existing crash barrier which splits the existing
foot/cycle way to be removed/relocated. As part of the detail design of the M61 Junction 8
changes, a safety review will be undertaken to indicate whether the barrier to be relocated to
the back of cycle/footway or completely removed with a replacement fence provided. This to
be conditioned. The existing narrow grass verge running parallel to the footway, between the
proposed priority junction and Botany Bay roundabout to be removed extending the foot/cycle
provision. The need for the existing crash barrier along this length to be reviewed at the time
of further detail being available, an alternative approach may be taken, it is important that the
existing environment is changed in line with the development, influencing driver behaviour in
a positive way. This to be conditioned.
The ped/cycle provision towards the Blackburn Road junction is limited but satisfactory, having
regard to the potential user demand, it includes a narrow way along its length (eastern side
only) with a simple crossing over the A674 to the south of Moss Lane B6229 and a controlled
crossing to the north of the junction with Blackburn Road B6228.
To satisfy users needs the route of existing PROW onto Blackburn Road from the residential
site might need to be amended, which has its own separate process. Its progression and detail
to be conditioned. It must be available to use prior to the first dwelling being occupied.
Access from the residential site to Botany Bay leisure/retail area and employment beyond to
be provided by using the PROW and the bridge over the Leeds and Liverpool canal. Any
changes required to support its continuous use by pedestrians and cyclists to be conditioned.
At this stage, any changes have not been determined, as the application is in outline. I am not
aware of discussions or agreements made between the developer and Canal and River Trust.
Access using this PROW/Canal River Trust infrastructure to be conditioned.
The towpath running alongside the Leeds and Liverpool Canal forms part of a cycle network
providing a good link to the wider development and beyond, any upgrading or changes
secured will be contained in the Canal and Rivers Trust statutory response.
Retail/leisure
From a public transport perspective, the retail element will include a shuttle bus service
between Chorley town centre and the site and possibly a number of stops on route. The service
to support both staff and customers and to operate prior and post the operational hours of the
retail element (to satisfy staff needs). This provision to be conditioned and be in operation from
first occupation of any unit whether retail/food/leisure. Existing bus services on Blackburn road
can also be used to provide access to the retail/leisure part of the site, but this assumes the
residential element is built out.
For pedestrian and cycle needs, the above A674 and canal and river trust text applies. The
retail element of the development will also have a sustainable access (pedestrians and
cyclists)/emergency access onto Blackburn Brow via Botany Canal next to 'The Lock and
Quay' Public House.
Employment
The employment site is poorly accessed by public transport, no provision is offered, with the
nearest stops being on Blackburn Road which exceeds desirable walk distances to bus stops.
The distance from the Blackburn Road bus stops to the Botany Bay roundabout using the
existing PROW is 575m which exceeds the 400m max. However with other elements of the
wider development (such as the residential) it does provide linked opportunities. The PROW
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to the north of the employment site does provide some additional access opportunities from
the Wheelton and Lucas Green (Whittle-le-woods) areas. Changes to support these as usable
routes to be conditioned and delivered prior to them being used.
For additional pedestrian and cycle needs to the employment site, the above A674 and canal
and river trust text applies.
Travel Plan
An Interim Travel Plan has been prepared and submitted at this stage. The Interim Travel Plan
sets out various measures which aim to encourage sustainable travel, an approach to
monitoring and review, and an Action Plan.
A Full Travel Plan and its implementation will be appropriate for this development proposal in
due course. The Full Travel Plan when submitted will need to meet LCC's submission criteria
and include:









Contact details of a named Travel Plan Co-ordinator
Results from travel survey
Details of existing cycling, pedestrian and public transport infrastructure
Details of the provision of cycle parking
Objectives
SMART Targets for non-car modes of travel, taking into account the baseline data from
the survey
Action plan of measures to be introduced, and appropriate funding
Details of arrangements for monitoring and review of the Travel Plan for a period of at
least 5 years

For development of this scale LCC Highways would request a contribution of £24,000 to
enable LCC to provide a range of Travel Plan services as outlined below.




Appraise initial Travel Plan(s) submitted to the Planning Authority and provide
constructive feedback.
Oversee the progression from the Interim Travel Plan to the Full Travel Plan/s in line
with agreed timescales.
Monitor and support the development, implementation and review of the Full Travel
Plan. This will Include reviewing:
o Annual surveys
o Progression of initiatives / actions plan
o Targets

Sufficient funding and commitment to deliver Measure/Initiatives within the Travel Plan
If this application were to be approved LCC would request that a commitment is made by the
developer to ensure suitable funding is made available to be used toward measures/initiatives
that may be required if Travel Plan targets are not achieved (to be made available to the
developers appointed travel plan coordinator). I would note that this funding is only to be used
if the targets are not met and that these funds are not passed to the LPA or the LHA.
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Internal Site Layout
As the application is in outline, at this stage limited comments are provided on layout detail,
comments have been provided on motorised and non-motorised provision to and linking sites
(integration/accessibility). However some general comments can apply.
Residential
It is important that the site is fully permeable and suitably integrates to the environment beyond
for all users. If the site is to be considered appropriate for adoption, a detailed highway layout
must be supported by the highway authority, being satisfied on all matters including internal
road widths, foot/cycle way widths, suitable service verges, turning heads size, layout satisfies
safety for all users (including mobility impaired), suitability for service vehicles to manoeuvre
around development, visibility within highway boundary, suitable off road parking provision (if
garages are to be considered must be of an appropriate size to accommodate a car), traffic
calming/traffic management within. The detailed layout must have full regard to the access
strategy onto the A674 as described previously. To negate against a future dispute, it is
suggested that simple parameters are supported i.e. access location (separated by mode),
site requirements, scale to provide greatest flexibility to layout to satisfy all interested parties.
Retail
Indicative internal layouts presented as part of the application are not supported, further detail
is required on a number of matters. It is important to ensure (with an evidence base) that the
site provides adequate:
 Car parking - whether within the multi-story or elsewhere and whom it serves
o Types of parking provision and number
 Manoeuvring within the site for all modes
 Servicing provision and yards to all units
 Emergency access to all proposed units and the existing Botany Bay
 Coach parking and drop off/pick up areas
 Circulation
 Highway space to accommodate waiting vehicles to access the car park not to impact
back onto the public highway. No parking/servicing to be located in areas where it could
influence the operation of the public highway as vehicles are waiting to enter the site.
 Management measures and infrastructure to ensure that demand does not exceed
supply which may include temporary overflow car park and or interactive signing on
the public highway
o Including car park restrictions staff/customers etc
 Servicing strategy and times of servicing which should be outside traditional peaks of
the retail site
 Phasing and construction to overcome safety issues with the existing Botany Bay or
elements of the wider application, impacts on canal users (including towpath) and
impacts on the public highway network
Note: The above list is not comprehensive at this stage, but provides areas where further
discussion is required prior to any detailed applications being submitted.
To negate against a future dispute with the applicant, it is suggested that simple parameters
are supported i.e. access locations (separated by mode), site requirements, scale to provide
greatest flexibility to layout to satisfy all interested parties.
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Employment
Indicative internal layouts presented as part of the application are not supported, further detail
is required on a number of matters. It is important to ensure (with an evidence base) that the
site provides adequate:
 Car parking
 Manoeuvring within the site for all modes
 Servicing provision and yards to all units
 Links and management to the retail to control or support movement
Note: The above list is not comprehensive at this stage, but provides areas where further
discussion is required prior to any detailed applications being submitted.
To negate against a future dispute with the applicant, it is suggested that simple parameters
are supported i.e. access location (separated by mode), scale to provide greatest flexibility to
layout to satisfy all interested parties.

Sustainable Urban Drainage Systems (SuDs)
LCC are the Lead Local Flood Authority (LLFA), as such LCC Flood Risk Assessment Team
provide detailed comments during the planning process under a separate response.
The application should consider the requirements likely to be asked for in support of a SuDs
drainage scheme, if deemed necessary. These considerations may significantly affect the site
layout/design to include for the likes of swales, storage ponds etc. to control run off rates in
accordance with SuDs guidance.
In general, LCC will seek to limit the use of culverts where alternative sustainable solutions
can be found.
With regard to drainage systems within the highway, where the applicant is proposing to offer
the highways for adoption, the applicant is advised to begin early discussions between the
section 38 officers at Lancashire County Council, the Lead Local Flood Authority at Lancashire
County Council and United Utilities as advised in the Department of Transport Advice Note
"Highway Adoptions – The adoption of roads into the public highway (1980 Highways Act)",
published in April 2017.
The applicant is also advised that highway surface water drainage system must not be used
for the storage of any flood waters from the adoptable United Utility surface water system or
any private surface water drainage system.
Traffic Modelling
Modelling Approach
As stated above, the influenced network has been modelled using a microsimulation
programme (Vissim) with individual junctions considered separately using the appropriate
propriety software (LinSig).
The use of the two modelling techniques set out above is appropriate in allowing a better
understanding of the complex and, at times, congested highway network in the vicinity of the
proposed applications. The conventional LinSig modelling will generally give a good indication
of how individual junctions could be expected to operate while the microsimulation models
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give further information on how the overall network in the study area will operate with some
regard to the interaction of individual vehicle movements through the network. It is typical that
the two modelling approaches do give variation in the results (journey times / vehicle delay /
queue lengths etc.) for a number of reasons including output parameters not being identical.
However the results should be comparable i.e. within boundaries of its range and can be
cautiously considered together but also in isolation to allow an informed conclusion to be drawn
in regard to the impact of the development and the effect of proposed mitigation.
LCC Highways had some concern in regard to the level of variation in the results from the two
modelling approaches and sought further detailed information on each modelling approach in
order to reach an informed decision. Further detailed information and results were provided by
Curtins and WSP, this included traffic signal timings, journey time data, latent demand data
(Vissim model) and average / maximum queue length predictions.

Vissim Modelling
LCC Highways have reviewed the outputs from the latest Vissim modelling exercise for the
scenarios of '2022 Do Minimum' and '2022 With Development and HE mitigation'.
The Vissim modelling indicates the network will, at peak times, operate at or close to capacity.
There was some latent demand indicated in both the 'Do Minimum' and 'with Development'
scenarios. In general the Vissim model indicates greater levels of queueing and delay than
that forecast from the LinSig model. Whilst signal timing from both models use the same initial
parameters, the use of the data and modelling approach is significantly different, with Vissim
having lesser ability than Linsig to be flexible within the modelled period. This is not
unexpected, however, the differences in the outputs from the two modelling approaches was
a concern to LCC Highways and has influenced our requirements in regard to additional
mitigation necessary to ensure overall network reliability and safety in the future. These are
set out below and include measures such as queue detectors (loops), signals modernisation
and performance upgrades, MOVA validation, Hospital hurry call facility, review of bus priority
and signing, as well as a signing and road marking review and update (providing network
reliability, safety and efficiency benefits).
LinSig Modelling
Again, LCC Highways have reviewed the outputs from the latest LinSig modelling exercise for
the scenarios of '2022 Do Minimum' and '2022 With Development and HE mitigation'. LCC
were also presented with the input model in order that a more detailed 'in house' review could
be undertaken. A number of comments from this review process are included below under the
heading 'Comments on the Individual Junctions Operation, Modelling and Necessary
Mitigation'.
In general the LinSig modelling indicated that with the '2022 with mitigation' scenario, the
network of junctions would operate as well as or better than the '2022 Do Minimum' (no
development) scenario. While there were some elements of the modelling that could have
been considered may give optimistic results it is also reasonable to note that real time signal
optimisation of the proposed junction improvements could be expected to deliver greater
benefits not borne out within the computer model (in association with the mitigation measures
detailed below by LCC highways – and in addition to the HE agreed mitigation).
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Comments on Junctions Operation, Modelling and Necessary Mitigation
With regard to mitigation as presented below and the agreement of detail and their
implementation triggers to be suitably controlled through planning condition relating to each
application. Any highway or transport related triggers and planning conditions to be agreed
with the county council. Delivery of all works to be via s278 agreements.
A674 Blackburn Rd / B6228 Blackburn Rd Signal Controlled Junction and B6229
Corridor
Queueing is observed at times during the evening peak at the A674 Blackburn Rd / B6229
Blackburn Rd signalised junction. On occasion, right turners into the B6229 do block back and
impact on the A674 eastbound through movement. This development proposal will increase
traffic movements at this junction, particularly given the B6229 will present an alternative route
for some movements. To address the impact of development at this junction and the B6229
corridor, the following mitigation is considered necessary:
-

LCC highways require for signal (MOVA optimisation) review to address impacts to
best manage the future network with review at agreed trigger points (in line with
development phasing – to be agreed) and white lining scheme (including Moss Lane
junction)

-

Scheme of measures to be delivered on this alternative route on the B5228 Blackburn
Road / Blackburn Brow corridor to address impacts to best manage the future network.
The scheme expected to include the following:
o Speed review along length (currently 40mph)
o Review and update existing TRO's
o Road marking review and refresh in vicinity of Great Knowley
o SPeed Indicator Device (SPID) on the approach from the north
o Gateway on approach to Great Knowley from north including white lining,
roundells and possible carriageway narrowing (links to road marking review)
o Nearest bus stops to the PROW to be upgraded to quality bus (and shelter to
be provided in the northbound direction towards Blackburn

A674 Blackburn Road / B6229 Moss Lane priority junction
To address the impact of development at this junction and on the B6228 Moss Lane corridor,
the following mitigation is considered necessary:
-

LCC highways require a simple scheme of measures to be delivered on this alternative
route on the B5229 Moss Lane corridor to address impacts to best manage the future
network The scheme expected to include the following:
o Review of signing onto the corridor with its 7.5t weight restriction.
o Consider influencing driver behaviours by changing the carriageway treatment
on the B6229 at either end such as:
 road marking including bar markings, or narrowing's
 different surface colour at junctions,
 raised tables.

A674 Blackburn Road / Proposed Residential site access priority junction
The residential dwellings are served off a new priority junction on the south side of the A674,
located to the northeast of the employment and retail site access roundabout. The proposed
residential site access junction is shown in Curtins Drawing No. TPMA1498-100
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With consideration for all the latest additional information (proposed mitigation, traffic
modelling and swept path analysis plans), I am satisfied with the indicative site access
drawings. However see earlier text for detail relating to access visibility, the vehicular approach
from within the site to the junction and foot/cycleway and safety barrier on the A674.
The above excludes sustainable access onto Blackburn Road and across the Leeds and
Liverpool Canal, see earlier text.
A674 Blackburn Road / Proposed Commercial/Retail site access roundabout
Both the employment (17/00713/OUTMAJ) and retail (17/00715/OUTMAJ) applications are
served off the existing A674 roundabout. With the employment served off the northern access
and the retail off the southern arm, which is also the access into the existing Botany Bay. The
proposed Employment and Retail access location is shown in Curtins Drawing No.
TPMA1498-105
I am satisfied that an access can be provided which is inline with design standards (for the
whole roundabout) which ensures that lane discipline is maintained for HGV's (in land
controlled by the highway authority or by the applicant). Therefore, while the indicative Curtins
access drawing is suitable for planning purposes (i.e. indicating point of access and junction
type) the detail of the necessary solution will require kerbline changes that are not included in
this plan. I am satisfied these revisions can be undertaken at detail design stage (however
must be completed prior to site layout details being agreed).
A three phase approach will be undertaken at the junction being (however multiply phases
may be delivered at the same trigger point - to be agreed):
Phase 1:
Modify kerbines to maintain lane discipline for circulating HGV's having regard
to wingmirrors, (whole roundabout to satisfy standards)
Phase 2:
Extend 2 lane flare from the southwest (M61) to form a 2 lane approach for a
distance that can accommodate a minimum 10 cars (in each lane) i.e. circa
65m
Phase 3:
Modify entry into the site to support 2 lanes (this supports site management)
However see earlier text for detail relating to access foot/cycleway and safety barrier on the
A674.
The above excludes PROW changes onto Moss Lane, and from the retail development onto
the Canal and across the canal or onto Botany Canal by the Lock and Quay.

A674 Blackburn Road between M61 J8 and the residential access
TRO funding to ensure parking does not take place on this section of road and
Provide interactive signing east and west of the site to support car park management and use
of appropriate overflow strategies/carparks elsewhere
The above excludes foot/cycle provision on the A674 which is highlighted elsewhere.
A674 / /M61 Junction 8 roundabout
I would note that the M61 J8 signalised junction is managed and maintained by the county
council as highway authority.
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I would highlight a number of comments in regard to the LHA review of the modelling:
- The proposed M61 J8 dedicated left turn on-slip is not coded correctly in LinSig (J2.5).
It should be modelled as a give way, however this is not considered a significant issue
that would materially change the LHA response.
- I would note that the cycle crossing provision (controlled toucan crossing) has been
maintained within the proposed scheme and modelled within Linsig.
The modelling work indicates that the proposed mitigation scheme (as agreed with HE) will
provide appropriate mitigation with regard to the impact forecast from the development
proposals.
LCC highways would add further requirements in regard to the scheme to be delivered as
proposed and updated by HE and shown in Drawings (TPMA1498-111 Rev B & 70046945001 Rev P01. It is LCC highways view that the following is also required:
- As a part of the delivered scheme signal optimisation (MOVA) is required with review
as part of the s278 works and also at agreed trigger points (in line with development
phasing – to be agreed)
- The final detailed design to identify appropriate locations for queue detectors on links
as necessary, to allow better management of the future network
- Modernisation and performance upgrade of signal equipment and controller
- Technology to link associated signals both upstream and down stream
- CCTV to monitor operation
The above works to be delivered by the developer and controlled by a suitably worded
condition with appropriate trigger points to be in line with development phasing – to be agreed).
A6 / A674 signalised roundabout (Hartwood Hall roundabout)
The modelling review indicates the junction, with the mitigation improvement works, can be
satisfactorily managed to maintain a safe and reliable network. Some changes to the
improvement scheme will be expected during the detailed design in particular, with the lane
detail (right turn to A6 north, LinSig link J.37s) should be reviewed as well as the lane merge
on Preston Road NB.
In addition to the agreed improvement scheme shown in Drawing TPMA1498-108 (Revision
B) the following works are required to support efficient management of the network to best
deliver reliability and safety benefits:
-

Technology to link associated signals both upstream and down stream
Signal equipment to be updated and controller
Queue detectors on Maple Gove, Drumhead Road and 'Keep Clear' road marking on
Millennium Way A674
Queue detector on Hazel Grove
Traffic signs and road markings review
Bus priority review
CCTV to monitor operation

A6 / Euxton Lane signalised roundabout (Hospital roundabout)
The modelling work (Linsig and Vissim) has been reviewed and it is LCC Highways considered
view that mitigation is required at the Euton Lane (Hospital roundabout).
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Consultant Curtains have prepared a potential improvements scheme, which replaced the
signalised roundabout to a traditional signalised junction and this was modelled with LinSig.
LCC has reviewed this scheme and while it demonstrates that the works would deliver some
capacity benefits, it raises concerns in regard to significant cost to deliver, impact on the
Goodwins Bar and Kitchen, and are the benefits proportionate to cost of delivery (this excludes
the disruption caused during construction). The current requirement to facilitate u-turning at
the Hospital roundabout for the properties on the northwest side of the junction would be lost
with this scheme and the alternative was not considered likely to be acceptable.
However, LCC Highways consider there is an appropriate scheme which can deliver many of
the benefits forecast by the now discounted Curtains scheme. This is borne out with
consideration to both the Curtins LinSig modelling of the network and this junction prior to and
then with their latest, but discounted, scheme. The principles of this scheme, that LCC require
to be delivered to include the following:
-

Widening – on the southbound approach from the north
Traffic island to separate straight on from right turning traffic (north to south & west)
Re-profile the central island to facilitate movement
Queue loop detectors on appropriate links
White lining / lane marking review and refresh
Signing review and update as necessary
Technology to link associated signals both upstream and down stream
Signal optimisation / MOVA review at commencement
Then part way through build out a further interim review (trigger to be agreed in line
with phasing which is yet to be agreed)
Final MOVA review and optimisation on substantial completion of development build
out (trigger to be agreed in line with phasing which is yet to be agreed)
Modernisation and performance upgrade of signal equipment, controller and hurry call
facility at the hospital
Bus priority
CCTV to monitor operation

Euxton Lane / Hospital Access signal controlled junction
The modelling work (Linsig and Vissim) has been reviewed and it is LCC Highways considered
view that mitigation is required at the Euton Lane (Hospital access signalised junction).
Increased queueing is forecast on Euxton Lane. The Vissim model also indicates that
management of the network will be required to ensure the egress from the hospital is suitable
in the future. LCC Highways consider that the following is mitigation is required:
-

Technology to link associated signals both upstream and down stream
Signal optimisation / MOVA review at commencement
Then part way through build out of the proposed development a further interim review
(trigger to be agreed in line with phasing which is yet to be agreed)
Final MOVA review and optimisation on substantial completion of development build
out (trigger to be agreed in line with phasing which is yet to be agreed)
Modernisation and performance upgrade to signal equipment, controller and hurry call
facility at the hospital (a historic system was in place at the hospital)
Bus priority
CCTV to monitor operation

New Strawberry Fields Signalised junction on Euxton Lane
- Technology to link associated signals both upstream and down stream
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Other Measures and sustainability provision
With regard to the overall influenced network and maintaining reliability, safety and efficiency,
the coverage of which is as set out above, the following is also necessary:
-

Signing and road marking review and update
Bus priority review
TRO review
Upgrading of bus provision on Blackburn Road
Foot/cycle way provision on A674 between the residential access and M61 J8 including
removing of verge, crash barrier changes
PROW onto Blackburn Rd
PROW onto Moss Lane
Note this excludes that agreed with the Canal and River trust

S278 Works
It will be expected that appropriate s278 works as detail above will be required and controlled
by condition if the LPA were minded to approve this proposal. All works detailed / listed above
to be delivered by s278 Agreement unless otherwise indicated (as s106 funding). All works as
listed are to be detailed up and agreed prior to commencement on site, of which some are
required to be agreed prior to site layout agreement (site roundabout)
Section 278 agreements (s278) are appropriate where improvements are required in the public
highway, paid for by the developer (costs to include design fees, safety audits, amendments
to street lighting and traffic signalling equipment and all other risks associated with highway
improvements required by the development so that public funds are not used in the provision
of these features.
Any highway improvement schemes agreed 'in principle' will be subject to detailed design. The
Trigger points for all s278 works will be before commencement of development unless
otherwise agreed with LCC and the LPA.

Planning Obligations (s106 Planning Contributions)
Should the LPA be minded to approve this application, it is considered appropriate to seek
planning contributions to support improvements to sustainable transport improvements on the
local highway network. This funding will be used to implement changes to limit the negative
impact of this large development on the existing, at times, congested network.
The trigger point for s106 sustainable transport planning contributions should be prior to
commencement of development unless otherwise agreed with LCC and the LPA.

LCC consider that the appropriate and necessary funding to achieve sustainable development
would include the following:
- Contribution for improvements to enhance the pedestrian and cycle network and for PROW
(where on private land not controlled by the applicant); and
- Funding for Travel Plan support
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Conclusion and Recommendation
Lancashire County Council takes its responsibility seriously with respect to the current and
future use of the highway network whilst also giving a high priority to supporting economic
growth, the creation of jobs and access to employment, education and training.
Highway officers of the county council have worked closely with Highways England their
consultants and the developer, on modelling and some principles of mitigation. Separately
both the county council and Highway England have considered what is necessary to make the
application acceptable. Highway England requires a number of measures on the local highway
authority's network to assist the operation on the strategic network. In addition to this, from a
local network perspective which is managed by the county council further measures are
necessary. This has resulted in the mitigation as presented.
The modelling in general indicated that with the 2022 with mitigation, including network
management measures, the network of junctions would operate as well as or better than 2022
'Do Minimum no development scenario'.
I can indicate that this development can be accommodated locally and strategically, and it
does include sustainable infrastructure integrating into the wider surrounding environment.
This assumes that all obligations/measures as detailed above, and that all agreements with
respect to all highway improvement and related works are progressed and delivered to the
satisfaction of the LHA and that all relevant planning conditions are satisfied when agreed.
A fundamental element to satisfactorily deliver this development is the provision and
implementation of all infrastructure. Should the developer fail to provide any element of that
required the LHA cannot support this application.
The conclusion reached requires all highway or transport related triggers and planning
conditions to be agreed with the county council. I will be happy to suggest and/ or discuss
suitable planning conditions / s106 details and triggers should your Council be minded to
approve the application. Including a Grampian condition ensuring that phase infrastructure is
delivered prior to development. The plans produced to support this application are indicative
and should be used cautiously in any planning conditions.
I hope the above is of assistance in your Councils determination of the application, if you have
any questions please feel free to contact me.
Yours sincerely

Neil Stevens
Highways Development Control Manager
Community Services, Lancashire County Council
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APPLICATION REPORT – 18/00603/FUL
Validation Date: 25 June 2018
Ward: Chorley North West
Type of Application: Full Planning
Proposal: 1) Change of use of offices to 3no. flats. 2) Alterations and raised decking to
the rear, including external staircase
Location: O'Riordan And Co. Solicitors 1 Queens Road Chorley PR7 1JU
Case Officer: Amy Aspinall
Applicant: Mr Brian Rawlings
Agent: Mr Ian Murray
Consultation expiry: 25 July 2018
Decision due by: 20 August 2018

RECOMMENDATION
1. It is recommended that the application is approved, subject to conditions.
SITE DESCRIPTION & PROPOSED DEVELOPMENT
2. The site is situated within the settlement boundary of Chorley, and adjacent to the defined
Town Centre boundary and St Lawrence’s conservation area. The property is a traditional three
storey building and formerly used as a solicitor’s office. The application seeks full planning
permission for the change of use of the building to 3No flats including alterations to form two
entrance doors to the upper floor flats and the provision of an external staircase and decking
area to the rear.
REPRESENTATIONS
3. No representations have been received.
CONSULTATIONS
4. Regulatory Services - Environmental Health:
No comments have been received.
5. Lancashire Highway Services:
Have no objection and recommend that cycle provision should be made for each flat.
6. CIL Officers:
The development is CIL liable.
PLANNING CONSIDERATIONS
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Principle of Development
7. The revised National Planning Policy Framework (July 2018) at paragraph 59 provides,
among other things, that the Government’s objective is to significantly boost the supply of
homes and that it is important that a sufficient amount and variety of land can come forward
where it is needed.
8. At paragraph 68 the NPPF states that to promote the development of a good mix of sites
Local Planning Authorities should (c) support the development of windfall sites through their
policies and decisions – giving great weight to the benefits of using suitable sites within existing
settlements for homes.
9. Policy 1 of the Core Strategy seeks, among other things, to focus growth and investment on
well located brownfield sites including the Key Service Centre of Chorley.
10. The principle of the re-use of the building for residential purposes is, therefore, acceptable in
principle, subject to other considerations.
Design
11. Proposed works and alterations include a decking area and external staircase to access the
ground floor and first floor flats; with two entrance doors formed in the rear elevation of the
gable. At ground floor, an existing window would be altered to form French doors leading onto a
private yard area. Views could be gained from Farrington Street car park and would be seen in
the context of the rear elevations of those properties. Given the location to the rear of the
building, with no works proposed to the front, the proposal would not be harmful to the setting of
the conservation area. The proposed development is considered to be acceptable in design
terms and would not be harmful to the character and appearance of the area and would accord
with Chorley Local Plan policy BNE1.
Amenity
12. The adjacent property 1-3 Park Road benefits from planning permission for the conversion of
the first and second floors to 4No 1 bedroom flats which appears to have been implemented.
The plans show that the two windows facing into the application site serve habitable rooms. The
first floor directly facing window of the application property would be a landing window and
accordingly there would be no adverse impacts of overlooking or loss of privacy to the
neighbouring flat. Whilst the properties do have a close relationship and limited outdoor amenity
space, this is typical of a town centre conversion scheme. The ground floor flat would be served
by a small decked yard, and other flats would benefit from access to public outdoor space
amenities in close proximity.
13. It is noted that there is an air conditioning unit on the external wall, in close proximity to the
proposed kitchen window and living room of flat 1. Environmental Health colleagues have not
commented on the application, however if this presented a statutory noise nuisance to future
occupiers, this could be dealt with under Environmental Health legislation.
14. The proposal is compatible with neighbouring uses in a central location and would not have
an unacceptable impact on the amenity of neighbouring occupiers or that of future occupiers,
having regard to Chorley Local Plan policy BNE1.
Highway safety
15. No parking is provided as part of the proposal, however given the central location and
access to public car parks and sustainable modes of transport, the proposal is acceptable in this
regard. Furthermore, LCC Highways have raised no objection to the application, but recommend
a condition to secure cycle storage for each flat.
Public open space
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16. Chorley Local Plan policy HS4 requires public open space contributions for new dwellings to
be provided in order to overcome the harm of developments being implemented without facilities
being provided.
17. However, the National Planning Practice Guidance (NPPG) post-dates the adoption of the
Local Plan and states that planning obligations should not be sought from developments of 10 or
less dwellings and which have a maximum combined floorspace of no more than 1000 square
metres.
18. In the determination of planning applications, the effect of the national policy is that although
it would normally be inappropriate to require any affordable housing or social infrastructure
contributions on sites below the thresholds stated, local circumstances may justify lower (or no)
thresholds as an exception to the national policy. It would then be a matter for the decisionmaker to decide how much weight to give to lower thresholds justified by local circumstances as
compared with the new national policy.
19. The Council must determine what lower thresholds are appropriate based on local
circumstances as an exception to national policies and how much weight to give to the benefit of
requiring a payment for 3 dwellings.
20. It is considered that the benefit of securing a public open space contribution on the basis of
the proposed 3 dwellings (equating to £402) would not be sufficient or carry significant weight to
outweigh the national policy position. The likely success of delivering improvements is also in
doubt due to the difficulty of identifying schemes to pool small amounts of money secured
through Section106 agreements. Therefore, a public open space commuted sum is not
requested for this scheme.
CONCLUSION
21. The application proposes a sustainable form of development and would make a contribution
to the Council’s housing land supply. The proposal accords with the relevant policies of the
Development Plan and is, therefore, recommended for approval accordingly, subject to
conditions.
RELEVANT HISTORY OF THE SITE
Ref:
14/00704/FUL Decision:
PERFPP
Decision Date: 18 March 2015
Description: Change of use from solicitors office (A2) to dwelling house (C3)
Ref:
18/00603/FUL Decision:
PDE
Decision Date:
Description: 1) Change of use of offices to 3no. flats. 2) Alterations and raised decking to the
rear, including external staircase
Ref:
77/00638/FUL Decision:
PERFPP
Description: Change of use of dwelling to offices

Decision Date: 13 September 1977

RELEVANT POLICIES: In accordance with s.38 (6) Planning and Compulsory Purchase Act
(2004), the application is to be determined in accordance with the development plan (the Central
Lancashire Core Strategy, the Adopted Chorley Local Plan 2012-2026 and adopted
Supplementary Planning Guidance), unless material considerations indicate otherwise.
Consideration of the proposal has had regard to guidance contained within the National
Planning Policy Framework (the Framework) and the development plan. The specific policies/
guidance considerations are contained within the body of the report.
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Suggested Conditions
1. The proposed development must be begun not later than three years from the date of this
permission.
Reason: Required to be imposed by Section 51 of the Planning and Compulsory Purchase Act
2004.
2. The development hereby permitted shall be carried out in accordance with the approved plans
below:
Reason: For the avoidance of doubt and in the interests of proper planning
Title
Plan Ref
Received On
Rear Elevations
1309.04
14 June 2018
Proposed Floor Plans
1309.02 REV B
14 June 2018
Existing Plans
1309.01
14 June 2018
Location Plan
25 June 2018
Rear Access and Side Elevation and Section
1309.05
25 June 2018
3. Before the development hereby permitted is first occupied, provision for cycle parking, in
accordance with details first agreed in writing with the Local Planning Authority, shall have been
provided in all respects and made available for use, and shall thereafter be retained.
Reason: To ensure adequate on site provision for cycle parking.
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APPLICATION REPORT – 18/00328/FULMAJ
Validation Date: 3 April 2018
Ward: Euxton North
Type of Application: Major Full Planning
Proposal: Erection of units in use class B1 and B8 with associated landscaping and
erection of a double garage (following demolition of existing buildings in use class B8)
Location: Guest House Farm Runshaw Lane Euxton Chorley PR7 6HD
Case Officer: Simon Forster
Applicant: Mr Kitchin
Agent: Sophie Marshall
Consultation expiry: 10 July 2018
Decision due by: 17 August 2018

RECOMMENDATION
1. It is recommended that full planning permission is granted subject to conditions.
SITE DESCRIPTION
2. The application site is approximately 1ha in area, and is located in the Green Belt
approximately 900m west of the Euxton settlement boundary. The site comprises two
agricultural type units of stone, concrete block or steel construction and a large timber shed
structure. The buildings are set in extensive areas of concrete hard standing used for
vehicle parking and storage of various materials including potted trees and shrubs
associated with the business operated from the site.
3. The existing B8 use of the site for the operation of a commercial landscaping business was
confirmed by the issue of a Lawful Development Certificate for an existing use in January
2018. Two businesses, comprising BRK Landscaping Contractors and BRK Farming and
Holding Nursery Ltd operate from the application site.
4. The boundaries of the application site are defined by a combination of hedgerows, fences
and walls.
5. To the north of the application site, a number of dwellings arranged in a linear form are
located along Runshaw Lane at a distance of approximately 100m from the existing
buildings on the application site. There are also dwellings located to the west of the
application site further along Runshaw Lane at a distance of approximately 170m. Open
fields are located to the east and south of the application site.
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DESCRIPTION OF PROPOSED DEVELOPMENT
6. This application seeks planning permission for the erection of two buildings comprising
offices (class B1) and storage and distribution uses (class B8) with associated landscaping
and the erection of a double garage following the demolition of existing storage buildings.
7. The two proposed units would have eaves and ridge heights of 5.0m and 7.0m respectively.
8. A total of 50 car parking spaces would be provided along with parking and turning spaces for
HGV’s.
9. The initial intention was that there would be 750sqm of B1 office space and 1,200sqm of B8
storage use provided within the two units proposed. Some of the units would have a
mezzanine floor whilst others would not. The proposed facing materials would comprise
random natural stone and dark green vertical cladding with roller shutter doors and dark
grey roofing.
10. The was amended since the application was first submitted with one of the proposed
buildings being reduced in size, the amount of B1 office use being reduced to 320sqm and
the amount of B8 storage use being increased to 1320sqm.
REPRESENTATIONS
11. No representations have been received.
CONSULTATIONS
12. Lancashire Highway Services have confirmed that the amended plans are acceptable from a
highways perspective.
13. United Utilities have made general comments in relation to water and drainage.
14. Euxton Parish Council have confirmed that they do not object to the proposed development.
15. Greater Manchester Ecology Unit have confirmed that they have no objections to the
proposed development subject to conditions.
PLANNING CONSIDERATIONS
Principle of development
16. The government expresses its support for sustainable economic growth within the NPPF,
paragraph 19 is of particular note in relation to this proposal:
17. “The Government is committed to ensuring that the planning system does everything it can
to support sustainable economic growth. Planning should operate to encourage and not act
as an impediment to sustainable growth. Therefore significant weight should be placed on
the need to support economic growth through the planning system.”
18. The NPPF encourages Local Plans to support a prosperous rural economy, and this is
detailed at paragraph 84 which states that:
19. “Planning policies and decisions should recognise that sites to meet local business and
community needs in rural areas may have to be found adjacent to or beyond existing
settlements, and in locations that are not well served by public transport. In these
circumstances it will be important to ensure that development is sensitive to its
surroundings, does not have an unacceptable impact on local roads and exploits any
opportunities to make a location more sustainable (for example by improving the scope for
access on foot, by cycling or by public transport). The use of previously developed land, and
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sites that are physically well-related to existing settlements, should be encouraged where
suitable opportunities exist.”
20. These sentiments are expressed at the local level by Core Strategy policy 13 on the Rural
Economy, which includes the following section that is of relevance to the application:
“Allowing limited extension and replacement of existing buildings, with a preference for
commercial, tourism and live/work uses.”
21. The application site is located wholly within the Green Belt. The Government attaches great
importance to Green Belts. The fundamental aim of Green Belt policy is to prevent urban
sprawl by keeping land permanently open; the essential characteristics of Green Belts are
their openness and their permanence.
22. The National Planning Policy Framework (The Framework) states that there is a general
presumption against inappropriate development in the Green Belt and advises that when
considering any planning application, local planning authorities should ensure that
substantial weight is given to any harm to the Green Belt.
23. Inappropriate development is, by definition, harmful to the Green Belt and should not be
approved except in very special circumstances. When considering any planning application,
local planning authorities should ensure that substantial weight is given to any harm to the
Green Belt. ‘Very special circumstances’ will not exist unless the potential harm to the
Green Belt by reason of inappropriateness, and any other harm, is clearly outweighed by
other considerations.
24. It also states that local authorities should regard the construction of new buildings as
inappropriate in the Green Belt. Exceptions to this are:
a) buildings for agriculture and forestry;
b) the provision of appropriate facilities (in connection with the existing use of land or a
change of use) for outdoor sport, outdoor recreation, cemeteries and burial grounds and
allotments; as long as the facilities preserve the openness of the Green Belt and do not
conflict with the purposes of including land within it;
c) the extension or alteration of a building provided that it does not result in disproportionate
additions over and above the size of the original building;
d) the replacement of a building, provided the new building is in the same use and not
materially larger than the one it replaces;
e) limited infilling in villages;
f) limited affordable housing for local community needs under policies set out in the
development plan (including policies for rural exception sites); and
g) limited infilling or the partial or complete redevelopment of previously developed land,
whether redundant or in continuing use (excluding temporary buildings), which would:
‒ not have a greater impact on the openness of the Green Belt than the existing
development; or
‒ not cause substantial harm to the openness of the Green Belt, where the development
would re-use previously developed land and contribute to meeting an identified affordable
housing need within the area of the local planning authority.
25. The application site is previously developed land and therefore engages with paragraph 145
g) of the Framework on the basis that any development should not have a greater impact on
the openness of the Green Belt than the existing development.
26. Policy BNE5 criteria (d) of the Chorley local Plan 2012-2026 reflects this and states that in
the case of redevelopment of previously developed land in the Green Belt ‘the appearance
of the site as a whole is maintained or enhanced and that all proposals including those for
partial redevelopment, are put forward in the context of a comprehensive plan for the site as
a whole.’
27. Whilst the test for sites such as this relates to the impact on openness it is important to note
that the Framework contains no specific definition of ‘openness’.
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28. It is considered that in respect of the Framework that the existing site has an impact on the
openness of the Green Belt. However, it is important to note that merely the presence of an
existing building on the application site does not justify any new buildings. The new
buildings must also not “have a greater impact on the openness of the Green Belt”.
29. Whether the new buildings have a greater impact on openness is a subjective judgment,
which is considered further below. Objective criteria could include the volume of the
existing buildings although it is important to note that the Framework does not include such
an allowance or capacity test. To engage with the exceptions of paragraph 145 of the
Framework, which is reflected in policy BNE5 of the Local Plan, the test relates to the
existing development. The openness of an area is clearly affected by the erection or
positioning of any object within it no matter whether the object is clearly visible or not. The
openness test relates to the whole of the application site.
30. The volume of existing development across the application site includes units A1, A2 and A3
and units B and C in their entirety. Unit A5 is excluded as there is no roof and there is very
little in the way of built volume that that could be used as a reference for the scale of any
proposed buildings on the site. The Framework does not specify an allowance for the
inclusion of demolished or removed buildings therefore to engage with the exceptions of
paragraph 145 of the Framework, the test relates to the existing development, and unit A5
cannot be considered in the assessment of the impact on openness.
31. Based on the amended drawings that reduced the volumetric size of building B, it is not
considered that the proposed development would be materially larger than the existing
development on site and would not therefore have a greater impact on the openness of the
Green Belt than the existing development.
32. The proposed double garage is located within the domestic curtilage of Guest House Farm
and it is proposed to be used solely for domestic purposes. The proposed garage would be
considered inappropriate development in the Green Belt under the provisions of the
Framework and Local Plan 2012 – 2026. However, the Council takes a pragmatic approach
to the development of domestic outbuildings within a residential curtilage and makes
provision for the equivalent of a double garage, a small shed, and a small greenhouse on a
single dwelling in the countryside through the Householder Design Guidance SPD. It is
recommended that a suitably worded condition be attached to any grant of planning
permission to secure the use of the garage for domestic purposes only.
33. The erection of the garage would not exceed the recommendations set out within the
Householder Design Guidance SPD in rural areas, and is commensurate with the existing
dwelling and plot. It is therefore considered that the erection of the garage within the
curtilage of the existing dwelling house would not represent inappropriate development in
the Green Belt.
34. It is not considered that there would be any greater impact on the openness of the Green
Belt than the existing development. Consequently, the test in paragraph 145 g) can be met
and the proposed development is therefore considered to be in accordance with the
Framework, policy HS5 of the Chorley Local Plan 2012 – 2026 and Householder Design
Guidance SPD.
Business development
35. Policy EP3 stipulates that proposals for new business, industrial and storage and distribution
uses, including extensions to existing premises, will be permitted if they satisfy number of
criteria. The proposed development is considered against these criteria as set out below:
a. They are of a scale and character that is commensurate with the size of the settlement;
36. The proposed development is considered to be very similar in scale and character to the
existing buildings within the application site.
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b. The site is planned and laid out in a comprehensive basis;
37. The scheme is considered to be a comprehensive proposal for the site as a whole.
c.

The proposal will not prejudice future or current economic activities within nearby areas;

38. This is an existing employment site and the proposed development is considered to
enhance and sustain economic activity in the immediate area.
d. The proposal will not cause unacceptable harm, eg noise, smells to surrounding uses;
39. The proposed development comprises storage and distribution and office uses and the
application site is already in use for storage and distribution. Given the distance to
neighbouring residential properties it is not considered that any unacceptable harm would
be caused.
e. The site has an adequate access that would not create a traffic hazard or have an
undue environmental impact;
40. LCC highways have confirmed that the scheme is acceptable from a highways perspective
f.

The proposal will be served by public transport and provide pedestrian and cycle links to
adjacent areas;

41. The site is located along the Lancashire Southern Loop (Cycle Route 91) on road cycle
route, which follows Runshaw Lane and is therefore accessible by cycle. The application
site is located within 10 minutes’ walk of bus stops on Runshaw Hall Lane, however, it is
noted that there are no footways on either side of Runshaw Lane in the vicinity of the
application site. As such the site is not particularly accessible, however, as it is already in
employment use the principle has been established.
g. Open storage areas should be designed to minimise visual intrusion;
42. The proposed development would include a comprehensive landscaping scheme, to be
secured via condition, which would minimise the visual intrusion of the proposed
development.
h. Adequate screening is provided where necessary to any unsightly feature of the
development and security fencing is located to the internal edge of any perimeter
landscaping;
43. The proposed development would include a comprehensive landscaping scheme, to be
secured via condition, which would minimise the visual intrusion of the proposed
development.
i.

On the edges of industrial areas, where sites adjoin residential areas or open
countryside, developers will be required to provide substantial peripheral landscaping;

44. The proposed development would include a comprehensive landscaping scheme, to be
secured via condition, which would minimise the visual intrusion of the proposed
development.
j.

The development makes safe and convenient access provision for people with
disabilities;

45. Access to the site is level and all ground floor accommodation will be accessible to people
with disabilities.
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The buildings are designed, laid out and landscaped to maximise the energy
conservation potential of any development, and to minimise the risk of crime;

46. A suitable condition will be attached to secure the environmental credentials of the proposed
development.
l.

The proposal will not result in surface water, drainage or sewerage related pollution
problems; and

47. The application site is not located in a flood risk area and it is noted that United Utilities have
not objected to the application nor recommended the attachment of any conditions.
m. The proposal incorporates measures which help to prevent crime and promote
community safety.
48. The proposed development incorporates an automatic barrier at the entrance to the site
from Runshaw Lane. It is not considered that any further measures to prevent crime and
promote community safety are necessary.
49. With reference to the above, it is considered that on balance, the proposed development is
consistent with the provisions of Policy EP3.
50. Policy EP9: Development in Edge of Centre and Out of Centre Locations states that small
scale town centre uses outside of the town, district and local centres will be permitted if they
satisfy a number of criteria. The proposed development is considered against the criteria of
Policy EP9 below:
a. The proposal meets a local need and can be accessed by walking, cycling and public
transport;
51.The proposed development is intended, in part, to secure a long term future for the two
existing businesses, which operate from the application site. The applicant has provided a
number of letters of interest from local businesses demonstrating additional demand for the
facilities. The site is located along the Lancashire Southern Loop (Cycle Route 91) on road
cycle route which follows Runshaw Lane and is therefore accessible by cycle. The
application site is located within 10 minutes walk of bus stops on Runshaw Hall Lane,
however, it is noted that there are no footways on either side of Runshaw Lane in the vicinity
of the application site. As such the site is not particularly accessible, however, as it is
already in employment use the principle has been established.
b. Does not harm the amenity of an adjacent area
52. The proposed development is located on a site which is already in use for B8 storage and
distribution. It is considered that the proposed development would visually enhance the site
and the proposed buildings are not considered to be materially larger than those they would
replace. It is therefore not considered that the proposed development would harm the
amenity of an adjacent area.
c.

The sequential test and impact assessment are satisfied setting out how proposals do
into detract from the location function, vitality and viability of the borough’s hierarchy of
centres.”

53. Paragraph 25 of the NPPF states that “the sequential test approach should not be applied to
applications for small scale rural offices or other small scale rural development.” There is
no threshold provided for what constitutes a “small scale rural development” however the
General Permitted Development Order 2015 allows a maximum of 500sqm of agricultural
use to be changed to office use under permitted development. It is therefore considered
that 500sqm represents a reasonable threshold for the definition of ‘small scale rural
development’ and that the 320sqm of B1 use class proposed would not require a sequential
test to support the application.
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54. On balance, it is considered that the proposed development is consistent with the provisions
of Policy EP9.
Impact on the amenities of neighbours
55. Policy BNE1 of the Chorley Local Plan 2012 – 2026 states that planning permission will be
granted for new development, including extensions, conversions and free standing
structures, provided that, the development would not cause harm to any neighbouring
property by virtue of overlooking, overshadowing or by creating overbearing impacts.
56. It is noted that no neighbour representations have been received in relation to this
application.
57. In the context of the existing use of the site, the scale of the existing buildings and the
distance to neighbouring dwellings, it is considered that the proposed development would
not result in any harm to the level of amenity currently enjoyed by neighbours.
Design and impact on the character and appearance of the locality
58. Policy BNE1 of the Chorley Local Plan 2012 – 2026 states:
‘Planning permission will be granted for new development, including extensions,
conversions and free standing structures, provided that, where relevant to the
development the layout, design and landscaping of all elements of the proposal, including
any internal roads, car parking, footpaths and open spaces, are of a high quality and
respect the character of the site and local area.’
59. The proposed development is considered to be of an appropriate design, broadly similar in
scale and character to the existing facility. A comprehensive landscaping scheme is
proposed, to be secured via condition, which would help to further assimilate the
development into the landscape in this location.
60. The proposed development is, therefore, considered to be in conformity with policy BNE1 of
the Chorley Local Plan (2012-2016) with respect to its design and impact on the character
and appearance of the locality.
Highway safety impact
61. It is noted that LCC Highways have not objected to the proposed development.
62. The parking provisions would meet with the standards set out in the Chorley Local Plan
2012 – 2026 at appendix A. The proposal is considered to meet the requirements of Policy
BNE1 (d) of the Chorley Local Plan (2012-2026) and Paragraph 32 of the Framework in that
the residual highways impact would not be severe and the scheme is not prejudicial to any
safety issues.
Impact on ecology
63. The planning application is supported by a bat inspection survey and a Great Crested Newt
Survey. The Greater Manchester Ecological Unit have confirmed that the proposed
development is acceptable subject to a number of conditions being attached any planning
permission.
64. The proposed development is, therefore, considered to be in conformity with policy BNE9 of
the Chorley Local Plan (2012-2026).
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Sustainable resources/Energy Efficiency
65. Policy 27 of the Core Strategy seeks to incorporate sustainable resources into new
development through a number of measures. The proposed development is within the
threshold category of criterion b of the policy which requires either additional fabric insulation
measures or appropriate decentralised, renewable or low carbon energy sources are to be
installed and implemented to reduce CO2 emissions by a minimum of 15%. This is in
addition to achieving a BREEAM ‘very good’ rating for energy efficiency.
66. Suitably worded proposed conditions would secure the development in terms of sustainable
resources. The proposed development is, therefore, considered to be in conformity with
policy 27 of the Core Strategy.
CONCLUSION
67. The proposal development does not constitute inappropriate development in the Green Belt
and would have no unacceptable adverse impact on the character of the immediate locality
or neighbouring amenity. The proposed development would also not result in any
unacceptable impact on economic prosperity, trees, ecology, sustainable resources or
highway safety. It is, therefore, considered that the proposed development is in accordance
with The National Planning Policy Framework (The Framework), Policies 27 and 29 of the
Central Lancashire Core Strategy 2012 and Policies HS5, EP3, EP9, BNE1, BNE9 of the
Chorley Local Plan 2012 – 2026. Consequently, it is recommended that the application be
approved subject to conditions.
RELEVANT HISTORY OF THE SITE
Ref:
96/00612/FUL Decision:
PERFPP
Description: Extension to agricultural building,

Decision Date: 28 October 1996

Ref:
17/01098/CLEUD
Decision:
PEREUD
Decision Date: 8 January
2018
Description: Application for a Certificate of Lawfulness for an existing use in respect of the
site being used for the operation of a commercial landscaping business (B8 Use Class).
RELEVANT POLICIES: In accordance with s.38 (6) Planning and Compulsory Purchase Act
(2004), the application is to be determined in accordance with the development plan (the Central
Lancashire Core Strategy, the Adopted Chorley Local Plan 2012-2026 and adopted
Supplementary Planning Guidance), unless material considerations indicate otherwise.
Consideration of the proposal has had regard to guidance contained within the National
Planning Policy Framework (the Framework) and the development plan. The specific policies/
guidance considerations are contained within the body of the report.
Suggested Conditions
1.

The proposed development must be begun not later than three years from the date of this
permission.
Reason: Required to be imposed by Section 51 of the Planning and Compulsory Purchase
Act 2004.

2.

The development hereby permitted shall be carried out in accordance with the approved
plans below:
Title
Location Plan
As Proposed Block Plan
Unit A Proposed Plans and Elevations
Unit B Proposed Plans and Elevations
As Proposed Landscaping Plan

Plan Ref
1998-01 Rev P3
1998-015 Rev C
1998-020 Rev C
1998-021 Rev D
1998-016 Rev P3

Received On
03.04.2018
23.07.2018
25.06.2018
25.06.2018
31.07.2018
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Reason: For the avoidance of doubt and in the interests of proper planning.
3.

The external facing materials, detailed on the approved plans, shall be used and no others
substituted unless alternatives are first submitted to and agreed in writing by the Local
Planning Authority, when the development shall then be carried out in accordance with the
alternatives approved.
Reason: To ensure that the materials used are visually appropriate to the locality.

4.

No demolition shall occur during the bird nesting season (March to August) unless
a detailed bird nest survey by a suitably experienced ecologist has been carried out
immediately prior to demolition and written confirmation provided that no active bird nests
are present which has been agreed in writing by the LPA or a general license issued by
Natural England authorising destruction of the nests provided to the LPA.
Reason: To avoid harm to nesting birds.

5.

The building hereby permitted shall be constructed to achieve a minimum Building
Research Establishment (BREEAM) standard of 'very good'. Within 6 months of occupation
a 'Post Construction Stage' assessment and a Final Certificate shall be submitted to the
Local Planning Authority certifying that a BREEAM standard of 'very good' has been
achieved.
Reason: In the interests of minimising the environmental impact of the development.

6.

The premises hereby permitted shall be constructed with either appropriate decentralised,
renewable or low carbon energy sources installed and implemented to reduce the carbon
dioxide emissions of the development by at least 15% or additional building fabric insulation
measures installed beyond what is required to achieve the relevant BREEAM 'very good'
rating. Within 6 months of occupation, a Carbon Reduction Statement shall be submitted to
and approved in writing by the Local Planning Authority demonstrating that the required
energy conserving measures have been implemented.
Reason: In the interests of minimising the environmental impact of the development.

7.

The garage hereby permitted shall only be used for purposes incidental to the enjoyment of
the dwellinghouse, including the parking of cars. The garage shall not be used for any trade
or business purposes.
Reason: In order to safeguard the residential amenity and character of the area.

8.

The premises hereby permitted shall provide a maximum of 320sqm for uses falling within
the B1a use class (of the Schedule to the Town and Country Planning (Use Classes) Order
1987 (as amended), or in any provision equivalent to that Class in any statutory instrument
revoking and re-enacting that Order).
Reason: To protect the function, vitality and viability of the borough's hierarchy of centres.

9.

Notwithstanding the provisions of the Town and Country Planning (General Permitted
Development) Order 2015 (as amended) (Schedule 2; Part 3; Class I;) or any subsequent
re-enactment thereof no change of use will be permitted without express planning
permission first being obtained.
Reason: To protect the amenities of local residents.

10. All planting, seeding or turfing comprised in the approved details of landscaping shall be
carried out in the first planting and seeding seasons following the occupation of any
buildings or the completion of the development, whichever is the earlier, and any trees or
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plants which within a period of 5 years from the completion of the development die, are
removed or become seriously damaged or diseased shall be replaced in the next planting
season with others of similar size and species.
Reason: In the interest of the appearance of the locality.
11. The development hereby permitted shall be restricted to the operating hours of 07:00 and
18:00 Monday to Saturday and at no time on Sunday and Bank Holidays. These
restrictions do not apply to BRK Landscaping Contractors and BRK Farming and Holding
Nursery Ltd (or any subsequent registered change in company name to these existing
businesses operating from the application site), or the domestic use of the garage.
Reason: To define the permission and in the interest of proper development of the site.
12. The development shall not commence until an Employment and Skills Plan that is tailored
to the development and will set out the employment skills opportunities for the construction
phase of the development has been submitted to and approved by the council as Local
Planning Authority (unless otherwise agreed in writing by the council). The development
shall be carried out in accordance with the Employment and Skills Plan.
Reason: in the interests of delivering local employment and skills training opportunities in
accordance with Core Strategy Policy 15: Skills and Economic Inclusion.

Agenda Page 343

Agenda Item 3j

This page is intentionally left blank

Agenda Page 345

Report of
Director (Customer & Digital)
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Meeting

Date

Development Control Committee

14 August 2018

REVIEW OF CHORLEY COUNCIL’S VALIDATION CRITERIA FOR PLANNING APPLICATIONS
1. The current validation checklist was published in December 2015 and, therefore, needs reviewing to
ensure that the list is relevant and proportionate. National Planning Practice Guidance provides that the local
list can either be revised (subject to public consultation), or where no changes are necessary, the list can be
republished.
2. It is considered that the existing local list is satisfactory and fit for purpose to allow the Local Planning
Authority to request sufficient information upon receipt to enable planning applications to be properly
assessed.
3. The local list would then be republished on the Council’s website without the need for public consultation.

RECOMMENDATION: It is recommended that the local list is republished, subject to minor changes to
reflect current government legislation and guidance.

Report Author

Ext

Date

Doc ID

Adele Hayes

5228

6 August 2018
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