Planning Committee
Tuesday, 2nd February 2021, 6.30 pm
Microsoft Teams
Call in (audio only) +44 20 3321 5257 Conference ID: 420689240#
Agenda
Apologies
1

Minutes of meeting Tuesday, 12 January 2021 of Planning
Committee

2

Declarations of Any Interests

(Pages 3 - 4)

Members are reminded of their responsibility to declare any pecuniary interest
in respect of matters contained in this agenda.
If you have a pecuniary interest you must withdraw from the meeting. Normally
you should leave the room before the business starts to be discussed. You do,
however, have the same right to speak as a member of the public and may
remain in the room to enable you to exercise that right and then leave
immediately. In either case you must not seek to improperly influence a
decision on the matter.
3

Planning applications to be determined
The Director (Development and Place) has submitted six items for planning
applications to be determined (enclosed).
Plans to be considered will be displayed at the meeting or may be viewed in
advance by following the links to the current planning applications on our
website.
https://planning.chorley.gov.uk/onlineapplications/search.do?action=simple&searchType=Application
a

20/01065/FUL - Land At Barnes Wallis Way, Barnes Wallis
Way, Buckshaw Village

(Pages 5 - 32)

b

20/01171/FUL - St Lukes Church, Quarry Road, Brinscall,
Chorley, PR6 8RB

(Pages 33 - 74)

c

20/00047/FUL - Tesco, Foxhole Road, Chorley, PR7 1NW

d

20/01134/FULMAJ - Haslem Printers Ltd, Standish Street,
Chorley, PR7 3AJ

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

(Pages 75 106)
(Pages 107 140)

e

20/01166/FULHH - Rivington View Barn, New Road,
Anderton, Chorley, PR6 9HG

f

20/01300/OUT - Land Off Washington Lane, Euxton

(Pages 141 166)

This item has been withdrawn from the agenda.
g
4

20/00556/FUL - South View, Back Lane, Mawdesley

Appeals Report

(Pages 167 196)
(Pages 197 198)

Report of the Director (Development and Place) enclosed.
5

Any urgent business previously agreed with the Chair

Gary Hall
Chief Executive
Electronic agendas sent to Members of the Planning Committee Councillor June Molyneaux
(Chair), Councillor Christopher France (Vice-Chair) and Councillors Aaron Beaver,
Martin Boardman, John Dalton, Gordon France, Danny Gee, Tom Gray, Yvonne Hargreaves,
Alistair Morwood, Neville Whitham and Alan Whittaker.

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
To view the procedure for public questions/ speaking click here and scroll to page 119
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MEMBERS PRESENT:

Councillor June Molyneaux (Chair), Councillor
Christopher France (Vice-Chair) and Councillors
Aaron Beaver, Martin Boardman, John Dalton,
Gordon France, Danny Gee, Tom Gray,
Yvonne Hargreaves, Alex Hilton, Alistair Morwood,
Neville Whitham and Alan Whittaker

OFFICERS:

Jonathan Noad (Director of Development and Place),
Adele Hayes (Service Lead - Planning), Iain Crossland
(Principal Planning Officer), Alex Jackson (Legal
Services Team Leader) and Nina Neisser (Democratic
and Member Services Officer)

OTHER MEMBERS:

Councillors Julia Berry and Tony Gee

Minutes of meeting Tuesday, 8 December 2020 of Planning Committee
Decision – That the minutes of the hybrid Planning Committee meeting held on
8 December 2020 be approved as a correct record for signature by the Chair.

20.P.91

Declarations of Any Interests
Councillor Boardman declared an interest on item 4) Appeals Report.

20.P.92

Planning applications to be determined
The Director of Customer and Digital submitted three items for consideration. In
considering the applications, Members of the Planning Committee took into account
the agenda reports, the addendum and the verbal representations and submissions
provided by officers.

a

20/00920/FUL - Oak Royal Golf And Country Club Hotel, Bury Lane, Withnell,
Chorley, PR6 8SW
After careful consideration, it was proposed by Councillor Aaron Beaver, seconded
by Councillor Yvonne Hargreaves, and a decision was subsequently taken
(unanimously) that planning permission be granted, subject to conditions in the
report.

b

20/01080/FUL - Green Bank House, Wigan Road, Clayton-Le-Woods
This item was withdrawn from the agenda.
Planning Committee Tuesday, 12 January 2021
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c

20/01142/REM - Euxton Mill, Dawbers Lane, Euxton
After careful consideration, it was proposed by Councillor Danny Gee, seconded by
Councillor Alistair Morwood, and a decision was subsequently taken (unanimously)
that reserved matters consent be granted, subject to conditions in the report as
amended in the addendum. It was agreed that an informative be attached to the
decision notice referring back to the outline planning application and
conditions attached to that decision.

20.P.93

Appeals Report
Members noted the report of the Director of Customer and Digital which set out
planning appeals and decisions received between 30 November and 31 December
2020.
Three planning appeals were lodged, and two appeals were dismissed.

Chair

Planning Committee Tuesday, 12 January 2021

Date
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APPLICATION REPORT – 20/01065/FUL
Validation Date: 12 October 2020
Ward: Astley And Buckshaw
Type of Application: Full Planning

Proposal: Erection of a children's nursery with associated landscaping and car parking
Location: Land At Barnes Wallis Way Barnes Wallis Way Buckshaw Village
Case Officer: Mr Iain Crossland

Applicant: Kids Planet Day Nurseries Ltd
Agent: Paige Linley, Leith Planning Group

Consultation expiry: 2 November 2020
Decision due by: 5 February 2021 (extension of time requested)

UPDATE REPORT
1. The recommendation remains to approve the application subject to conditions.
2. Members will recall that this application was deferred at the Planning Committee meeting
held on 8 December 2020 to allow time for officers to investigate the air quality data at the
site in relation to the potential impact on children attending a nursery in the proposed
location given the close proximity of the KFC drive-thru.
3. An air quality assessment was subsequently submitted by the applicant in January. This
uses DEFRA data to obtain background concentrations of nitrogen dioxide and particulate
matter along with monitored levels of nitrogen dioxide at the nearest Chorley Council
monitoring point on the A6 at the junction with Buckshaw Avenue.
4. Hourly traffic flow data from Lancashire County Council traffic monitoring sites for Buckshaw
Avenue East from 2016 and Buckshaw Avenue West from 2015 is then used, which is
converted into an annual average daily traffic flow value and then adjusted to account for
growth in traffic numbers to produce an estimated traffic flow for 2021, in addition to traffic
flows for the KFC access road and car park, which are obtained from the planning
application.
5. This data is then fed into DEFRA assessment tools, which are commonly used in the annual
Air Quality Review and Assessment process for local authorities, and which are an
appropriate method to predict pollutant concentrations at a particular receptor, based on
background concentration levels and traffic flows in the area.
6. The result of the assessment is that levels of nitrogen dioxide and particulate matter at the
nursery are predicted to be 16.21µg/m3 and 11.74µg/m3 respectively, set against an
objective level of 40µg/m3 for both, which indicates that air quality issues from vehicles
using the nearby KFC is unlikely to have a detrimental impact on the users of the proposed
nursery.
7. The report has been reviewed by the Council’s environmental health officer who considers
that an appropriate method and data sources have been used and confirms that there would
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be no exceedances of air quality objectives at the proposed nursery site from traffic
accessing the KFC or from road traffic. It is also noted that the outdoor areas of the nursery
would be separated from the drive-thru lane by the KFC car park, providing a separation of
approximately 20m. On this basis it is not considered that there is any evidence of impacts
from air quality that would be so harmful as to warrant any refusal of the application.
8. The original committee report from 8 September 2020 follows on below and has been
updated to include the Lancashire County Council Highways response, consideration of the
need for childcare plans and the suggested conditions as previously set out on the
addendum.

RECOMMENDATION
1. It is recommended that planning permission is granted subject to conditions.
SITE DESCRIPTION
2. The application site is a vacant plot of land located on Buckshaw Village and is an allocated
employment site in the Chorley Local Plan 2012-2026. The site is bounded to the north by a
restaurant takeaway with drive-thru, beyond which is the main highway of Buckshaw
Avenue, to the east by the War Horse Public House and car park, to the south by Barnes
Wallis Way and employment units and to the west by existing residential development. The
site is relatively flat and there is an existing vehicular access point from Barnes Wallis Way
that already serves the restaurant takeaway with drive-thru.
DESCRIPTION OF PROPOSED DEVELOPMENT
3. Planning permission is sought for the erection of a children’s day care nursery building with
associated car parking and landscaping. The proposed building would be a single storey
structure with a hipped roof, and would measure approximately 32m by 18m. Access would
be taken from an existing access road to the east of the site currently serving the restaurant
takeaway.
4. The car park would be located to the east of the site, and the proposed nursery building to
the west of it. The building would be set against the west boundary of the site, with external
play areas to the north and east
5. The external materials of the building would comprise red/brindle brickwork up to window
head height, white décor panels above a projecting cill course up to eaves level, grey colour
coated aluminium window and door frames, guttering and downpipes and a silver grey
colour coated metal pitched roof.
REPRESENTATIONS
6. Three representations have been received citing the following grounds of objection:
 No need for further nursery provision in this area.
 Impact of new nurseries on existing provision.
 Loss of employment at other nurseries if a new nursery opens on this site.
 Employment land should be retained.
 Request that the application be determined by Planning Committee.
CONSULTATIONS
7. Euxton Parish Council: No comments have been received.
8. Regulatory Services - Environmental Health: Have confirmed that they have no objection.
9. Lancashire County Council Highway Services: Have no objections.
10. Waste & Contaminated Land: Have confirmed that they have no comments to make.

Agenda Page 7

Agenda Item 3a

11. United Utilities: Have no objection subject to conditions.
PLANNING CONSIDERATIONS
Principle of development
12. The National Planning Policy Framework (The Framework) states that “The purpose of the
planning system is to contribute to the achievement of sustainable development. At a very
high level, the objective of sustainable development can be summarised as meeting the
needs of the present without compromising the ability of future generations to meet their
own needs.”
13. Paragraph 80 of the Framework outlines that planning policies and decisions should help to
create the conditions in which businesses can invest, expand and adapt. Significant weight
should be placed on the need to support economic growth and productivity, taking into
account both local business needs and wider opportunities for development.
14. Paragraph 81 states planning policies should, amongst other things “be flexible enough to
accommodate needs not anticipated in the plan, allow for new and flexible working practices
(such as live-work accommodation), and to enable a rapid response to changes in economic
circumstances.”
15. The application site is located in the core settlement area at Buckshaw Village, which is a
mixed use strategic site identified for growth and investment within the Central Lancashire
Core Strategy policy 1(c).
16. The site itself is an allocated employment site covered by policy EP1.13 (Southern
Commercial) of the Chorley Local Plan 2012 – 2026 and is protected for business, general
industrial or storage and distribution (B1, B2 or B8) for the plan period.
17. The Council aims to retain employment sites to support sustainable economic growth. This
proposal would result in the loss of allocated employment land and so Central Lancashire
Core Strategy policy 10: Employment Premises and Sites and the Supplementary Planning
Document (SPD) on Controlling Re-use of Employment premises applies. Policy 10 states
that existing employment premises and sites last used for employment will be protected for
employment use. There will be a presumption that ‘Best Urban’ and ‘Good Urban’ sites will
be retained for B use class employment use. Consideration will only be given to alternative
uses on this site where an applicant has clearly demonstrated that the criteria in Policy 10
have been met in full.
18. Policy EP1 of the Chorley Local Plan 2012 to 2026 also requires that all sites allocated for
employment be covered by criteria (a) to (h) of Core Strategy policy 10. The criteria of policy
10 are assessed below:
19. (a) there would not be an unacceptable reduction on the type, quality or quantity of
employment land supply;
20. Paragraph 19 of the SPD explains that evidence such as that provided by the marketing
requirements set out under criteria (g) of Core Strategy policy 10 is required to determine
whether the reduction of the type, quality or quantity of employment land would be
acceptable. The policy and SPD requires marketing to take place and, therefore, evidence
such as that provided by the marketing requirement set out under criteria g ) and Appendix 1
is required to determine market signals (para 19; criterion g) page 19 and Appendix 1 of the
SPD).
21. The applicant has advanced a marketing report in support of the proposed development.
This sets out the details of a marketing campaign that commenced in May 2018 following
the receipt of planning permission under application 17/00764/FULMAJ, which included
employment units. The report demonstrates that marketing was widespread and
appropriately targeted. This resulted in only two direct enquiries from perspective business
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occupiers who were ultimately drawn to alternative competing office and industrial locations
in the vicinity including Roundhouse Court, Buckshaw Link, Centurion Industrial Estate and
Buckshaw Office Village. In addition, developer interest to acquire and develop for either
property investment / owner occupation failed to materialise into meaningful discussions and
subsequent offers.
22. The application site is approximately 0.28ha of a 7.76ha allocation (EP1.13) (of which there
are 2.88ha remaining to be developed as at April 2020) and the applicant acknowledges that
the proposal to erect a children’s nursery on this site is not compliant with Policy EP1.3 of
the Chorley Local Plan 2012 - 2026, and there is a conflict with Policy 10 of the Core
Strategy. However, the applicant considers the effect to be minimal because:
• the proposed nursery would generate approximately 33 full and part time jobs which
would contribute towards the principle of job creation on an employment site. The applicant
considers that these jobs would come forward more quickly than the permitted class B1 use
due to the growth in homeworking, although they acknowledge that fewer jobs may be
generated by the nursery than class B1 use.
• Without the approval of this application the applicant believes that the site is likely to
remain vacant for an indefinite period of time. The applicant states that the permitted class
B1 use has not been built due to lack of market demand, evidence of which has been
provided in the marketing statement.
•

It would provide a facility on a site earmarked for development.

23. The applicant states that the 33 jobs would contribute towards employment land supply in
the near future. Whilst it is accepted that the proposal would generate employment, the site
itself would not be included in employment land monitoring for the borough because this
only records class B1/B2/B8 and A2 uses (if permitted, it would be recorded as a reduction
in size of the employment allocation). However, the marketing exercise that was carried out
does indicate that employment demand for the site is limited resulting in the land remaining
undeveloped and vacant over a significant period of time.
24. b) the provision and need for the proposed use;
25. The applicant suggests that the provision of additional childcare spaces in the area would
enable employment opportunities to be taken up in the wider area by parents/carers.
26. c) the relative suitability of the site for employment and for the alternative use;
27. The site is allocated for employment use and has planning permission for class B1
development. The site is, therefore, clearly suitable for employment use. The applicant
states that the site is in close proximity to other educational facilities and is of a suitable size
to allow for outside play space and parking requirements. The applicant considers the site to
be suitable for the provision of a children’s nursery being located in a sustainable location in
the settlement area, with access to a large catchment. It is recognised that the locality
comprises a range of different land uses and, therefore, the site is equally well suited to a
variety of uses.
28. d) the location of the site and its relationship to other uses;
29. The applicant states that the site is in close proximity to a school and preschool, which
would limit the need to travel a distance for childcare provision and to promote linked trips
with other existing education establishments in the local area. The site is located in an area
with a mixture of uses including residential, leisure and employment uses all adjacent to the
site. A noise survey report has been advanced to identify the potential impact on residential
occupiers from the proposed development. This has been verified by the Council’s
environmental health officer as being acceptable and is considered later in the report.
30. e) whether the ability to accommodate smaller scale requirements would be compromised;

Agenda Page 9

Agenda Item 3a

31. The Employment Monitoring Report 2020 identifies 8.43ha remaining at employment
allocations at Buckshaw Village: Strategic Site. These are at: EP1.11 The Revolution;
EP1.12 Group 1 (mixed use allocation); and EP1.13 Southern Commercial. As of April 2020,
there were 2.88ha remaining land to be developed at EP1.13.
32. (f) there would be a net improvement in amenity;
33. The site is currently vacant and fenced off, resulting in a sense of abandonment, however,
there are no noise or anti-social behaviour issues associated with the site as it stands
currently.
34. The adopted Core Strategy sets the overall employment requirement for Chorley as 112 ha
to 2026. Table 2 of the Local Plan provides an employment land supply in Chorley for the
period 2010 – 2026 as 100.61ha. This figure does not take into account vacant stock in the
Borough. This figure includes Local Plan Policy EP1 employment site allocations amounting
to 88.74ha, including EMP1.13 (Southern Commercial).
35. The range of employment sites allocated in the Local Plan provides a variety of sites in order
to provide choice and to meet a range of needs and uses of different types of employer. At
April 2020, 66.51 hectares of the Local Plan Policy EP1 allocations remain available for
employment use, of which 9.17 hectares has planning permission for employment use. In
addition, at April 2020, 5.21 hectares of non-allocated land has planning permission for
employment development including 3.02 hectares at existing business and industrial areas,
and 2.19 hectares outside of existing employment areas.
36. Core Strategy Indicator No.6 covers employment land take up and assesses whether there
is a shortfall of employment land release of more than 20% on a 3-year average. In the last
3-year period (April 2017 – April 2020) take up should have been in the region of 20.52
hectares, however, in the event only 7.55 hectares (excludes class A2 use) has been taken
up. Therefore, the shortfall is approximately 64% over the last 3 years.
37. The remaining Local Plan allocations of 66.51 hectares (April 2020) need to cover the
remaining 6 years (from April 2020) that remain of the Local Plan period. This equates to
11.01 ha of land that could be available per year until 2026.
38. In the 2019/20 monitoring year 3.59 hectares of employment land was developed. It is
estimated that some 31.27 hectares of land within the Borough has been developed for
employment purposes between April 2010 and March 2020. This demonstrates that at
current rates the available employment land is unlikely to be taken up over the plan period
and as such a surplus is likely to remain. This reflects the difficulties in attracting an
employment use to the application site as demonstrated in the marketing report.
39. Overall, it is considered that the development of this part of the employment allocation for a
children’s day care nursery would not prejudice the overall aims of the development plan
and the ability to supply the employment land necessary to satisfy the identified need. It is
also recognised that the site has remained undeveloped for over 20 years following the
original grant of outline planning permission, and that the Framework advocates flexibility
where the prospect of a site being used for the allocated employment use is in doubt.
Design and impact on the character of the area
40. Buckshaw Village is major strategic development site that has been developed over a period
of around 20 years and continues to expand. It comprises a mix of development with large
areas of residential and supporting community uses, large scale storage and distribution
units, smaller employment units and offices, supermarkets, cafes, drinking establishments
and shops. There are a range of businesses present throughout the employment and retail
areas from local enterprises to national and multi-national chains.
41. It is noted that development that has occurred across Buckshaw Village is of a particularly
varied character. Many of the residential dwellings have been designed to reflect a
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traditional design style, however, there are also examples of modern and contemporary
design, whilst the buildings in commercial, industrial and community uses are of mainly
contemporary, modern and functional design styles.
42. The proposal includes the erection of a simple modern building of traditional form. It would
be a low level single storey building faced in red brick with a hipped roof. As such the
building itself would be unobstrusive and not inconsistent with local design standards or
materials. There would be some limited landscaping along the southern boundary of the site
adjacent to the highway along Barnes Wallis Way, that would provide some softening of the
development, appropriate to an urban area.
43. Given the range of building types in the locality and in particular the prominence of lower
level commercial buildings in close proximity to the site, it is considered that the design and
layout of the proposed development would be compatible with the appearance of the site
and character of the area. The development is, therefore, considered to be in accordance
with policy BNE1 of the Chorley Local Plan 2012 – 2026.
Impact on neighbour amenity
44. The proposed nursery building would be located on land immediately adjacent to 2 Barnes
Wallis Way and the residential development of which this property forms a part of. The
proposed nursery building would be located approximately 6m to the east of this nearest
dwelling, and it is noted that there is a 1.8m high close boarded fence running along the
western boundary of the site between the site and this adjacent housing development. The
low level height and modest scale of the proposed building, combined with the degree of
separation and existing screening is such that the physical impact of the proposed building
itself on outlook and light would be limited, and there would be no impact on privacy.
45. The nursery building would be set close to the western boundary of the site as described,
with external play areas to the north and east, away from the houses. This would have the
effect of minimising the acoustic impact on the adjacent housing along Barnes Wallace Way
from the sounds associated with infants playing outdoors. In order to identify the noise
impacts of the proposed development the applicant has submitted an acoustic report in
support of the proposal, which has been reviewed by the Council’s Environmental Health
Officer (EHO). The EHO considers that a suitable noise assessment has been carried out
using appropriate methods and standards, which considers the likely noise levels at the
nearest noise sensitive receptors, both from the proposed building and from the use of the
outdoor play areas. The report concludes that noise from the proposed development is
unlikely to result in any impact on the nearby residential properties and that no further noise
mitigation measures are required. This assessment is accepted.
46. On the basis of the above it is considered that the proposed development would not result in
unacceptable harm to the amenity and living conditions of nearby residential occupiers.
Highway safety
47. The applicant has submitted a highways technical note in support of the proposed
development and to provide a summary of the transport related effects associated with a
planning application for the development of land off Barnes Wallis Way, Buckshaw Village,
Chorley, to deliver a children’s day nursery.
48. The proposed nursery would have a maximum capacity of up to 125 children, although it is
envisaged that, in practise, up to 85 children would typically be expected to be on site at any
one time. This forecast of the typical number of children vs. maximum capacity is based on
the applicant’s experience of other facilities within its operation.
49. With regard to staffing levels at the facility, the proposals would create employment for up to
33 staff members in total. However, taking into account staff rotas and shift patterns, it is
envisaged that typical daily staffing levels would result in between 20-28 persons being on
site at any one time.
50. In addition to staff and parent trips to and from the facility, there would also be additional
ancillary vehicle movements associated with deliveries of supplies (catering, sanitary and
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other equipment), refuse collection and lastly minibuses associated with daytime trips out for
the children.
51. Access to the development site is proposed to be retained from the internal site access road
serving the wider site, whilst an existing stub access to Barnes Wallis Way, on the southern
site frontage, is proposed to be stopped up. The development proposals include for a total of
25no. car parking spaces at the site. It is proposed that two accessible parking spaces are
provided immediately to the nursery building frontage. This level of parking is considered to
be broadly in accordance with the parking standards set out in the Chorley Local Plan 2012 2026, which sets a requirement of 1 space per staff member, which relates to those staff on
site at any one time.
52. In terms of cycle parking provision, 3 “Sheffield Hoop” style cycle stands are proposed to be
provided at the building frontage, thereby providing parking for up to 6 cycles at the nursery.
In order to provide an attractive proposition to users it is considered that the cycle stands
should be covered and, therefore, it is recommended that further details of a covered stand
are required by condition unless received prior to determination of the application.
53. The highways technical note demonstrates that the site is in a highly sustainable location for
a children’s day nursery in this area. The site is located in a well established residential and
commercial area, within a reasonable walking distance of the railway station and bus stops
providing public transport connections, and is surrounded by good quality walking and
cycling infrastructure providing access to residential areas, transport connections, and local
business and amenities. These factors reduce the need for staff and visitors at the site to
utilise the car for everyday journeys, particularly commuting journeys. Such positive
locational characteristics assist in meeting the key sustainable planning objectives of
promoting opportunities for the use of alternative travel modes to the private car and
managing the overall traffic impact associated with new development.
54. Lancashire County Council (LCC) as the Local Highway Authority (LHA) is responsible for
providing and maintaining a safe and reliable highway network. LCC have confirmed that
they do not have any objections to the proposed development, and are of the opinion that it
would not have a significant impact on highway safety, capacity or amenity in the immediate
vicinity of the site.
55. Buckshaw Village is a newly created village with well constructed and designed footways
and cycle ways to encourage sustainable transport links. The train station is within a
reasonable walking distance to the site and the bus stops a short walk away.
56. A nursey does not have set drop off and collection times there is more of trickle of children
being dropped off or collected rather than an intense period like a primary school.
57. LCC have requested that three spaces are provided for the parents/carers to drop off and
collect in the north section of the car park. These spaces are requested to be signed for drop
off / collection for the parents/ carers so enable then to used effectively. The proposed
disabled spaces are acceptable.
58. The remaining car park is for the staff to use. With the sustainable links for walking and
cycling and public transport close by, it is expected that the staff would not be overly reliant
on a car to get and from work. In order to ensure this is it is recommended that a scheme for
the management of the car park in relation to dedicated staff parking areas and customer
parking and drop off zones is secured by condition.
59. LCC have requested that the proposed cycle stands are covered to promote sustainable
forms of transport and aid social inclusion.
60. LCC have requested that the applicant enters into a s278 agreement to close the redundant
access to the site from Barnes Wallace Way. It is, however, noted that this matter has
already been covered by conditions 15 and 16 of planning permission 17/00764/FULMJ and
so is not necessary for inclusion as part of this application.
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61. LCC have requested that a Traffic Management Plan is submitted to minimise the impact of
the construction works on the local highway network and protect existing road users. It is
recommended that this is secured by condition.
Need and provision for childcare places
62. Evidence setting out the levels of childcare provision within the Borough has been provided
by Cllr Lynch, in the form of the Lancashire Childcare Sufficiency Assessment 2019, District
Report, Chorley 2019. This document demonstrates that there are more childcare places
available than there are children aged 0-4yr olds requiring childcare. The data contained
within the report is, however, based on information supplied by childcare providers in the
district who took part in the Lancashire County Council survey, and so, as stated in the
report should be seen as a guide to local provision, rather than being conclusive. It is also
important to note that the figures represent a snapshot in time and that vacancy information
is extremely changeable.
63. The report goes on to state that although the data suggests that there are sufficient
childcare places for 0-4 year olds across all areas in Chorley, if the full population requiring
childcare accessed a place in the Chorley Central area, which includes Buckshaw Village,
there would be less choice and availability for parents. There is also data in the report that
suggests childcare providers are working at near capacity, which is an important indicator of
the health of the childcare sector.
64. On this basis it cannot be concluded with any degree of certainty that there is an over
provision of childcare places in the area. Notwithstanding this the Framework at Chapter 8
states that in relation to education it is important that sufficient choice is available to meet
the needs of existing and new communities. It is noteworthy that Buckshaw Village has not
yet reached the planned residential capacity and that there are planned residential
developments and ongoing residential development in nearby Euxton that will require
supporting infrastructure, whilst it must also be recognised that there should be opportunity
for parental preference between providers. As such there is no quantifiable harm that could
be attributed to the provision of further childcare provision at the application site.
65. The applicant has responded to the provision of the Sufficiency Assessment with their own
analysis of the data contained within the report and have identified the status of the report as
a general guide and consider that the very broad brushstroke approach to the provision
does not take account of the specifics of why Kids Planet have identified that there is a
demand for day care nursery places in the Buckshaw area. The site has been selected by
them on the basis of identified capacity in day care provision, as well as housing growth in
the area, which has been above the levels previously anticipated. They consider that the
proposed day care facility would help to address existing and future demand as well as
generating a number of jobs in the area.
66. It is noted that policy 10 of the Central Lancashire Core Strategy contains several criteria to
be considered in the assessment of proposals for alternative uses on employment sites, one
of which is b) the provision and need for the proposed use.
67. The purpose of policy 10 is to protect employment land for employment uses unless there
are overriding reasons as to why an alternative use can be allowed. As set out in the
Committee Report evidence has been submitted that demonstrates a lack of demand for
employment uses on this site, whilst its loss would not impact adversely on the present
supply of employment land across the borough. As such the development of the site for an
alternative use is considered to be acceptable.
68. The Sufficiency Assessment suggests that there is a sufficient supply of childcare across the
borough and in the Chorley Central area. Although this may suggest that there is no
particular need for the proposed nursery, the assessment document itself states that this is
not a conclusive evidence base. Nor is the assessment document intended to restrict the
supply of childcare provision through the planning system. On this basis it is not possible to
conclude that there is no need for the proposed use, as there should be provision to cater
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for people with different needs and choices, and to provide the opportunity for parental
preference. In addition there is no demonstrable harm linked to the proposed provision of a
children’s nursery on the site.
69. Notwithstanding this criteria b) is only one element of the Policy 10 assessment, and not the
overriding element when all the relevant criteria in this policy are taken as a whole, and in
consideration of the development plan as a whole.
Other matters
70. Impact of new nurseries on existing provision: It is not the role of the planning system to
manage competition in the market place and, therefore, this is not a material planning
consideration.
71. Loss of employment at other nurseries if a new nursery opens on this site: It is not the role of
the planning system to manage competition in the market place and, therefore, this is not a
material planning consideration.
CONCLUSION
72. The proposed development would have the benefit of providing employment and child care
provision on a previously developed site in a sustainable location with good accessibility,
whilst having only a very limited impact on the long term supply to available employment
land. The proposal would have no unacceptable detrimental impact on the amenity of
neighbouring occupiers and would result in an overall improvement in the appearance of the
site and character of the area. In addition, there would be no unacceptable impact on
highway safety. On the basis of the above, it is considered that the proposed development is
in line with the development plan when considered as a whole and the thread of sustainable
development that runs through it. It is therefore recommended that planning permission be
granted.

RELEVANT HISTORY OF THE SITE
Ref:
17/00764/FULMAJ
Decision: PERFPP
Decision Date: 7 March 2018
Description: Erection of a building comprising three business units (Class B1) and a
restaurant takeaway with drive-thru including car parking, access, landscaping and associated
works.
Ref:
18/00811/DIS
Decision: PEDISZ
Decision Date: 25 September 2018
Description: Application to discharge conditions 11 (levels), 14 (construction method
statement) and 18 (drainage scheme) attached to planning permission 17/00764/FULMAJ for
the erection of a building comprising three business units (Class B1) and a restaurant takeaway
with drive-thru including car parking, access, landscaping and associated works.
Ref:
19/00084/ADV
Decision: PERADV
Decision Date: 1 April 2019
Description: Application for advertisement consent for the display of 23no. illuminated and
non-illuminated site and building signs.
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
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Condition
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
following approved plans:
Title
Location and block plan

Drawing Reference
2729-D-001C

Received date
07 October 2020

Proposed site plan

2729-D-002E

07 October 2020

Proposed general
arrangements
Hard and soft landscape
general arrangements

2729-D-003A

07 October 2020

2729-D-004E

07 October 2020

Reason: For the avoidance of doubt and in the interests of proper planning.
3.

Prior to the erection of the superstructure of the building hereby approved,
samples of all external facing and roofing materials (notwithstanding any details
shown on previously submitted plan(s) and specification) shall be submitted to and
approved in writing by the Local Planning Authority. All works shall be undertaken
strictly in accordance with the details as approved.
Reason: To ensure that the materials used are visually appropriate to the locality.

4.

Prior to the erection of the superstructure of the building hereby approved, full
details of existing and proposed ground levels and proposed building finished floor
levels (all relative to ground levels adjoining the site) shall have been submitted to
and approved in writing by the Local Planning Authority, notwithstanding any such
detail shown on previously submitted plan(s). The development shall be carried out
strictly in conformity with the approved details.
Reason: To protect the appearance of the locality and in the interests of the
amenities of local residents.

5.

Prior to the erection of the superstructure of the building hereby approved, full
details of the alignment, height and appearance of all fences and walls to be
erected to the site boundaries (notwithstanding any such detail shown on
previously submitted plan(s)) shall have been submitted to and approved in writing
by the Local Planning Authority. No building shall be occupied or land used
pursuant to this permission before all walls and fences have been erected in
accordance with the approved details. Fences and walls shall thereafter be
retained in accordance with the approved details at all times.
Reason: To ensure a visually satisfactory form of development and to protect the
amenities of occupiers of nearby property.

6.

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 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.
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Reason: In the interest of the appearance of the locality.
7.

The drainage for the development hereby approved, shall be carried out in
accordance with principles set out in the submitted Drainage and Levels drawing
provided Ref: 20-018-900, Dated: October 2020, By: PCS Consulting Engineers.
For the avoidance of doubt and unless otherwise agreed in writing by the Local
Planning Authority, surface water must drain at the restricted rate of 5 l/s. The
development shall be completed in accordance with the approved details.
Reason: To ensure a satisfactory form of development and to prevent an undue
increase in surface water run-off and to reduce the risk of flooding.

8.

Foul and surface water shall be drained on separate systems.
Reason: To secure proper drainage and to manage the risk of flooding and
pollution.

9.

Prior to the erection of the superstructure of the building hereby approved, a
scheme for the management of the car park in relation to dedicated staff parking
areas and customer parking and drop off zones, to include marking out of all car
park and vehicle manoeuvring areas, shall have been submitted to and approved
in writing by the Local Planning Authority. The car park and vehicle manoeuvring
areas shall be provided in accordance with the approved details prior to first
occupation of the premises as hereby permitted and managed in accordance with
the approved scheme. The car park and vehicle manoeuvring areas shall not
thereafter be used for any purpose other than the parking of and manoeuvring of
vehicles in accordance with the approved car park management scheme unless
otherwise agreed in writing with the Local Planning Authority.
Reason: To ensure adequate on site provision of car parking for staff and
customers and adequate manoeuvring areas.

10.

Prior to the erection of the superstructure of the building hereby approved, details
of a cycle parking shelter shall be submitted to and agreed in writing with the Local
Planning Authority. Cycle parking shall have been provided in accordance with the
approved details and made available for use prior to the occupation of the building,
and shall thereafter be retained.
Reason: To ensure adequate on site provision for cycle parking.

11.

Prior to the commencement of development a Traffic Management Plan (TMA)
shall be submitted to and approved in writing by the Local Planning Authority (in
conjunction with the highway authority). The TMA shall include and specify the
provisions to be made for the following: The parking of vehicles of site operatives and visitors;
 Loading and unloading of plant and materials used in the construction of the
development;
 Storage of such plant and materials;
 Wheel washing facilities;
 Periods when plant and materials trips should not be made to and from the site
(mainly peak hours but the developer to identify times when trips of this nature
should not be made)
 Measures to ensure that construction and delivery vehicles do not impede
access to adjoining properties.
Reasons: To protect existing road users and to maintain the operation and safety
of the local highway network and to minimise the impact of the construction works
on the local highway network.
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REVISION:
A
B
C

DATE:

16-09-20
17-09-20
22-09-20

DESCRIPTION:

SPACE FOR BUGGY STORE ADDED
PAVING TYPE AMENDED IN FRONT OF MAIN ENTRANCE AND 0-1 PLAY AREA FENCE REMOVED
CAR PARK LAYOUT REVISED AND NUMBER OF PARKING SPACES INCREASED
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ITEM 3a - 20/01065/FUL – Land At Barnes Wallis Way, Barnes Wallis Way,
Buckshaw Village
The recommendation remains as per the original report
(1)No. further letter of objection has been received setting out the following issues:




Data collected from local nurseries shows that current occupancy rates are
between 70% and 80% suggesting that the number of childcare places
significantly exceeds demand.
The opening of further nurseries would weaken an already struggling sector.
The Council recently approved a 150 place nursery at Strawberry Fields, which
makes further nurseries even more unnecessary.

Officer comment: It is not the role of the planning system to manage competition in
the market place.

This page is intentionally left blank

Agenda Page 33

Agenda Item 3b

APPLICATION REPORT – 20/01171/FUL
Validation Date: 2 November 2020
Ward: Wheelton And Withnell
Type of Application: Full Planning

Proposal: Erection of 4no. dwellings with associated parking and domestic gardens
pursuant to permission in principle 20/00688/PIP
Location: St Lukes Church Quarry Road Brinscall Chorley PR6 8RB
Case Officer: Mike Halsall

Applicant: Mr and Mrs Lewis-Pierpoint
Agent: Mr Graeme Thorpe, PWA Planning

Consultation expiry: 22 December 2020
Decision due by: 5 February 2021 (extension of time agreed)

RECOMMENDATION
1.

It is recommended that planning permission is granted subject to conditions.

SITE DESCRIPTION
2.

The application relates to the land upon which St. Lukes Church is situated, located on the
eastern side of Quarry Road, towards the eastern edge of the settlement boundary of
Brinscall. The church fronts Quarry Road in an existing street frontage, is located centrally
within a wider plot of grassed land with dwellings located either side to the north and south.
The land to the rear of the church, to the east, appears to be open pastureland. It is
understood that the church has not been in regular use for any purpose since early 2018.
The church is not a locally or statutorily listed building.

3.

Planning permission has previously been granted in December 2019 for the conversion of
the church to a dwelling ref. 19/01031/FUL. Following this, the landowner reassessed their
options for the development of the site and decided upon the demolition of the church and
redevelopment of the site for housing.

4.

Whilst the church has not yet been demolished, the method of demolition of the church was
approved by the Local Planning Authority in April 2020 via a prior approval application ref.
20/00343/DEMCON. Planning permission for the demolition of the church is not required as
it falls to be considered permitted development under Schedule 2, Part 11, Class B of the
General Permitted Development (England) Order 2015.

5.

Members will recall that they resolved to grant Permission in Principle in September 2020
for the erection of up to 4no. detached dwellings with associated parking and domestic
gardens on this site.
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DESCRIPTION OF PROPOSED DEVELOPMENT
6.

This application seeks planning permission for the erection of 4no. dwellings with
associated parking and domestic gardens as the second ‘technical details consent’ stage
pursuant to permission in principle 20/00688/PIP.

7.

The four proposed dwellings would be identical to each other with the exception of Plot 1,
the design of which has been amended during the determination process in order to reduce
its associated impacts upon the neighbouring dwelling, no.3 Quarry Road. The proposed
dwellings are proposed to be detached properties with 5no. bedrooms over three floors with
traditional stone frontages, slate roofs and would be set slightly back from the existing
building line on Quarry Road with off-street vehicle parking spaces to the front and private
garden areas to the rear.

REPRESENTATIONS
8.

Representations have been received from six individuals citing the following grounds of
objection:





















9.

Insufficient amenity space around the dwellings
Overdevelopment of the site
The existing building line is not proposed to be followed
Scale is not in keeping with existing dwellings
Proposal will detract from the amenity, character, distinctiveness and environment of the
area
43% increase in built volume compared to the church
The church has not yet been demolished
Encroachment onto path/public right of way to the rear of the property blocking access
to existing residents on Quarry Road
Increase in vehicle movements
Road and pedestrian safety
Quarry Road requires regular maintenance to maintain its condition – additional vehicles
will add to this
Landownership issues
Flood risk – insufficient sewer network and loss of soakaway space from building on
partially greenfield land – flood risk is already a regular occurrence on Quarry Road
Application should be supported by a Flood Risk Assessment
Overshadowing, overlooking, loss of privacy, loss of daylight
Strain on local amenities and infrastructure
Rear elevations of the dwellings are set further back than the existing building line
Materials are unsuitable
Quarry Road is identified by EA mapping as being at high risk of flooding
Harm to local ecology – loss of nesting / roosting habitats

The access track/path to the rear of the dwellings on Quarry Road is not a designated
Public Right of Way. Any encroachment of this by the proposed development and resultant
blocking/partial blocking of its use is, therefore, a civil matter and not a material planning
consideration in the determination of this planning application.

10. The differences in built volumes when comparing the church to the proposed dwellings and
whether the church has been demolished or not are not material planning considerations as
the application site is not located within the Green Belt. The demolition of the church itself
can be undertaken under permitted development rights.
11. Other issues identified above are addressed later within this report.
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CONSULTATIONS
12. United Utilities (UU): Have responded to advise the applicant of the existing raw water
culvert, known as the Goit which lies in close proximity to the site. It is a significant United
Utilities’ asset that runs between reservoirs at Roddlesworth and Rivington. It is the
developer’s responsibility to ensure appropriate steps are taken by them to ensure there is
no detrimental impact on this asset, either by way of structurally through construction
vibration or increased risk of water pollution.
The applicant proposes to connect surface and foul water to the existing sewer network
beneath Quarry Road. UU’s response states that they do not believe that sufficient
information has been included to investigate options for surface water infiltration by the
applicant and also requests the applicant submit additional information with regards to
ground and finished floor levels and a construction method statement to ensure UU’s
assets are not affected by the proposal.
The case officer requested the above information from the applicant, but they were
reluctant to provide the information prior to the determination of the application. UU have
not objected to the proposal and have recommended conditions that would require the
above information to be submitted and agreed with the local planning authority prior to the
commencement of development.
13. Lancashire County Council Highway Services (LCC Highways): Have responded to state
that the proposed development would not have a significant impact on highway safety,
capacity or amenity in the immediate vicinity of the site. LCC Highways have requested
conditions be attached to any grant of planning permission relating to vehicle turning space
and cleaning of construction vehicle wheels and Quarry Road during the construction
period. LCC Highways have requested that the planning application boundary be amended
to include Quarry Road and to show the connection of the site to the adopted highway and
for the surface of Quarry Road to be improved by the applicant after construction of the
dwellings is complete.
In relation to the planning application boundary, it is not a statutory requirement to show
how a development site would connect to the adopted highway. The National Planning
Practice Guidance states that “the application site should be edged clearly with a red line
on the location plan. It should include all land necessary to carry out the proposed
development (e.g. land required for access to the site from a public highway, visibility
splays, landscaping, car parking and open areas around buildings).”
The Town and Country Planning (General Permitted Development) (England) Order 2015
identifies that “highway” includes an unadopted street or a private way. The document
‘Permitted development rights for householders - Technical Guidance’ identifies a
"highway" as a public right of way such as a public road, public footpath and bridleway. For
the purposes of the Order it also includes unadopted streets (i.e. a street not being a
highway maintainable at the public expense within the meaning of the Highways Act 1980)
or private ways.
In light of the above it would seem unnecessary to require the applicant to extend the
application boundary over Quarry Road so it meets the adopted highway (Butterworth
Brow) as Quarry Road itself is a highway, albeit unadopted. Requiring the applicant to
improve Quarry Road would neither be necessary to make the proposal acceptable or
within their powers as they do not own the road. Such a planning condition would,
therefore, fail the tests for planning conditions set-out within paragraph 55 of the National
Planning Policy Framework.
14. Greater Manchester Ecology Unit: Have responded to state that Rhododendron, which is
listed on Schedule 9 of the Wildlife and Countryside Act, 1981 (as amended) was recorded
on the site. It is an offence to plant or cause this species to spread in the wild. An
appropriate informative on any planning permission to advise the applicant of this is
recommended.
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The development proposal provides an opportunity to deliver gains for biodiversity, in line
with national planning policy. Measures such as inclusion of bat and bird boxes/bricks
incorporated into the proposed new houses and the use of native species within the
landscape scheme should be secured through the planning process.
15. Lead Local Flood Authority: Have confirmed that they have no comments as the proposal is
not of a scale/type to which they provide comments.
16. Lancashire County Council Archaeology Service: Have responded to state that the site has
negligible archaeological potential and archaeology does not need to be considered further
for this application.
17. Council’s Waste & Contaminated Land Officer: Have confirmed that they have no
comments.
18. Council’s Tree Officer: Have advised that there are no trees of any significance on-site.
There are some trees off site, to the north, which could be impacted. The negative impact
on these could be minimised by following the recommendations contained within BS
5837:2012.
19. Lancashire County Council (Education): No comments have been received.
20. Withnell Parish Council: No comments have been received.
PLANNING CONSIDERATIONS
Principle of development
21. The acceptability of the principle of residential development on the site has been
established through the grant of permission in principle.
Impact on character and appearance of locality
22. The National Planning Policy Framework (the Framework) attaches considerable
importance to achieving good design and a high-quality built environment. It states that
planning policies and decisions should respond to local character and history and seek to
reinforce local distinctiveness. The importance of high-quality design is reflected in the
Central Lancashire Core Strategy (policy 17) and policy BNE1 of the Chorley Local Plan
2012 - 2026.
23. The proposed development comprises four detached dwellings of traditional design style
when viewed from Quarry Road to the front. The rear elevations would have a more
modern design style with a first-floor balcony area and larger window openings, particularly
to the second floor serving the master bedroom. These features would add interest and
some degree of distinctiveness to the development. Plot 1 is of a slightly different and
unconventional design to the rear, having been set-back from the shared boundary with
no.3 Quarry Road. This would not be visible from the Quarry Road and is considered to be
acceptable.
24. The submitted Landscape Strategy drawings show that proposed boundary treatments
include a mix of low stone walls with ornamental native hedges above and horizontal timber
fencing. The front driveways to the properties would comprise permeable resin bound
gravel, with Marshall’s road kerbing to denote the edge of the driveways. Timber bollard
lighting is proposed at the entrance of each property. To the rear of the properties, the
landscaping strategy incorporates a resin bound gravel patio directly to the rear of the
dwellings, along with a natural seeded lawn with granite set edging, shrub beds and feature
topiary. Notwithstanding the submitted landscape drawings, a fully detailed landscaping
scheme could be requested to meet the requirements of a suitably worded planning
condition.
25. The proposed dwellings would sit back from the existing building line to enable sufficient
off-street parking to be accommodated to the front of the dwellings and to reduce impacts
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upon an upstairs window of no.3 Quarry Road. This is a considerate approach and would
not harm the appearance of the properties in the streetscene, as an active frontage would
still be achieved.
26. There would be a suitable dwelling to plot ratio and the proposed dwellings would be of
similar scale to others on Quarry Road. As such the proposed development would be
appropriate in the context of the site and surrounding development and would not be
detrimental to the character of the locality, given their design and positioning.
27. The development, therefore, complies with policy BNE1 of the Chorley Local Plan 2012 –
2026 in respect of design.
Impact on neighbour amenity
28. Policy BNE1 of the Chorley Local Plan 2012 - 2026 states that new development must not
cause harm to any neighbouring property by virtue of overlooking, overshadowing, or by
creating an overbearing impact.
29. There has been a lot of discussion and negotiation between the applicant and planning
officers regarding the layout of the proposed development and its potential impacts upon
the residential amenity of the occupiers of no.3 Quarry Road, the neighbouring dwelling
located to the north. The scheme has been revised since the application was originally
submitted to improve the relationship between the two dwellings.
30. There are 5no. habitable room windows in the side elevation of no. 3 Quarry Road that
would face the side elevation of the proposed dwelling on Plot 1. At ground floor these
serve a living room (2no.) and a kitchen. These are secondary windows serving these
rooms with the main aspect windows to the front and rear of the dwelling, respectively. The
proposed dwelling would be set back further from Quarry Road than no.3 and so would not
sit directly opposite the living room window. There is a main bedroom window at first floor
within no.3 Quarry Road, located above the kitchen windows, which would face the
application site with a much smaller secondary window in the rear of the property. The
applicant has redesigned the dwelling on Plot 1 to set back the two-storey element so to be
11m from the facing windows of no.3 Quarry Road. The Council’s interface distance for
such situations is 12m, as set out within Appendix 2 of the Design Guidance SPD (2004). It
should be noted however that the existing situation with the Church located on the
application site does not meet the Council’s interface distances, with its side wall less than
11m from the habitable room windows of no.3 Quarry Road. Given the existing relationship
of no.3 Quarry Road and the church, it is considered that, on balance, the degree of
separation from the side facing windows is acceptable. The proposed dwelling would
however appear more imposing than the church from the side windows of no.3 Quarry
Road and would have a greater impact in terms of loss of light.
31. There is a study/office at first floor level within no.3 Quarry Road which has a secondary
window facing the application site with the main window to the rear of the dwelling. There
would be an impact upon this window but this would be minimal and as this is only a
secondary window, the relationship is considered to be acceptable.
32. The rear elevation of no.3 Quarry Road contains habitable room windows at both ground
floor and first floor and the dwelling on Plot 1 extends further to the rear than no.3 Quarry
Road and so would be visible from these windows. The applicant has produced a drawing
that shows the Council’s interface distances, a 45 degree line drawn from these windows,
to show the scheme’s compliance with these distances. The proposal is considered
acceptable in this regard.
33. There are windows serving bathrooms and landings within the side elevations of each of
the proposed dwellings. It is considered necessary for these to be obscurely glazed to
protect privacy. This can be secured by a suitably worded planning condition.
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34. The facing elevation of the existing dwelling at no.2 Quarry Road comprises a blank gable
elevation. The south facing elevation of the proposed dwelling on Plot 4 would contain
windows but these would not serve any habitable rooms.
35. Balcony areas are proposed which could result in overlooking into the rear garden areas of
neighbouring dwellings. It is, therefore, considered necessary to provide screening to the
sides of the balconies, the details of which can be required to be submitted for the
agreement of the local planning authority by planning condition.
36. In light of the above, it is considered that the proposed development would have some
tension with policy BNE1 of the Chorley Local Plan 2012-2026 by Plot 1 having an impact
on outlook and causing loss of light to the side windows of no.3 Quarry Road. However,
given that the existing relationship between no.3 Quarry Road and the church, the impacts
are considered to be acceptable as they would not be substantially greater than the existing
situation.
Highway safety
37. Based on the car parking standards set out in policy ST4 of the Chorley Local Plan 2012 –
2026 and Appendix A, it is clear from the proposed layout that off-road parking provision for
at least three vehicles for each dwelling can be achieved in line with the Council’s adopted
standard. LCC Highways have assessed the proposal and raise no objection subject to
conditions.
Flood risk and drainage
38. Policy 29 of the Central Lancashire Core Strategy seeks to improve water quality, water
management and reduce the risk of flooding by;…
‘d. Appraising, managing and reducing flood risk in all new developments, avoiding
inappropriate development in flood risk areas particularly in Croston, Penwortham,
Walton-le-Dale and southwest Preston;…
g. encouraging the adoption of Sustainable Drainage Systems…’
39. The National Planning Practice Guidance (NPPG) sets out that a Flood Risk Assessment
(FRA) is required if a development is:






in flood zone 2 or 3 including minor development and change of use
more than 1 hectare (ha) in flood zone 1
less than 1 ha in flood zone 1, including a change of use in development type to a
more vulnerable class (for example from commercial to residential), where they could
be affected by sources of flooding other than rivers and the sea (for example surface
water drains, reservoirs)
in an area within flood zone 1 which has critical drainage problems as notified by the
Environment Agency

40. In addition, the Local Planning Authority (LPA) is required to consult the Environment
Agency (EA) if the development is within Flood Zone 1 and:
 within 20m of a main river on the Environment Agency flood map
 in an area with critical drainage problems, other than minor development.
41. The LPA is required to consult the Local Lead Flood Authority (LLFA) only for major
development.
42. The site is smaller than 1ha, is in Flood Zone 1, is not identified as being within an area with
critical drainage problems by the Environment Agency and is not within 20m of a main river.
There is, therefore, no requirement to undertake a FRA or to consult the EA or LLFA for this
application.
43. Neighbour objections have suggested that a Flood Risk Assessment should have been
submitted in support of the planning application due to the proposed development having
potential to increase the risk of off-site flooding on Quarry Road. They also refer to the
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Environment Agency surface water flood map that shows a small section of the site as
being at low risk of surface water flooding.
44. Clarity on the above matter has been requested from the Environment Agency and their
Planning Advisor responded as follows:
“The NPPF [National Planning Policy Framework] does allow for LPAs to request a FRA
[Flood Risk Assessment] where land may be subject to other sources of flooding, but the
request would need to be based on evidence. The EA SW [Environment Agency Surface
Water] Flood Map service specifically says that map does not identify risk to specific
properties, so the LPA would struggle to use this as evidence to require a site-specific FRA.
If there is evidence of flooding from other sources on the application site, a FRA may be
required. However, evidence of flooding off-site, beyond the red-edge boundary, would be
unlikely to warrant a FRA unless it could be demonstrated that the source of flooding was
likely to impact on the proposed development.
While there does not appear to be sufficient evidence for the LPA to request a FRA, the
developer has submitted a drainage strategy outlining how surface water will be dealt with.
The applicant has taken a conservative approach and assumed that 100% of surface water
will drain to the combined sewer, even though this is unlikely as there will be some
infiltration within the proposed garden areas. The applicant has identified a Greenfield runoff rate and attenuation scheme and it will be for UU [United Utilities] to decide if this is an
acceptable as part of the application to connect surface water to the combined sewer (if
there is no sustainable alternative). However, the applicant has clearly considered surface
water management as part of the application and a FRA would only conclude that surface
water run-off be restricted to exiting rates to reduce off-site risk, as is proposed in the
drainage strategy.”
45. In light of the above, there is no justification for a Flood Risk Assessment being requested
in support of the planning application.
46. In accordance with the Framework and the NPPG, the site should be drained on a separate
system with foul water draining to the public sewer and surface water draining in the most
sustainable way.
47. The NPPG clearly outlines the hierarchy to be investigated by the developer when
considering a surface water drainage strategy. As such the developer should consider the
following drainage options in the following order of priority:
1. into the ground (infiltration);
2. to a surface water body;
3. to a surface water sewer, highway drain, or another drainage system;
4. to a combined sewer.
48. As noted by the Environment Agency, a Drainage Strategy is submitted in support of the
application. In relation to surface water, the Drainage Strategy sets out that an infiltration
system is unlikely to be achievable given the ground conditions at the site [underlain with
clay] and discharge into a watercourse would be unviable given the distance to the nearest
watercourse. It is, therefore, proposed that surface water drainage is achieved via a new
connection into the existing combined sewer along Quarry Road.
49. In order to restrict the rate of surface water discharge, attenuation is proposed beneath the
proposed car parking areas, with a hydrobrake flow restrictor used to restrict flows. It is
proposed that foul water is discharged into the existing sewer via a new manhole on the
western boundary of the site.
50. As noted above, United Utilities have requested conditions be attached to any grant of
planning permission that includes a detailed investigation into the possibility of surface
water infiltration options at the site before they allow connection to the combined sewer
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which is the lest preferable option. As such, the proposal is considered to be acceptable in
terms of drainage, subject to conditions.
Ecology
51. Policy BNE9 of the Chorley Local Plan 2016-2026 states that priority will be given to
protecting, safeguarding and enhancing habitats for European, nationally and locally
important species.
52. The site has no nature conservation designations, legal or otherwise The application site is
considered to be of low ecological value; however, it is considered that a planning condition
could be attached as a precautionary measure requiring a check for nesting birds to take
place prior to site clearance works. Conditions relating to the clearance of Rhododendron
and for ecological enhancement measures as suggested by the Council’s ecological
advisors could also be included. Ecological impacts are considered unlikely and the
proposal is considered acceptable in this regard.
Public open space (POS)
53. Policy HS4 of the Chorley Local Plan 2012 – 2026 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.
54. Until recently the National Planning Practice Guidance (NPPG) previously set out a
threshold for tariff-style contributions, stating 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. This guidance has been removed from the
latest NPPG and has been replaced with a requirement that planning obligations for
affordable housing should only be sought for residential developments that are major
developments.
55. Specifically, the guidance was derived from the order of the Court of Appeal dated 13 May
2016, which gave legal effect to the policy set out in the Written Ministerial Statement of 28
November 2014 which has not been withdrawn and which should, therefore, clearly still be
taken into account as a material consideration in the assessment of planning applications.
56. To this end whilst 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 decision-maker to decide how much weight to give to lower thresholds
justified by local circumstances.
57. Consequently, 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 10, or fewer, dwellings. The Council has agreed to only
seek contributions towards provision for children/young people on developments of 10
dwellings or less.
58. There is currently a deficit of provision in Brinscall in relation to this standard, a contribution
towards new provision in the settlement would normally, therefore, be required from this
development. However, a financial contribution for off-site provision can only be requested
if there is an identified scheme for new provision and no schemes are currently identified.
No contribution can, therefore, be requested for this scheme.
Sustainability
59. Policy 27 of the Core Strategy currently requires dwellinghouses to be built to meet Code
for Sustainable Homes Level 4 which increases to Level 6 on 1st January 2016. However
the 2015 Deregulation Bill received Royal Assent on Thursday 26th March 2015 which
effectively removes Code for Sustainable Homes. The Bill does include transitional
provisions which include:
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“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.”
60. As such, there is a requirement for the proposed dwellings to achieve a minimum Dwelling
Emission Rate of 19% above 2013 Building Regulations in accordance with the above
provisions. This can be controlled by conditions.
Community Infrastructure Levy
61. The Chorley CIL Infrastructure Charging Schedule provides a specific amount for
development. The CIL Charging Schedule was adopted on 16 July 2013 and charging
commenced on 1 September 2013. The proposed development would be a chargeable
development and the charge is subject to indexation in accordance with the Council’s
Charging Schedule.
CONCLUSION
62. The proposed development would have a slight impact upon residential amenity by having
an impact on outlook and causing loss of light to the occupiers of no.3 Quarry Road. It is
considered however that due to the existing situation with the church being located the
same distance from the main habitable room windows of no.3 as the two-storey elements of
the proposed dwelling on Plot 1, this impact is acceptable.
63. The application site is located in a sustainable location in a settlement area and comprises
previously developed land. It is considered that the proposed development would have no
detrimental impact on the character of the area and would not give rise to undue harm to
ecology, drainage or highway safety, with the implementation of planning conditions. The
proposal is therefore recommended for approval.
RELEVANT HISTORY OF THE SITE
Ref:
5/4/00013
Decision: CLO
Description: W.C at church

Decision Date: 14 August 1949

Ref:
89/00013/FUL
Decision: PERFPP
Description: Extension and new access

Decision Date: 21 February 1989

Ref:
19/01031/FUL
Decision: PERFPP
Decision Date: 19 December 2019
Description: Conversion of existing St Lukes Missionary Church into one dwelling, including
the removal of an existing single storey extension and erection of a garage
Ref:
20/00343/DEMCON
Decision: PERDEM
Decision Date: 11 May 2020
Description: Demolition of redundant building to facilitate future development of the site
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Ref:
20/00688/PIP
Decision: PERPIP
Decision Date: 10 September 2020
Description: Permission in principle application for the erection of 4no. detached dwellings
with associated parking and domestic gardens
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
Proposed Site Plan
Plot 1 - Proposed Floor Plans
Plot 1 - Proposed Elevations
Plots 2, 3 and 4 Proposed Elevations
Plots 2, 3 and 4 - Proposed Floor Plans

Plan Ref
(S)2-03-PIP
(S)02-01-PIP Rev B
(P)3-02-PIP
(E)5-03-PIP Rev B
(E)5-02-PIP Rev B
(P)3-01-PIP Rev B

Received On
2 November 2020
14 January 2021
14 January 2021
14 January 2021
14 January 2021
14 January 2021

Reason: For the avoidance of doubt and in the interests of proper planning.
3. Prior to their installation, images of all external facing and roofing materials (notwithstanding
any details shown on previously submitted plan(s) and specification) shall be submitted to and
approved in writing by the Local Planning Authority. All works shall be undertaken strictly in
accordance with the details as approved.
Reason: To ensure that the materials used are visually appropriate to the locality.
4. Prior to the commencement of development, a scheme for the landscaping of the
development and its surroundings shall be submitted and approved in writing by the Local
Planning Authority. These details shall include all existing trees and hedgerows on the land;
detail any to be retained, together with measures for their protection in the course of
development; indicate the types and numbers of trees and shrubs to be planted, their distribution
on site, those areas to be seeded, paved or hard landscaped; and detail any changes of ground
level or landform, proposed finished levels, means of enclosure, minor artefacts and structures.
The scheme should include a landscaping/habitat creation and management plan which should
aim to contribute to targets specified in the UK and Lancashire Biodiversity Action Plans.
Landscaping proposals should comprise only native plant communities appropriate to the natural
area.
All hard and soft landscape works shall be carried out in accordance with the approved details
within the first planting and seeding seasons following the occupation of any buildings or the
completion of the development, whichever is the sooner, and any trees or 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.
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Reason: To ensure that a satisfactory landscaping scheme for the development is carried out to
mitigate the impact of the development and secure a high quality design.
5. During the construction period, all trees to be retained shall be protected in accordance with
British Standard BS 5837:2012 or any subsequent amendment to the British Standards. This
shall include the trees to the north of the application site.
Reason: To safeguard the trees to be retained.
6. Prior to the occupation of the development, details of biodiversity enhancement measures
shall be submitted to and approved in writing by the Local Planning Authority. No part of the
development shall be occupied or brought into use until the approved measures have been
installed in accordance with the approved details. These measures shall include the following:
Bat bricks and/or tubes within the new development
Bird boxes
Native tree and shrub planting
Reason: For maintenance and enhancement of biodiversity.
7. All new dwellings are required to achieve a minimum Dwelling Emission Rate of 19% above
2013 Building Regulations.
Reason: Policy 27 of the Adopted Central Lancashire Core Strategy requires new dwellings to
be built to Code for Sustainable Homes Level 4 however following the Deregulation Bill 2015
receiving Royal Ascent it is no longer possible to set conditions with requirements above a Code
Level 4 equivalent. However as Policy 27 is an adopted Policy it is still possible to secure energy
efficiency reduction as part of new residential schemes in the interests of minimising the
environmental impact of the development.
8. Prior to the commencement of the development details shall be submitted to and approved in
writing by the Local Planning Authority demonstrating that each dwelling will meet the required
Dwelling Emission Rate. The development thereafter shall be completed in accordance with the
approved details.
Reason: Policy 27 of the Adopted Central Lancashire Core Strategy requires new dwellings to
be built to Code for Sustainable Homes Level 4 however following the Deregulation Bill 2015
receiving Royal Ascent it is no longer possible to set conditions with requirements above a Code
Level 4 equivalent. However as Policy 27 is an adopted Policy it is still possible to secure energy
efficiency reductions as part of new residential schemes in the interests of minimising the
environmental impact of the development. This needs to be provided prior to the
commencement so is can be assured that the design meets the required dwelling emission rate.
9. No dwelling hereby approved shall be occupied until a SAP assessment (Standard
Assessment Procedure), or other alternative proof of compliance (which has been previously
agreed in writing by the Local Planning Authority) such as an Energy Performance Certificate,
has been submitted to and approved in writing by the Local Planning Authority demonstrating
that the dwelling has achieved the required Dwelling Emission Rate.
Reason: Policy 27 of the Adopted Central Lancashire Core Strategy requires new dwellings to
be built to Code for Sustainable Homes Level 4 however following the Deregulation Bill 2015
receiving Royal Ascent it is no longer possible to set conditions with requirements above a Code
Level 4 equivalent. However as Policy 27 is an adopted Policy it is still possible to secure energy
efficiency reductions as part of new residential schemes in the interests of minimising the
environmental impact of the development.
10. No works to trees or shrubs shall occur between the 1st March and 31st August in any year
unless a bird nest survey by a suitably experienced ecologist has been carried out immediately
prior to clearance and written confirmation provided that no active bird nests are present which
has been agreed in writing by the Local Planning Authority.
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Reason: To ensure breeding birds are protected during construction.
11. Prior to any earthworks a method statement detailing eradication and/or control and/or
avoidance measures for Rhododendron should be supplied to and agreed in writing to the Local
Planning Authority. The agreed method statement shall be adhered to and implemented in full
unless otherwise agreed in writing by the Local Planning Authority.
Reason: To avoid the spread of invasive species.
12. Prior to the commencement of development, details of a sustainable surface water drainage
scheme and a foul water drainage scheme shall be submitted to and approved in writing by the
Local Planning Authority. The drainage schemes must include:
(i) A restricted rate of discharge of surface water agreed with the Local Planning Authority (if it is
agreed that infiltration is discounted by the investigations);
(ii) Levels of the proposed drainage systems including proposed ground and finished floor levels
in AOD;
(iii) Incorporate mitigation measures to manage the risk of sewer surcharge to the proposed
development; and
(vi) Foul and surface water shall drain on separate systems.
The approved schemes shall also be in accordance with the Non-Statutory Technical Standards
for Sustainable Drainage Systems (March 2015) or any subsequent replacement national
standards and no surface water shall discharge to the public sewer either directly or indirectly in
accordance with the Proposed Drainage Layout received by the council by email on 2
September 2020. Prior to occupation of the proposed development, the drainage schemes shall
be completed in accordance with the approved details and retained thereafter for the lifetime of
the development.
Reason: To promote sustainable development, secure proper drainage and to manage the risk
of flooding and pollution.
13. Prior to the commencement of development, a Construction Method Statement should be
submitted and approved in writing by the Local Planning Authority. The statement shall outline
the potential impacts/ risks from all construction activities and detail any necessary protection
measures for the existing raw water main and any associated apparatus that will be required for
both construction phase and the lifetime of the development, with particular regard to the
prevention of water pollution, changing land levels, vibration, disturbance and health and safety
considerations. Protection measures should be in line with the guidance found within United
Utilities Standard Conditions for works adjacent to Pipelines (dated July 2015). All mitigation
measures must be implemented in accordance with the approved details.
Reason: In order to protect the existing UU infrastructure and public drinking water supplies for
the wider area.
14. The layout of the development shall include provisions to enable vehicles to enter and leave
the highway in forward gear and such provisions shall be laid out in accordance with the
approved plan and the vehicular turning space shall be laid out and be available for use before
any development commences and a suitable turning area is to be maintained thereafter.
Reason: Vehicles reversing to and from the highway are a hazard to other road users, for
residents and construction vehicles.
15. For the full period of construction, facilities shall be available on site for the cleaning of the
wheels of vehicles leaving the site and such equipment shall be used as necessary to prevent
mud and stones being carried onto the highway. The roads adjacent to the site shall be
mechanically swept as required during the full construction period.
Reason: To prevent stones and mud being carried onto the public highway to the detriment of
road safety.
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16. Prior to the erection of the superstructure of the dwellings hereby approved, details shall be
submitted to and approved in writing by the Local Planning Authority of privacy screens to be
erected to the sides of each balcony. No dwelling shall be occupied until the privacy screens as
shown in the approved details have been erected. The privacy screens shall be retained at all
times thereafter unless otherwise agreed in writing with the Local Planning Authority.
Reason: In the interests of the privacy of occupiers of neighbouring property.
17. All windows in the north and south facing elevations of the approved dwellings shall be fitted
with obscure glass and obscure glazing shall be retained at all times thereafter. The obscure
glazing shall be to at least Level 3 on the Pilkington Levels of Privacy, or such equivalent as may
be agreed in writing by the Local Planning Authority.
Reason: In the interests of the privacy of occupiers of neighbouring property.
18. Before the development hereby permitted is first commenced full details of existing and
proposed ground levels and proposed building finished floor levels (all relative to ground levels
adjoining the site) shall have been submitted to and approved in writing by the Local Planning
Authority, notwithstanding any such detail shown on previously submitted plan(s). The
development shall be carried out strictly in conformity with the approved details.
Reason: To protect the appearance of the locality and in the interests of the amenities of local
residents.
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Deviating from these drawings without consultation and/or agreement with the
employer is unacceptable. This drawing is indicative and exact dimensions
should be checked and confirmed on site by the nominated contractor or
competent person/s prior to commencement of building works. All drawings and
dimensions shall be verified by the relevant contractor/s on site prior to
commencement of any works, ordering of materials or setting out. Any
discrepancies should be reported in writing to SDA Architecture Ltd.
Do not scale from this drawing unless trained to use a scale ruler - only work
from written and checked dimensions. This drawing is the property of SDA
Architecture Ltd and copyright reserved by them. This drawing is not to be used,
copied or disclosed by or to any unauthorised persons without prior written
authorisation consent from SDA Architecture Ltd.
DO NOT PROCEED WORKS IN THE EVENT OF A DRAWING DISCREPANCY
For all structural aspects please refer to Structural Engineers project information
and cross reference all drawings, details and calculations with the architectural
drawing prior to commencement of building works.
SDA Architecture Ltd is a trading name of Style Design and Architecture Ltd and
holds no responsibility or liability for any works carried out on site.
DO NOT SCALE ONLY USE DIMENSIONS SHOWN
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St Lukes Church, Quarry Road, Brinscall

Location plan
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Aerial photo
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Application
site

Proposed site plan
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Proposed floor plan – Plot 1
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Proposed floor plan - Plots 2 - 4
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Proposed elevations – Plot 1
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Proposed elevations – Plots 2 - 4
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Interface parameters plan
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Landscaping
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Landscaping
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Site photo
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Site photo – no.3 Quarry Rd.
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Site photo – facing elevation of no.3
Quarry Road
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ITEM 3b - 20/01171/FUL- St Lukes Church, Quarry Road, Brinscall
The recommendation remains as per the original report
Comments from Agent
The applicant’s agent has requested that the name of the applicant be amended to Mr Chris
Homer, which has been undertaken as requested.
An email has been received from the applicant’s agent which explains that they consider the
committee report contains an ‘underlying negative tone, lack of positivity and misleading and
inaccurate content’. The email is available to read on the Council’s public access website.
Attached to the email is a version of the committee report which has been edited by the
applicant’s agent, as detailed in the text below, which has been copied from the email. The
numbering relates to the paragraphs of the committee report, the black bold text is the edit
the agent considers should be made to the report, the plain black text is the text from the
committee report, the red text is the agent’s comments and the italicised text is the case
officer’s comments.
3. Agent suggests the following text is deleted; following 19/01031/FUL. Planning permission -landowner
reassessed their options for the development of the site and decided upon the demolition of the church and
redevelopment of the site for housing – I am aware that the demolition has not been looked at favorably by
neighbors so this sentence is consider inflammatory and negatively portrays the applicant.

Officer comment: This text of the committee report is considered to be factual and does not
require amending.
4. Agent suggests the following text is deleted; church has not yet been demolished, and method of demolition
approved – I am not sure on the relevance of this.

Officer comment: This text of the committee report is considered to be factual and does not
require amending.
9. Access Track: There is no mention of what is being proposed actually being something the applicant could
do under PD (moving wall lines etc.) which paints a negative simplistic view by the Case Officer instead of a
technical planning view. I attach a plan that shows that vehicular access is still available on this track even if the
width is being reduced to 2.7m, and two photo’s of the track, one which shows the access track impeded by a
porch erected under PD.

Officer comment: This issue is not a planning matter and so requires no technical planning
view from the case officer. As noted within the committee report, land ownership issues/right
of access is a civil matter and does not form part of the planning judgement.
12. Agent suggests the following text is deleted: applicant reluctant to provide information regarding United
Utilities prior determination – We had lengthy discussions regarding this point, and I disagree that there was a
reluctance to provide the information prior to determination. We advised that as the applicant is not the
developer, we did not have this information, and in any case UU recommended conditions to provide this
information and raised no objections. I also have an issue with Condition 13 (2 from UU’s response) as the
email attached from Shoaib Tauqeer, UU, infers that this condition would be removed from their formal
response. Can we ask whether UU provided further comments on this matter to the contrary?

Officer comment: This text of paragraph 12 of the committee report is considered to be
factual and does not require amending. The ground investigation information was requested
from the applicant prior to the determination of the planning application, as suggested by
United Utilities. It was however later agreed that this could be undertaken prior to the
commencement of development of the site, in accordance with a condition suggested by
United Utilities (Condition 12).
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UU have responded following the committee report being published and have confirmed that
condition 13 can be removed.
24. Agent suggests the following text is deleted: a fully detailed landscaping scheme could be requested to
meet the requirements of a suitably worded planning condition. A rather negative comment within an otherwise
positive paragraph.

Officer comment: This text of the committee report is considered to be factual and does not
require amending.
29. 'and resolved all technical issues through revised plans’ should be added for clarity and to show we have
worked proactively with the Case Officer to overcome issues raised.

Officer comment: This text relates to the revised drawings. It is not considered there is a
need to revise the text as requested. The concluding paragraph within this section of the
committee report identifies that the impacts from the revised proposal upon residential
amenity are considered to be acceptable.
30. Agent suggests the following text is deleted: dwelling would appear more imposing than the church from
the side windows of no.3 Quarry Road and would have a greater impact in terms of loss of light. I understood
that this matter was resolved? In any case, this sentence ensures the paragraph ends on a negative instead of the
positive sentence that the scheme is consider by you to be acceptable.

Officer comment: Again, the concluding paragraph within this section of the committee report
identifies that the impacts from the revised proposal upon residential amenity are considered
to be acceptable. It is considered that the proposed development would have a greater
impact than the Church and so consider this paragraph requires no alteration.
31: Agent suggests the text is deleted: I again feel this paragraph has been worded in the negative as opposed
to the positive.

Officer comment: This relates to the potential impact upon the first floor window of no.3
Quarry Road that serves the study/office. The paragraph expresses the case officer’s
judgement that there would be an impact upon this window, and this would be acceptable. It
is not considered there is a need to change this paragraph.
32. Agent suggests the following text is deleted: in this regard

Officer comment: It is not considered there is a need to change this wording.
36. Comment made: The scheme was drastically altered to comply with the required interface distances and as
such considered acceptable. No further information was requested following this agreement. I again feel this
final paragraph has been worded in the negative as opposed to the positive.

Officer comment: It is not considered there is a need to change this wording.
43. Struck out and comment made: I would add that ‘The applicant also supplied also conveyance geo-report
that states that the site is not in a flood zone.’ Why is this not added to balance the equation?

Officer comment: This paragraph is factual and so does not require deletion. The following
paragraphs identify that the site is not within Flood Zones 2 or 3 and so there is no need to
include the reference to the applicant’s geo-report.
46: All text struck out:

Officer comment: This is a direct quote from United Utilities’ response and so does not
require deletion.
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50. Comment made: ‘A detailed investigation into the possibility of surface water infiltration options
at the site before they allow connection to the combined sewer which is the lest preferable option’
This is factually incorrect. UU’s formal response is attached and this point is not referenced in the response?

Officer comment: The United Utilities response outlines that surface water should be drained
in the most sustainable way and drainage into a combined sewer is identified within the
NPPG as being the least sustainable option. There is therefore no need to amend this
paragraph.
52. Comment made: ‘only if the demolition and site clear takes place within the bird nesting season- marchaugust = It should say that a planning condition attached as precautionary measure to check nesting prior site
clearance – for the avoidance of doubt’

Officer comment: Members will note that planning condition 10 specifies a bird nesting check
is only required should site clearance work take place in bird nesting season. For clarity,
paragraph 52 can be amended to the following:
‘The site has no nature conservation designations, legal or otherwise The application site is
considered to be of low ecological value; however, it is considered that a planning condition
could be attached as a precautionary measure requiring a check for nesting birds to take
place prior to site clearance works, should the works take place in bird nesting season.’
62. Text struck out and commented: This paragraph has no evidence to support it, impact on outlook matches
the church (neutral conclusion), loss of light (the property has been fully redesigned at significant cost to
overcome all technical guidance, resulting to mitigate all original concerns and there is no evidence that it
causing any loss of light).

Officer comment: This is the case officer’s judgement and is a summary of paragraphs 28 to
36 of the committee report which provides the full analysis. It is not considered there is a
need to amend this paragraph.
The applicant’s agent sent a further email to the case officer to say they accept the planning
conditions as worded in the officer report, with the exception of condition 13 which it is
agreed can be removed.
In summary, it is considered that the report provides the case officer’s professional opinion
to members and is fundamentally sound and does not require any further amendments,
other than some additional text to paragraph 52 for clarification purposes and the removal of
condition 13, as requested by United Utilities.
Additional neighbour comments
Five further neighbour representations have been received since the committee report was
written. The first was from the occupiers of the adjoining property to the north, no.3 Quarry
Road who had already responded to the proposal as originally submitted. The letter is
available to read on the Council’s public access website, but in summary raises the following
issues that are not already listed at paragraph 8 of the committee report for this application:




The proposed dwellings would be much closer to the five facing windows of no.3 Quarry
Road than the church. ‘Natural sunlight comes to us for much of the day and evening
from the west, and the sun is of course lower in the western sky from autumn through to
late spring.’
Lack of clarity in relation to the amended plans which show a hatched area labelled ‘2
metre high wall’ between the proposed development and no.3 Quarry Road.
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No consideration has been given to the privacy of all existing houses on Quarry Road
and adjacent properties on Brinscall Brow.
Loss of privacy into rear gardens from the proposed balconies

Officer comment: Boundary treatments would be controlled by planning condition no.4 which
includes details of ‘means of enclosure’ to be submitted to the local planning authority for
approval. The other issues have already been addressed within the committee report,
including potential impacts upon other dwellings and loss of privacy from balconies.
The second representation outlines that they ‘do not agree with many of the points that the
agent has requested are changed [to the committee report] and are also deeply concerned
that he is suggesting the report is made more positive, this could be potentially misleading
for the planning committee. The report should remain factual.’
They also wish the following changes to be made to the report. The numbering relates to the
paragraphs of the committee report, the plain black text is the text from the neighbour’s
representation and the italicised text is the case officer’s comments.
39. Request that this also states the NPPF also states “local planning authorities should ensure that
flood risk is not increased elsewhere”
The 3rd bullet point also incorrectly quotes the NPPF and is potentially misleading to planning
committee. Please remove the following:
less than 1 ha in flood zone 1, including a change of use in development type to a more vulnerable
class (for example from commercial to residential), where they could be affected by sources of
flooding other than rivers and the sea (for example surface water drains, reservoirs)
And replace with the correct information:
“land that may be subject to other sources of flooding, where its development would introduce a more
vulnerable use.”
Officer comment: It is not considered there is a need to change this wording. Paragraph 39
of the committee report quotes National Planning Practice Guidance (NPPG), not the NPPF.
The quote is correct.
42. This is missing the quote above so again is potentially misleading to the committee.

Officer comment: As above, the quote within the committee report is correct.
43. In addition to the information provided please include that the development site is close to an area
at risk of surface water flooding.
Officer comment: Parts of Quarry Road are susceptible to surface water flooding, but this
does not trigger the requirement for a Flood Risk Assessment in support of the application,
as outlined by the Environment Agency.
44. Please make it clear this is as the result of informal communication with the Environment Agency.
The officer involved has not commented on the risk of connecting to the sewer and the areas nearby at
risk of flooding from surface water.
Officer comment: The statement within the committee report is factual and does not require
editing. The comments from the Environment Agency (EA) state that the submitted drainage
strategy shows a conservative approach that surface water runoff would be restricted to
greenfield rates.
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45. Incorrect – as you have not quoted the NPPF correctly, the Environment Agency have also not
commented on the risk of connecting to the sewers or the nearby areas that are at risk of surface water
flooding.
Officer comment: The statement within the committee report is factual and does not require
editing. As noted above, the quote is from the NPPG, not the NPPF. The EA have stated
that the submitted drainage strategy shows a conservative approach that surface water
runoff would be restricted to greenfield rates.
48. Please add (as per Jenny Quinn’s) email that UU are concerned about connecting to the sewer due
to surface water flooding in the area.
Officer comment: There is no correspondence from UU to suggest they have concerns about
connecting the sewer due to surface water flooding in the area. There is no mention of this
within their formal consultation response or their follow-up email. UU require the applicant to
first explore other more sustainable options before connecting to the sewer and have
requested this be addressed by a planning condition.
62. Incorrect – the development would have a significant impact on the loss of light to no 3. The new
dwelling is set further back and will be closer than church so will be an imposing feature and the loss
of light in the living space will be significant. The distances from windows do not meet the
requirements of the Chorley SDP Design Guidance.
Officer comment: This paragraph of the committee report is the judgement of the case officer
and, whilst others may come to a different conclusion, the paragraph requires no alteration.
The third representation is from the Flooding in Brinscall Action Group which represents the
affected residents at the lower end of School Lane and surrounding area. They state that
“the drains and sewers in lower Brinscall are regularly overwhelmed at times of heavy rains
and the sewer is an old combined system which readily floods entering the houses at the
lower end of school Lane. I'm told that you propose to add 4 more residences onto the
inadequate sewer system in quarry Road which feeds into the sewer at the flood zone.”
The fourth representation states the following in relation to the committee report. Numbering
relates to paragraphs of the committee report, bold text is from the committee report and
plan black text is the neighbour’s comments. Officer comments are provided in italicised text
below.
23. Mentions “The rear elevations would have a more modern design style with a first-floor
balcony area and larger window openings, particularly to the second floor serving the master
bedroom. These features would add interest and some degree of distinctiveness to the
development”
This development is in the middle of one of the oldest streets in Brinscall, with houses built around a
mid victorian rural church. The loss of this historical building is bad enough, but to replace it with a
rear elevation primarily made of glass particularly to the top floor and to have balconies on the first
floor is not interesting and distinctive, it is wildly out of character and causes great problems with the
privacy in the outside space of neighbouring residents.
I find that describing them as interesting and distinctive is entirely out of touch with the local
community and inaccurate. Adding to that the double fronted front elevation and the sheer scale of the
properties is also not in keeping with the road.
Officer comment: This paragraph of the committee report is the judgement of the case officer
and, whilst others may come to a different conclusion, the paragraph requires no alteration.
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25. “The proposed dwellings would sit back from the existing building line to enable sufficient
off-street parking to be accommodated to the front of the dwellings and to reduce impacts upon
an upstairs window of no.3 Quarry Road. This is a considerate approach and would not harm
the appearance of the properties in the streetscene, as an active frontage would still be
achieved.”
Setting the properties back again is not in keeping with the road, the current church building
maintained the building line by adding a wall to keep the line of buildings. I think your saying “This
is a considerate approach and would not harm the appearance of the properties in the streetscene, as
an active frontage would still be achieved.” is opinion and is not the opinion of local residents.
Officer comment: This paragraph of the committee report is the judgement of the case officer
and, whilst others may come to a different conclusion, the paragraph requires no alteration.
26. “There would be a suitable dwelling to plot ratio and the proposed dwellings would be of
similar scale to others on Quarry Road. As such the proposed development would be
appropriate in the context of the site and surrounding development and would not be
detrimental to the character of the locality, given their design and positioning.”
The plots are 27% larger than any other property on Quarry road and 27% larger than the planning in
principle. This is not similar in scale, it is substantially larger and would not be similar in character
either. Again this does not seem objective.
When mentioning impact on local amenities there is no mention of the detrimental effect of the 100%
increase of traffic on the non tarmacked road. It needs constant repair as it is and would soon become
unusable if substantial improvements, such as tarmacking, were not made.
Officer comment: This paragraph of the committee report is the judgement of the case officer
and, whilst others may come to a different conclusion, the paragraph requires no alteration.
Highways impacts are addressed elsewhere in the report.
35. “ Balcony areas are proposed which could result in overlooking into the rear garden areas of
neighbouring dwellings. It is, therefore, considered necessary to provide screening to the sides of
the balconies, the details of which can be required to be submitted for the agreement of the local
planning authority by planning condition.”
Quite apart from the balconies being wildly out of character and keeping with the area, just fitting a
screen to one side would not resolve the overlooking issue, particularly on plot 4.
This building would be angled so that the rear elevation would be facing so as to look across the
outside space of number 2 Quarry road, hence just a side screen would not be enough to prevent
overlooking. If concessions have been made to remove a balcony on plot one why not on plot 4?
Officer comment: The privacy screens are considered sufficient to protect the privacy of
neighbouring residents and direct overlooking of private garden areas.
37. “Based on the car parking standards set out in policy ST4 of the Chorley Local Plan 2012 –
2026 and Appendix A, it is clear from the proposed layout that off-road parking provision for at
least three vehicles for each dwelling can be achieved in line with the Council’s adopted
standard. LCC Highways have assessed the proposal and raise no objection subject to
conditions.”
If my earlier points about the setting houses back from the existing building line at the front and
protruding past building lines at the rear causing overlooking issues and being out of keeping and
character are valid then this would reduce parking at the front.
Officer comment: It is not considered necessary to move the dwellings forward towards
Quarry Road, issues noted by the neighbour are all addressed within the committee report.
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The fifth representation states that the neighbour has contacted the Environment Agency as
they are “concerned that the comments made [within the committee report] did not make
reference to the risk of surface water flooding and the risk of connecting to the sewer. He
has confirmed that the EA do not have the authority to comment on surface water flooding.
Currently, these comments are being given significant weight in the planning report to
suggest that an FRA is not required. I request that either the comments are removed from
the planning report and the part that says it is clear that and [stet] FRA is not required are
removed. Or it is made clear that issue of surface water flooding has not been addressed
along with the connection to the sewer.”
Officer comment: It is considered that the EA’s comments are not being given significant
weight within the committee report, they simply support the Council’s stance throughout the
determination of this planning application that requesting a FRA in support of the application
is not justified. The full reasons for this are set out within the committee report. No changes
are therefore considered necessary to the report in this regard.
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APPLICATION REPORT – 20/00047/FUL
Validation Date: 23 January 2020
Ward: Chorley North West
Type of Application: Full Planning

Proposal: Erection of a freestanding restaurant with drive-thru facility, car parking,
landscaping, including Customer Order Displays (COD) and associated works.
Location: Tesco Foxhole Road Chorley PR7 1NW
Case Officer: Mike Halsall

Applicant: McDonald's Restaurants Ltd
Agent: Planware Ltd

Consultation expiry: 28 October 2020
Decision due by: 26 February 2021 (Extension of time agreed)

RECOMMENDATION
1.

It is recommended that planning permission is granted, subject to conditions and a S106
agreement to secure a £6000 contribution for LCC Highways’ involvement in monitoring a
Travel Plan for the development.

SITE DESCRIPTION
2.

The application site is located within the northern part of the existing car park that serves
the Tesco supermarket on Foxhole Road (A581), towards the western edge of the Chorley
settlement area, just west of Astley Village. The application site is bound by the Tesco car
park to the south and amenity grassland / trees to the east (beyond which is Foxhole Road)
and to the north (beyond which is the access to the application site from Foxhole Road).
The access road located to the western edge of the site also serves other uses, including
the supermarket, a car wash, a click-and collect facility and a petrol station (located further
north).

DESCRIPTION OF PROPOSED DEVELOPMENT
3.

The application seeks full planning permission for a single storey freestanding restaurant
with drive-thru facility, landscaping, car parking and other associated works. The proposal
has been reduced in scale during the determination period from a two storey building. The
proposal is to operate the restaurant 24hrs / day, the same as the Tesco store.

REPRESENTATIONS
4.

Representations have been received from 38no. individuals and Euxton Parish Council
citing the following grounds of objection:





There is already a McDonalds in the town centre
The proposal will take up disabled spaces for the Tesco car park
Traffic congestion, especially at school run times / rush hour
Littering / anti-social behaviour / crime
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Insufficient car parking, people may park on Common Bank Lane and walk
Unhealthy – goes against fighting obesity – first thing children will see when taken
shopping
There is a high school near-by
Highway / pedestrian safety
Visual impact
Air pollution from traffic
Harm to residential amenity from the 24hr operation - Light pollution, odours, noise,
vermin
Noise assessment not undertaken at the nearest dwelling to the site
Will contribute to the demise of the town centre
Detrimental impact to wildlife and landscaping
The application site is within the 400m exclusion zone for hot food takeaways within
the Central Lancashire ‘Access to Health Food’ Supplementary Planning Document
(SDP)
Inaccuracies and errors in the submitted transport assessment
Over concentration of hot food takeaways in the area

5.

The SPD referred to above has not been adopted by Chorley Council, other issues are
addressed later in this report.

6.

One representation has been received in support of the scheme on the following grounds:





Creation of local jobs for 16 to 25-year olds
McDonalds has positive ventures such as community involvement, litter pick and
children’s football team sponsorship
Astley Village and Euxton has needed something like this locally, instead of travelling
to the town centre
We live in a town, not the countryside, businesses like this bring benefits.

CONSULTATIONS
7.

Council’s Public Protection Officer: Have on objections and recommend conditions. In
response to initial concerns a revised noise assessment has been submitted and a
condition is recommeded to ensure that the noise mitigation measures outlined within the
report shall be maintained at all times. Such measures include the fitting of silencers and
acoustic enclosures to plant.

8.

Lancashire County Council Highway Services (LCC Highways): Have reviewed the
applicant’s Transport Assessment and responded to state the following (summarised):
The most recent 5-year accident record has shown a decrease in accident rates within the
studied area. Apart from 2 serious personal injury accidents, the analysis does not reveal
any significant highway safety issues. As such, the applicant will not be required to provide
mitigation measures to address adverse accident impacts in the area.
The applicant has proposed improvements to the existing pedestrian/cyclist route via the
A581 Foxhole Road including a raised crossing on the B5252 Foxhole Road and considers
that this should encourage use of the existing route without the need for the new 2.0m wide
footway. The applicant's explanation is accepted.
The applicant was requested to carry out improvements to a total of four bus stops in the
area to ensure they are disability compliant, safe, attractive and convenient for use.
In terms of parking, as shown in appendix 7.2 of the revised TA, there would be a total of
345 regular, 18 disabled and; 18 parent and child parking spaces left at the Tesco site, i.e.
a total of 381 spaces following the loss of 60 existing spaces at the location of the proposed
McDonald's restaurant. The applicant proposes to provide 28 parking new spaces,
including 2 disabled within the curtilage of the restaurant and 11 new spaces at the
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adjacent car park to the west of the proposed restaurant. This would bring the overall
parking on the Tesco site including that of the proposed McDonald's to 420 spaces, which
breaks down as 382 regular, 20 disabled and; 18 parent and child spaces. On the basis of
the parking survey submitted, which shows that the car park can cater for peak demands
with spare capacity, the overall 420 parking spaces is considered acceptable.
In relation to traffic generation, the proposed development will lead to the capacities of both
the [Southport Road / West Way] roundabout and the [Southport Road/Foxhole
Road/Tesco Access] gyratory being further exceeded, however, it is considered that any
such adverse impacts should be alleviated with measures that reduce the need to travel by
car and promote sustainable transport choices such as travel plan initiatives and
improvement to public transport and pedestrian/cyclist facilities in the area. As such, the
applicant will not be required to undertake physical improvements of the roundabout and
the gyratory.
The revised Framework Travel Plan submitted is acceptable, therefore, a Full Travel Plan
should be developed along the timescales outlined in the Framework Travel Plan.
The Transport Assessment shows that in 2024, the capacity of the Southport Road / West
Way roundabout will be exceeded with RFCs (ration to flow capacity) of 0.93 on the
Southport Road west approach with a queue of 10 vehicles resulting in 29 seconds delay
during the Friday PM peak hours. An increased RFC of 0.03 and 3 vehicles on the 2024
base would be a result of the proposed development. The roundabout will operate well
within capacity with the proposed McDonalds in 2021 and 2024 during Saturday peak hours
of 12:00-13:00 on both Southport Road west and Southport Road south approaches, but
will be at capacity in 2024 with RFC of 0.85 with a queue of 5 vehicles with 19 second
delay.
The capacity of the gyratory will be exceeded in 2024 on the Southport Road south arm
with RFC of 1.02 and a queue of 15 vehicles with 84 seconds delay during the Friday PM
peak. The Foxhole Road arm will also exceed capacity with RFC of 1.01 and a queue of 16
vehicles with 48 seconds delay. This would result in an increase of 0.07 RFC, a queue of 6
vehicles and a delay of 29 seconds on the 2024 base in the Southport Road south arm as a
result of the proposed development. The Foxhole Road arm will also increase to 0.05 RFC,
a queue of 5 vehicles and a delay of 13 seconds on the 2024 base as a result of the
proposed development.
LCC Highways has requested a financial contribution of £6000 from the applicant, to be
secured via a S106 legal agreement, in order to undertake the following:





Appraise initial TP submitted to the LPA and provide constructive feedback
Work closely with the developer's appointed TP Coordinator, the end user where
appropriate and local community groups.
Oversee progression from Framework TP to Full TP in line with agreed timescales.
Monitor and support the development, implementation and review of the Full Travel
Plan, including reviewing annual surveys, progression of initiatives/action plans and
targets.

The applicant has agreed to pay the Travel Plan contribution and, following negotiations
with LCC Highways, has agreed to undertake the following improvements to the highway
network, to be secured via a S278 agreement under the Highway Act 1980:



Provide a raised crossing in coloured surfacing with corresponding dropped kerbs and
tactile pavings at the existing pedestrian/cyclist crossing point across the B5252
Foxhole Road as shown on drawing no. 3996-10 (09.06.20).
Provide a scheme of dropped kerbs and tactile pavings at the following locations as
shown on drawing no. 3996-10 (09.06.20).
- A581 Southport Road/A581 Foxhole Road.
- A581 Foxhole Road/Tesco Access.
- West side of A581 Foxhole Road including one location on the east side.
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- At the location of the existing dropped kerbs on both sides of the end of the A581
Foxhole Road near the roundabout.
- At the location of the existing dropped kerbs on both sides of the start of the A581
Southport Road (south) near the roundabout.
Provide improvements to bus stops at the following locations, as shown on drawing ref.
3996-12A:
- 1no. bus stop located west of the Southport Road/West Way roundabout.
- 2no. bus stops located south of A581 Southport Road/A581 Foxhole Road.

The bus stop improvements are to be carried out to quality disability compliant standard to
include raised kerbs and boarding platforms, bus stop bay and worded markings, clearways
etc.
Whilst LCC Highways are still of the view that improvements to four bus stops are required,
the Local Planning Authority has to take account of paragraph 56 of the National Planning
Policy Framework (the Framework) that explicitly states that planning obligations can only
be sought where they meet all of the following tests.
a) necessary to make the development acceptable in planning terms;
b) directly related to the development; and
c) fairly and reasonably related in scale and kind to the development.
Given the relatively small scale of this proposed development, it is not considered that
requiring improvements to four bus stops would be reasonable. Further, improvements to
the fourth bus stop are already required as part of an adjacent scheme at Washington Hall
International Fire Training Centre.
LCC Highways have recommended planning conditions to be attached to any grant of
planning permission that includes the submission of a Construction Environment
Management Plan in the interest of highway safety and protecting residential amenity
during construction work.
9.

United Utilities: No comments have been received.

PLANNING CONSIDERATIONS
Principle of the development
10. The Framework seeks to ensure the vitality of town centres and requires local planning
authorities to, amongst other things, 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. When considering out of centre proposals preference should be
given to sustainable sites that are well connected to the town centre. As such in accordance
with the Framework a proposal for restaurant provision within an out of centre location
requires a sequential test.
11. Policy EP9 of the Chorley Local Plan 2012 - 2026 (Development in the edge of centre and
out of centre locations) reinforces the guidance contained within the Framework and
permits out of centre retail development (a) within accessible locations, which (b) do not
harm the amenity of the area, and which (c) do not detract from the function, vitality and
viability of the town centre.
12. Policy EP7 of the Chorley Local Plan 2012 - 2026 classifies part of Astley Village (Hall
Gate) and Euxton (Balshaw Lane) as District Centres as shown on the Policies Map. The
proposal is outside of these District Centres. The applicant has submitted a Sequential Test
in support of the planning application which details the findings of a search of the
aforementioned centres and also edge-of-centre locations to accommodate the drive-thru
restaurant. The assessment concludes that there are no alternative suitable sites for a drive
thru restaurant either within the centre, within local centres, or on the edge.
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13. It has been demonstrated that there are no in-centre or edge-of-centre opportunities that
are suitable and available and which should be favoured over and above the application
site. There are also no other sites for consideration. The aim of the sequential test is to
minimise the need to travel, provide a diverse range of services in one central location and
make facilities accessible to all. The approach is intended to sustain and focus growth and
investment in local centres. It is considered that the applicant has addressed policy EP9
criterion a) and c) of the Chorley Local Plan 2012 - 2026. The proposal has been designed
to respond to local need through its flexibility and can be readily accessed in its catchment
by walking, cycling or public transport. Given the relatively small scale of the proposed
development, it would not detract from the function, vitality and viability of the District
Centres of Astley Village and Euxton or Chorley Town Centre. The impact of the proposal
on the amenity of an adjacent area – criterion b) EP9 is addressed later in the report.
Design and impact on the character of the area
14. 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 (amongst other things):
a) The proposal does not have a significantly detrimental impact on the surrounding area
by virtue of its density, siting, layout, building to plot ratio, height, scale and massing,
design, orientation and use of materials.
c) 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;
15. The proposal includes the erection of a new single storey structure of contemporary
modern design in the north eastern corner of the Tesco car park with flat roofs at various
heights and a mixture of grey, stone effect and timber effect cladding to the elevations with
large windows to the restaurant section. This would result in a simple modern design that is
not uncommon amongst modern restaurants.
16. The scale and massing of the building is considered to be appropriate to the location and
an adequate buffer of landscaping already exists to the eastern and northern periphery of
the site which frames the development and would soften the visual impact from Southport
Road, Foxhole Road and the nearest residential dwellings in excess of 100m away. A
detailed landscaping scheme can also be required to be submitted to the local planning
authority for approval secured by a suitably worded planning condition. A small number of
trees would need to be felled within the car park to accommodate the proposed
development but none of these have been identified as being of high amenity value. The
future landscaping scheme can ensure that compensatory trees are planted as part of the
development.
17. Given the range of building types in the locality and in particular the prominence of modern
functional commercial buildings in close proximity, it is considered that the design and
layout of the proposed development is compatible with the appearance of the site and
character of the area. The development is, therefore, considered to be in accordance with
policy BNE1 of the Chorley Local Plan 2012 – 2026 in respect of design.
Impact on neighbour amenity
18. 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 (amongst other things):
b) The development would not cause harm to any neighbouring property by virtue of
overlooking, overshadowing, or overbearing;
g) The proposal would not cause an unacceptable degree of noise disturbance to
surrounding land uses;
19. The proposed restaurant would be located in excess of 100m to the west of the nearest
dwellings on The Farthings, Astley Village. Given this distance and the scale of the
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proposed building, its siting and separation, there would be no adverse impact on light,
outlook or privacy in relation to the amenity of nearby occupiers.
20. It is acknowledged that a number of local residents have raised concerns in relation to the
impact that the restaurant would have on their amenity through noise and disturbance.
21. As explained previously within this report, a noise assessment has been undertaken by the
applicant and this has been assessed by the Council’s Public Protection Officer who has
considered the potential for both noise and odour to give rise to a statutory nuisance to
neighbouring properties and has raised no objection to the proposal.
22. The submitted noise assessment can be summarised as follows:






A four-day long survey has been carried out on site overlooking Foxhole Road, with
levels during the day of 65 dB LAeq dropping to 50 dB LAeq overnight and are
controlled predominately by traffic noise. Sound levels will be lower at the houses on
The Farthings as they are further from the roads, than the measurement position and
are expected to be around 10 dB quieter.
The report considers the potential impact of noise created by vehicles using the drive
thru lane and dedicated parking spaces (including door slams) as well as from the roof
plant, and deliveries against existing sound levels. Mitigation will be required to prevent
any adverse impact on the neighbours which includes solid backing to roof perimeter
louvres, ambient level controls on customer order displays and silencers on plant.
The resultant noise level at the nearest dwellings would be below that recommended
by ‘BS8233:2014 Guidance on sound insulation and noise reduction for buildings’ and
‘World Health Organization Guidelines for Community Noise’ (1999).

23. The submitted odour control specifications identifies that:










Each item of cooking equipment (fryers and grilles) contains a built-in Hi-Catch filter
which removes 98% of airborne grease at source.
Extract air volumes are controlled to within the effective grease removal range of the
filters established by tests carried out at McDonald’s testing facility in Rugby.
In accordance with The Department for the Environment and Rural Affairs document –
‘Guidance on the Control of Odour and noise from Commercial Kitchen Exhaust
Systems’ - Section 4.7.5 - air is ejected vertically via an high velocity terminal at roof
level, which ensures effective dispersal of odours into the atmosphere.
Calculated against a wind speed of 4.0m/s, the discharge will have a W/U factor of 3.75,
which is close to ideal and well in excess of the ‘minimum’ of 1.5, below which down
wash effect occurs.
The height of the discharge complies with the minimum recommended H=3W.d/U in the
above guidance.
A common ducted extraction system is connected to a backward curved centrifugal
extract fan, which discharges exhaust air to atmosphere via a high velocity discharge to
provide effective dispersal of the exhaust air.
Access doors are provided in the extract ductwork at 3m intervals for cleaning purposes.
Extraction rates are between 35 and 40 air changes per hour.

24. It is acknowledged that there may be some noise due to car doors slamming, music played
in cars or loud conversations from customers. However, the distance between the car park
and the nearest dwellings and intervening vegetation and other features would ensure that
such noise would not result in harmful conditions for nearby residents, even on those
occasions when there is little or limited background noise from traffic or nearby business
units. It is also considered that for the same reasons, any light pollution would be minimal,
especially as the Tesco car park is already lit.
25. With regards to the filtration and odour-suppressing equipment specified it is considered
that the installation of a fume extraction system and acoustic control of equipment and
machinery would ensure that nearby local residents would not be significantly affected by
smells or noise resulting from the operation of the restaurant.
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26. It is not considered that conditions restricting hours of operation or delivery times would be
justified in this instance. A condition could be attached however to ensure that mitigation
measures identified within the applicant’s noise assessment and odour control specification
document are installed and maintained.
27. On the basis of the above it is considered that the proposed development would not result
in unacceptable harm to the amenity and living conditions of nearby residents.
Impact on highway safety
28. 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 (amongst other things):
d) The residual cumulative highways impact of the development is not severe and it would
not prejudice highway safety, pedestrian safety, the free flow of traffic, and would not
reduce the number of on-site parking spaces to below the standards stated in Site
Allocations Policy – Parking Standards, unless there are other material considerations
which justify the reduction;
29. Lancashire County Council (LCC) as the Local Highway Authority (LHA) is responsible for
providing and maintaining a safe and reliable highway network. With this in mind, the
present and proposed highway systems have been considered and areas of concern that
potentially could cause problems for the public, cyclists, public transport, motorists and
other vehicles in and around the area have been identified.
30. A Transport Assessment (TA) has been submitted setting out the transport issues relating
to the proposed development. In line with its obligations, LCC has, with regard to relevant
policies, analysed the TA and the associated application documents to ensure the proposed
development does not potentially endanger safe movement of pedestrians, cyclists,
residents, the general public and movement of goods on the highway network. The TA was,
therefore, analysed taking into account the measures proposed to reduce need to travel by
car, accessibility of the site by sustainable modes of travel such as walking, cycling and
public transport; the impacts of trips associated with the development on the existing
highway network and the applicant's proposed measures towards managing and mitigating
such impacts. A summary of LCC Highways comments have been provided earlier within
this report and they raise no objection the proposed development, subject to conditions, a
S106 legal agreement to provide £6000 for the monitoring of the Travel Plan and a S278
agreement to secure off-site highway improvement works. The proposal would only result in
an increase in delays at junctions at peak times of a matter of seconds. Adequate parking
would be provided for both the existing Tesco store and the proposed restaurant. The
proposal is, therefore, considered acceptable in relation to parking and highway safety.
Impact on health
31. A number of concerns have been received in relation to the perceived impact of a fast food
restaurant on the health of local residents, and in particular the health of local children.
Policy 23 of the Central Lancashire Core Strategy seeks to integrate public health principles
and planning, and help to reduce health inequalities by managing the location of fast food
takeaways, particularly in deprived areas and areas of poor health. The policy suggests that
in such areas consideration should be given to the preparation of a Supplementary
Planning Document to manage this. There is no such SPD to consider at present and there
is no evidence base to demonstrate that the local area suffers deprivation or areas of poor
health. As such there is no policy basis on which to assess the proposed restaurant from a
public health perspective.
32. The applicant’s supporting statement identifies a number of measures they have
undertaken to improve the nutritional value of their food offering. One example of this is in
2019, they launched the Vegetarian Happy Meal Wrap and Spicy Veggie Wrap at 209
calories and 364 calories, respectively. Both items are not high in fat, sugar and salt and
are Vegetarian Society Accredited.
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33. Parents would have an adequate degree of control over their children’s dietary
requirements and eating habits despite the visual presence of a fast food restaurant. Given
the absence of an SPD or evidence of local poor health it is not considered that a refusal of
planning permission could be sustained on this basis.
Other matters
34. Anti-social behaviour: Concerns have been raised about the attraction of youths to the area
and the speculation of a correlation in the rise of crime and damage with the opening of a
fast food restaurant.
35. The applicant has confirmed that all shift managers shall receive conflict resolution training
sufficient to ensure they can deal effectively with noise or anti-social behaviour. External
complaints are also taken extremely seriously, and in extreme cases the restaurant
manager would liaise with the Council and Police to discuss noise and behavioural
mitigation measures if the current proposal is not effective. The management team are
trained to monitor the car park consistently, to ensure that customers who cause any undue
disruption or noise are asked to leave the premises immediately, or if necessary, the Police
would be alerted. Further to this, the restaurant operates an extensive digital CCTV system
with external cameras to monitor and deter anti-social behaviour.
36. Litter: It is recognised that unfortunately people sometimes discard packaging and half
eaten food. However, there would be litter bins to serve the restaurant and it is noted that
McDonalds operate a litter-picking policy, which should reduce the likelihood of any
nuisance caused by litter dropped by customers. It is company policy to conduct a minimum
of three daily litter patrols, whereby employees pick up not only McDonald’s packaging, but
also any other litter that may have been discarded in a 100m vicinity of a restaurant.
CONCLUSION
37. The proposed development is considered to be acceptable and would have no
unacceptable detrimental impact on the amenity of the occupiers of the nearest dwellings.
In addition, there would be no unacceptable impact on highway safety. On the basis of the
above, it is recommended that planning permission be granted.
RELEVANT HISTORY OF THE SITE
Ref:
20/00036/ADV
Decision: PDE
Decision Date: Pending
Description: Application for advertisement consent of the display of 6no. internally illuminated
fascia signs, 3no. internally illuminated booth lettering signs and 1no. internally illuminated digital
booth screen.
Ref:
20/00037/ADV
Decision: PDE
Decision Date: Pending
Description: Application for advertisement consent for the display of 1no. internally
illuminated freestanding totem sign.
Ref:
20/00038/ADV
Decision: PDE
Decision Date: Pending
Description: Application for advertisement consent for the display of 5no. internally
illuminated digital screens, 1no. non-illuminated double sided banner unit and 24no. nonilluminated aluminium panel signs.
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:
Title
Site Location Plan
Block Plan
Site Layout Plan As Proposed
Proposed Elevations and Section
Ground Floor and Roof Plans
Site Layout Plan Landscape
General arrangement detail for Standard
Wardale (bike shelter)
STANDARD PATIO AREA SUPPORTING
SPECIFICATIONS
Goal Post Height Restrictor and COD/Canopy
Digital Drive Thru Lane
Odour Control Specifications
Proposed Accessibility Improvements
Bus Stop Improvements
FRAMEWORK TRAVEL PLAN (REVISION A)

Plan Ref
7580-SA-8867-AL01 F
7580-SA-8867-P102
7580-SA-8867-P104
7580-SA-8867-P105
7580-SA-8867-P106
7580-SA-8867-P107
SK 625-1.00[]

Received On
20 January 2020
7 October 2020
7 October 2020
7 October 2020
7 October 2020
7 October 2020
20 January 2020

N/A

20 January 2020

N/A

20 January 2020

N/A
3996-10
3996-12A
ADL/CC/3996/15B

20 January 2020
14 January 2021
14 January 2021
7 October 2020

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. Prior to the erection of any superstructure, a scheme for the landscaping of the development
and its surroundings shall be submitted to and approved in writing by the Local Planning
Authority. These details shall include all existing trees and hedgerows on the land; detail any to
be retained, together with measures for their protection in the course of development; indicate
the types and numbers of trees and shrubs to be planted, their distribution on site, those areas
to be seeded, paved or hard landscaped; and detail any changes of ground level or landform,
proposed finished levels, means of enclosure, minor artefacts and structures. The scheme
should include a landscaping/habitat creation and management plan which should aim to
contribute to targets specified in the UK and Lancashire Biodiversity Action Plans. Landscaping
proposals should comprise only native plant communities appropriate to the natural area.
All hard and soft landscape works shall be carried out in accordance with the approved details
within the first planting and seeding seasons following the occupation of any buildings or the
completion of the development, whichever is the sooner, and any trees or 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: To ensure that a satisfactory landscaping scheme for the development is carried out to
mitigate the impact of the development and secure a high quality design.
5. The building shall be constructed so as to provide sound attenuation and odour control
measures as specified within the submitted Environmental Noise Assessment 'Project Ref:
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7065-15- Chorley Rev: 2', dated 26th February 2020 and Odour Control Specifications
Document received on 20.01.2020. Such control measure shall be retained as such thereafter.
Reason: To protect the amenities of occupiers of nearby premises.
6. No part of the development hereby approved shall commence until a scheme for the
construction of the off-site works of highway improvement has been submitted to and approved
by the Local Planning Authority in consultation with the Highway Authority. For the avoidance of
doubt, these works are:
o
Provide a raised crossing in coloured surfacing with corresponding dropped kerbs and
tactile pavings at the existing pedestrian/cyclist crossing point across the B5252 Foxhole Road
as shown on drawing no. 3996-10 (09.06.20).
o
Provide a scheme of dropped kerbs and tactile pavings at the following locations as
shown on drawing no. 3996-10 (09.06.20).
- A581 Southport Road/A581 Foxhole Road.
- A581 Foxhole Road/Tesco Access.
- West side of A581 Foxhole Road including one location on the east side.
- At the location of the existing dropped kerbs on both sides of the end of the A581 Foxhole
Road near the roundabout.
- At the location of the existing dropped kerbs on both sides of the start of the A581 Southport
Road (south) near the roundabout.
o
Provide improvements to bus stops at the following locations, as shown on drawing ref.
3996-12A:
- 1no. bus stop located west of the Southport Road/West Way roundabout.
- 2no. bus stops located south of A581 Southport Road/A581 Foxhole Road.
The bus stop improvements are to be carried out to quality disability compliant standard to
include raised kerbs and boarding platforms, bus stop bay and worded markings, clearways.
Reason: In order to satisfy the Local Planning Authority and Highway Authority that the final
details of the highway scheme/works are acceptable before work commences on site.
7. No part of the development hereby approved shall be occupied or opened for trading until the
approved scheme referred to in the preceding planning condition has been constructed and
completed in accordance with the scheme details.
Reason: In order that the traffic generated by the development does not exacerbate
unsatisfactory highway conditions in advance of the completion of the highway scheme/works.
8. The car park shall be surfaced or paved in accordance with a scheme to be approved by the
Local Planning Authority and the car parking spaces and manoeuvring areas marked out in
accordance with the approved plan, before the use of the premises hereby permitted becomes
operative.
Reason: To allow for the effective use of the parking areas.
9. Before the use of the site hereby permitted is brought into operation and for the full period of
construction, facilities shall be provided within the site by which means the wheels of vehicles
may be cleaned before leaving the site. The roads adjacent to the site shall be mechanically
swept as required during the full construction period.
Reason: To avoid the possibility of the public highway being affected by the deposit of mud
and/or loose materials thus creating a potential hazard to road users.
10. Prior to commencement of development, a Construction Environment Management Plan
(CEMP) shall have been submitted to and approved in writing by the Local Planning Authority in
consultation with the Highway Authority. The approved Plan shall be adhered to throughout the
construction period. The Plan shall provide for:
- the parking of vehicles of site operatives and visitors.

Agenda Page 85

Agenda Item 3c

- hours of operation (including delivers) during construction.
- loading and unloading of plant and materials.
- storage of plant and materials used in constructing the development.
- siting of cabins.
- the erection and maintenance of security hoarding including decorative displays and facilities
for public viewing, where appropriate.
- wheel washing facilities.
- measures to control the emission of dust and dirt during construction.
- a scheme for recycling/disposing of waste resulting from demolition and construction works.
Reason: In the interest of highway safety and to protect the amenities of the nearby residents.
11. The provisions of a Full Travel Plan shall be implemented and operated in accordance with
the timetable contained within the approved Framework Travel Plan 'FRAMEWORK TRAVEL
PLAN (REVISION A)' and shall include as minimum those details listed in paragraph 8.3.1 of the
Framework Travel Plan. All elements of the Full Travel Plan shall continue to be implemented at
all times thereafter for a minimum of 5 years after completion of the development.
Reason: To ensure that the development provides sustainable transport options.
12. During the construction period, all trees to be retained shall be protected in accordance with
British Standard BS 5837:2012 or any subsequent amendment to the British Standards.
Reason: To safeguard the trees to be retained.
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Erection of a freestanding restaurant with
drive-thru facility, car parking, landscaping,
including Customer Order Displays (COD)
and associated works.
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Proposed block plan
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Proposed ground floor and roof

Agenda Page 95

Agenda Item 3c

Proposed elevations
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ITEM 3c - 20/00047/FUL – Tesco, Foxhole Road
The recommendation remains as per the original report
Two further neighbour representations have been received since the committee report was
written, one from an individual who had already commented on the application. Both
responses are available to read on the Council’s public access website and raise objection
to the proposal, but no further issues are identified to those listed at paragraph 4 of the
committee report for this application.
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APPLICATION REPORT – 20/01134/FULMAJ
Validation Date: 23 October 2020
Ward: Chorley South East
Type of Application: Major Full Planning

Proposal: Change of use from former 'printworks' to 30no. residential apartments,
including partial demolition and extension (resubmission of 19/00090/FULMAJ)
Location: Haslem Printers Ltd Standish Street Chorley PR7 3AJ
Case Officer: Mr Iain Crossland

Applicant: Mr Michael Almond
Agent: Mr Chris Weetman

Consultation expiry: 26 November 2020
Decision due by: 5 February 2021 (Extension of time agreed)

RECOMMENDATION
1. It is recommended that planning permission is granted subject to conditions.
SITE DESCRIPTION
2. The application site comprises the vacant Standish Street Mill building, and associated
space around it. The site is positioned on the north side of Standish Street and is located in
a largely commercial area of Chorley just to the south of the town centre. The subject
property has a frontage onto Standish Street approximately half way up the street and is a
characterful building that is prominent within the locality by virtue of its scale and age.
Standish Street Mill is a 5-storey former textile mill of conventional construction, in that walls
are faced in brick relieved by stone heads and sills under a pitched roof overlaid with profile
steel sheets, and understood to date back to the early part of the 20th Century. More
contemporary additions have been made to the building over time, whilst the mill has been
vacant for a period of time, with little investment in its physical appearance. As such the
building and wider site now appears rather neglected.
3. It is noted that the wider site ownership comprises Vyking Mill, which is a single storey
premises of conventional construction with walls faced in brick, partly relieved by rendering
with most of the roof covered with slate. This part of the site has been subject to applications
for redevelopment and there are now extant planning permissions for modern commercial
units.
4. The physical character of the wider area is mixed with both traditional buildings and more
contemporary ones in a range of uses, whilst there are dwellings of traditional terraces to the
south.
DESCRIPTION OF PROPOSED DEVELOPMENT
5. This application seeks planning permission for the change of use from a former 'printworks'
to 30no. residential apartments, including some partial demolition and extension. Low level
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elements of the building to the east side and at the rear would be demolished, whilst a
modest single storey extension would be added to the rear in place of an existing single
storey element, and a two storey infill extension would be added to the west side rear of the
building.
6. It is noted that there is an extant planning permission for the change of use from former
'printworks' to 48no. residential apartments, including the partial demolition and rebuilding of
mill. This involved the demolition of both ‘wings’ of the building, the erection of three
(including the roof) new floors on the west side and a new block on the east side of the main
chimney stack, and the re-use of the rest of the original building.
REPRESENTATIONS
7. One letter in support of the proposed development has been received.
CONSULTATIONS
8. Council’s Regulatory Services - Environmental Health: Have no objection.
9. Lancashire County Council (Education): Have requested a contribution to school places.
10. Lancashire County Council Archaeology Service: Have no objection subject to condition.
11. Council’s Waste & Contaminated Land Officer: Have no objection subject to conditions.
12. Lancashire County Council Highway Services: Have no objection subject to conditions.
13. Lead Local Flood Authority: No comments have been received.
14. United Utilities: Have no objection.
PLANNING CONSIDERATIONS
Principle of development
15. The National Planning Policy Framework (The Framework) states that housing applications
should be considered in the context of the presumption in favour of sustainable
development. This means that development proposals that accord with the development
plan should be approved without delay.
16. The application site is located in the core settlement area of Chorley. The Core Strategy
Policy 1 is concerned with locating growth and identifies Chorley Town as a Key Service
Centre under criterion (b), where growth and investment should be concentrated.
17. The site is located within the core settlement area, under policy V2 of the Chorley Local Plan
2012 - 2026. Within the settlement boundary there is a presumption in favour of appropriate
sustainable development, subject to material planning considerations and other policies and
proposals.
18. The application site was most recently used as a commercial printers, which falls to be
considered as an employment use. The site is, therefore, defined as an employment site
and must be assessed against Policy 10 of the Core Strategy. This sets out that all existing
employment premises and sites last used for employment will be protected for employment
use. There will be a presumption that “Best Urban” and “Good Urban” sites will be retained
for B use class employment use. This policy covers and protects B1, B2 and B8 employment
uses. Proposals on all employment sites/premises for re-use or redevelopment other than B
use class employment uses will be assessed under criteria (a) to (f).
19. Policy 10 also states that proposals for residential use on employment sites/premises will
need to accommodate criteria (a) to (f) and will also be subject to criteria (g) and (h).

Agenda Page 109

Agenda Item 3d

20. The Controlling Re-use of Employment Premises Supplementary Planning Document (SPD)
is relevant to this application and develops upon Policy 10 of the Core Strategy. The SPD
emphasises the Council’s starting point that employment sites should be retained unless an
applicant wishing to change the use can demonstrate that the criteria set out in Policy 10
have been satisfied. Additional information is provided on each of the criteria (a) – (h), as
well as a flow chart of the approach to be taken. Of particular relevance to this application is
the information on what an applicant should provide to satisfy criterion (g) and (h).
21. The acceptability of the principle of development is, therefore, dependent upon an
assessment of policy 10 criteria a) to h). In this instance there is an extant planning
permission in place for the conversion of the mill building to residential development
comprising 48no. apartments. This provides a fall back position and is a material
consideration. It is also noted that an assessment in relation to policy 10 was carried out as
part of the determination of this previous application and the proposal was considered to be
in compliance with the development plan. It is, therefore, considered that the acceptability of
the principle of development has been established and, therefore, the proposed
development is acceptable in principle.
Impact on a heritage asset
22. Standish Street Mill, the subject of this planning application, and planning permission
19/00090/FULMAJ, and the surviving remnant of Brunswick Mill (latterly known as Viking
Mill), the subject of previous planning permissions are both former cotton mills that currently
carry no designation, neither local nor national. For Brunswick Mill this is no great surprise
as so little of the original mill building survives. Standish Street Mill is, however, substantially
complete, apart from a somewhat truncated chimney.
23. Standish Street Mill was examined as part of the Lancashire Textile Mills survey
commissioned by English Heritage (now Historic England) and undertaken by Oxford
Archaeology North between 2008 – 2015. The survey team concluded that, ‘the building
forms a well-preserved example of an early 18th Century cotton-spinning mill, representing
not only the oldest extant mill in Chorley, but also one of the oldest steam-powered cotton
mills in the country’.
24. The building clearly has some local and possibly national significance and as such is falls to
be considered as a heritage asset as defined by Annex 2 to the Framework.
25. Section 16 of the Framework refers to conserving and enhancing the historic environment.
26. The Central Lancashire Core Strategy (2012) (the Core Strategy), policy 16 refers to
Heritage Assets. This policy mirrors that given in the Framework and states that it seeks to:
‘Protect and seek opportunities to enhance the historic environment, heritage assets and
their setting by:
a. Safeguarding heritage assets from inappropriate development that would cause
harm to their significances.’
27. The Chorley Local Plan 2012 – 2026, policy BNE8 refers to the Protection and
Enhancement of Heritage Assets. Essentially this policy mirrors the Framework. Paragraph
b, states that, ‘Applications will be granted where they sustain, conserve and, where
appropriate, enhance the significance, appearance, character and setting of the heritage
asset itself and the surrounding historic environment and where they show consideration for
the following: iii, The Conservation and, where appropriate, the enhancement of the setting
of heritage assets.’
28. The proposed conversion of Standish Street Mill would retain the majority of the building and
the main body of the building would remain intact with the lower side elements that were
previously identified for demolition being retained. The proposed extensions would be
modest in scale and positioned to the rear of the building in inconspicuous locations. The
extensions themselves would be of an appropriate form reflecting the angles of roof slopes
and position of existing structures, whilst they would be faced in render to provide contrast.
This represents an honest approach, showing a distinction between the original building and
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the new extensions, and overall provides a more sympathetic approach to the conversion of
building than does the extant permission. Careful consideration must be given to the use of
materials in constructing the extended parts of the building. Therefore, subject to the
provision of appropriate materials and details, which it is recommended are secured by
condition, the proposed extensions and alterations are considered to be acceptable.
29. It is noted that there is a structure attached to the rear elevation of the building, constructed
in stone, that is a privy tower. This is a later addition to the building and is of historical
interest as part of the history of the development of the building. It would be retained as part
of the development, which is welcomed.
30. The current proposal retains more of the historic mill than the scheme which was previously
approved, including the former beam-engine house and is thus an improvement from a
heritage perspective, although there would still be some losses and alterations to the historic
fabric. Given that evidence relating to its origin and development would be removed or
obscured as part of the development, it is recommended that a condition be attached to any
grant of planning permission requiring that a formal building record be made of the structure
prior to the conversion works going ahead.
31. Overall, the principle of retention, conversion and re-use of the building, in terms of the
impact on the historic environment is considered to be acceptable and in accordance with
the aims of The Framework, policy 16 of the Core Strategy and policy BNE8 of the Chorley
Local Plan and would result in a positive outcome for the building subject to details to be
secured by condition
Design and impact on the character of the area
32. The site is prominent in Standish Street and the application building is visible from a number
of vistas beyond at Bolton Street, George Street and the town centre bypass. The retention
of the main mill building fronting Standish Street is a positive outcome of the proposed
development as the building in an imposing feature in the locality and contributes positively
to the character of the area.
33. The proposed development would retain much of the original building, with the main body of
the building converted. The proposed extensions are small scale in the context of the
building and are located in discreet positions to the rear of the building. As a result, the
character of the building would be retained, and its preservation and re-use would be a
positive outcome in relation to the character of the locality.
34. The west side of the building has features of character and a form that contributes positively
to the appearance of the building and character of the area tapering the scale of the mill
building on approach from Bolton Street. This element of the building is also a visibly
prominent feature on entering Standish Street and, therefore, its retention is valued. It is
noteworthy that the new window openings would mirror those of the existing building,
however, it is important that all new and replacement glazing fixtures are finished to an
appropriate standard in order to achieve an authentic appearance and quality. It is
recommended that this level of detail should be secured by condition. Similarly details of
materials used for the roof coverings should also be required by condition and would be
expected to be of a suitable quality reflecting the character of the building.
35. Overall, the retention, conversion and extension of Standish Street Mill as proposed would
result in a positive improvement to the appearance of the site and the locality more
generally. The scheme, therefore, has the potential to provide an uplift in the quality of the
physical environment of the area.
Impact on residential amenity
36. The nearest dwellings to the application site are located on Burlington Street approximately
40m to the south of the site. These dwellings are separated from the site to such an extent
that there would be no impact on the occupiers of these dwellings from the proposed
development.
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37. In relation to the impact on the amenity of any future occupiers of the proposed development
the level of accommodation that would be provided is considered to be adequate as the floor
area of each apartment exceeds the minimum national standards and the living areas and
bedrooms would all have windows providing natural light. It is noted that the scheme
provides a better quality of accommodation that that which was previously approved with an
increase in floor area through the reduction in the number of apartments.
38. There are a variety of commercial uses surrounding the site and buildings in employment
use already approved on the wider site itself. It is considered, however, that the commercial
uses that are present are not those that typically generate noise disturbance and smells.
39. In addition to this, the applicant has submitted a detailed environmental noise survey, which
has been undertaken in order to establish the prevailing noise climate at the development
site. The acoustic requirements of the local planning authority and current industry
guidelines have been reviewed and used to inform an assessment of road traffic and
existing commercial noise sources affecting the proposed residential properties.
40. The assessment indicates that acceptable internal noise levels should be achievable, which
is accepted by the council’s environmental health officer subject to the recommendation of
the report being followed. It is, therefore, recommended that a condition be attached to any
grant of planning permission to secure the implementation of measures set out in the noise
report.
41. On the basis of the available information it is considered that the proposed development
would have no harmful impact on any existing residents or future residents of the proposed
scheme.
Highway safety
42. The site is located on the north side of Standish Street in Chorley within the
commercial/industrial triangle of George Street to the north, Lyons Lane South to the east,
and Bolton Street to the west. It is surrounded predominantly by car dealerships and auto
repair shops as shown on the submitted Location Plan, 18046-051 (Jan 2019). The site has
an existing mill building and other industrial buildings with off-street parking and two
accesses to Standish Street that are internally inter-linked. The existing use of the site is
stated as printworks.
43. Standish Street is not a through road and vehicular access is only from Bolton Street, but
pedestrians and cyclists access the site from both Bolton Street and Lyons Lane South. The
site has two accesses to Standish Street, which the applicant proposes to improve to widths
of 6.0m with 3.0m corner radii as part of the proposed developments. The site is not within
or near a designated Air Quality Management Area.
44. Standish Street is a 230m long cul-de-sac with vehicle access from Bolton Street to the
west. To the east, Lyons Lane South is closed to motor vehicles, but with access for
pedestrians/cyclists. Standish Street has no turning facility and motorists often utilise private
frontage spaces to undertake turning manoeuvres. It is an adopted highway with average
carriageway width of approximately 6.0m with footways on both sides. It is subject to 30mph
speed limit with 'No waiting at Anytime' restrictions on both sides of its junction with Bolton
Street for 40m. From the end of the 40m, the waiting restriction extends only on the south
side of the street for the rest of its length. The north side, which has no waiting restrictions is
always fully parked with cars thought to belong to customers and workers in the area.
45. Visibility at Bolton Street/Standish Street is good and there are two signal controlled
crossings just to the north of the junction to assist pedestrians/cyclists to safely cross the
road to the local ASDA Superstore and other amenities and local services.
46. The site is in Chorley Town Centre with lit walkable streets and good quality footways of
varying widths. Footways in the area are generally in excess of the recommended minimum
width of 2.0m, but the footways on Standish Street are less than the 2.0m width with very
few dropped crossings and tactile pavings. There are defined on-road cycle routes within
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walking distance of the site to the north and south including the National Cycle Route 55
accessible via the A6. The footways on both sides of Bolton Street are shared
pedestrian/cyclist routes.
47. There are 8no. bus stops within 400m walking distance from the centre of the site on Lyons
Lane South, Bolton Street, George Street and Pall Mall.
48. LCC's injury accident database has been checked and it shows that there are no recorded
injury accidents on Standish Street in the last 5 years, but two accidents resulting in slight
casualties occurred in both directions close to Bolton Street/Standish Street.
49. The current application would lead to the wider site being divided into two parts following the
proposed developments. The part subject to this application is edged red on the location
plan quoted above. This part has an existing mill building which it is proposed to convert to
30no. residential apartments (9no. 1-bedroom and 21no. 2-bedrooms). The proposal is
shown on submitted site plan and includes the provision of 29no. off-street parking spaces.
Site access:
50. As indicated above, Standish Street is not a through road and vehicular access is only from
Bolton Street, but pedestrians and cyclists access the site from both Bolton Street and
Lyons Lane South. The existing site as a whole has two accesses to Standish Street which
are internally inter-connected, but as part of the proposed developments, the sites would be
severed with individual accesses. The existing accesses are proposed to be improved to
6.0m widths with 3.0m corner radii. Whilst the 6.0m widths are acceptable, LCC highways
considers that the proposed 3.0m radii should be increased to 6.0m to allow drivers to more
smoothly access and egress the sites. LCC highways also consider that the radius on the
bend of the site access road of the current site should also be increased to 6.0m to ease
manoeuvring of vehicles and swept path analysis should be provided to ensure vehicles do
not overrun the footway.
51. It must be considered, however, that the site is currently in an industrial use and has been
accessed by large vehicles without incident. It is also noted that vehicle speeds along
Standish Street are low, given that it is not a through route and that larger vehicles are
unlikely to require access to the site on any regular basis. It is, therefore, considered that the
increase in radii is not necessarily essential in this instance.
52. Dropped kerbs and tactile pavings should be provided on both sides of the proposed site
access for both sites to guide and alert the blind and partially sighted pedestrians of the
presence of the vehicle accesses and to facilitate access for wheel/push chair users. For the
same reason, dropped kerbs and tactile pavings should be provided at all vehicle entrances
on Standish Street. Works involving alterations to the footway at the site accesses and the
installation of the dropped kerbs and tactile pavings on the entire Standish Street are to be
undertaken through s278 agreement.
Internal layout / parking:
53. The proposed layout shows that from the entrance, the 6.0m width would be maintained for
the entire length of the site access road with 29no. off-street parking spaces, including 3no.
disabled spaces. The proposed 29no. spaces, is short of the required local authority
standard provision of 51no. spaces based on the proposed number of bedrooms and
standards set out in the local plan. It is recognised that the location of the site is sustainable
and well served by public transport, therefore, although the proposed level of off-parking
seems low and would possibly increase demand for parking on Standish Street, the parking
provision is acceptable in this instance given the highly sustainable location. The proposed
off-street parking spaces should however remain unallocated to maximise use.
54. The proposed site plan shows a bin store area and a secure and covered storage area for
cycles. Full details of the provision are not included at this stage and therefore it is
recommended that details are required by condition.
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Pedestrians / cyclists
55. The site is in a Town Centre location with good quality footways and walking routes to basic
local services within the acceptable 800m walking distance and there are controlled
pedestrian/cyclist crossing facilities near Bolton Street/Standish Street and the area in
general to facilitate safe crossing of the roads; and although the footways on Standish Street
are less than the recommended minimum standard width of 2.0m, it is accepted there is
limited scope within the available highway for the widths to be improved. It is considered
high quality and attractive routes exist in the area to encourage walking and for improved
accessibility of the site.
56. Cycle routes including the National Cycle Route 55 are within acceptable walking distance of
the site to the north and south and as indicated above, there are a number of controlled
facilities in the area to ensure safe crossing of the road by cyclists. With the available high
quality cycling networks to be supported by the applicant's proposed on-site cycle storage
provision, it is considered there are opportunities for maximising cycling to support
sustainable transport solutions in the area.
57. The closure of the east end of Standish Street enables pedestrians and cyclists to use
Standish Street as a through 'short cut' between Bolton Street and Lyons Lane South with
minimal threat from vehicular traffic.
Public transport.
58. Two bus stops are each located within the preferred maximum walking distance of 400m
from the centre of the site on Lyons Lane South, Bolton Street, George Street and Pall Mall.
59. Lyons Lane South (services: 8A, 125, 707, 780, 791 and 794): The bus stops are between
Lyons Lane South/Standish Street and Lyons Lane South/Bolton Street. However, only
services 8A and 125 are public services. The rest are school services. Service 125 operates
at 15 minute frequencies day and night from Mondays-Saturdays and half hourly day and
night on Sundays and Bank Holidays. Service 8A however only provides an hour-and-a-half
service half a day Mondays-Saturdays.
60. Bolton Street (services: 8A and 785): At the bus stops to the south of Bolton Street/Standish
Street, service 8A is a public service and provides an hour-and-a-half service half a day
Mondays-Saturdays. Service 785 is a school service.
61. George Street (services: 8A, 125, 362, 772, 797): These stops are located to the east of
Bolton Street/George Street. The public services are 8A and 362. Service 8A provides an
hour-and-a-half service, half a day Mondays-Saturdays while service 362 provides services
at 15 minute frequencies day and night from Mondays-Saturdays and half hourly day and
night on Sundays and Bank Holidays. The rest are school services.
62. Pall Mall (services: 125, 125C, 362, 772, 785, 797): Service 362 is the only public service
provided at the bus stops to the south of Pall Mall/Bolton Street. The service is operated at
15 minute frequencies day and night from Mondays-Saturdays and half hourly day and night
on Sundays and Bank Holidays. The rest are school services.
63. The above shows that the site is well served by public transport with acceptable service
frequencies. The bus stops are well within the preferred maximum walking distance of the
site served by good quality footways with recent physical improvements to disability friendly
standards except the two stops on Lyons Lane South (in both directions of Goring Street)
which would be required to be improved by the applicant through s278 agreement for
improved sustainability of the site.
Mitigation measures:
64. To help address the transport issues that have arisen in relation to the proposed
development, it is considered improvements should be carried out to the two existing bus
stops on Lyons Lane South near Lyons Lane South/Goring Street. The improvements
should be disability compliant with the provision of raised boarding platforms and kerbs, new
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bus stop bays and associated carriageway and worded markings, clearways and all
necessary signage and a new shelter for the bus stop on the northbound lane.
65. Where developments are proposed, the Framework requires appropriate opportunities to
promote sustainable transport modes to be taken up, giving priority first to pedestrian and
cycle movements, both within the scheme and with neighbouring areas; and second – so far
as possible – to facilitate access to high quality public transport and with appropriate
facilities that encourage public transport use. The Framework also stresses the need for
proposed developments to also address the needs of people with disabilities and reduced
mobility in relation to all modes of transport. As indicated earlier, these two bus stops are
within 400m walking distance of the site, but do not comply with the regulations regarding
use by the disabled. Hence the need for the improvements.
66. As indicated above, dropped kerbs and tactile pavings are to be installed at all vehicle
entrances on Standish Street for its entire length. Apart from being directly related to the
proposed development, the mitigation measures are considered fairly and reasonably
related in scale and kind to the development and are necessary to make the development
acceptable. It is, therefore, important the measures are delivered.
67. Improvements to the bus stops, provision of dropped kerbs and tactile pavings on Standish
Lane and alterations to the site accesses are constitute works within the highway and as
such would be undertaken through s278 agreement with all costs borne by the applicant.
Construction traffic management plan
68. The proposed development is likely to have an effect on the local highway network during
construction phase. Therefore, prior to any works commencing on site, the applicant should
submit a construction traffic management plan. The Plan should contain information on the
number of vehicle trips, hours of operation and suitable means of mitigation of negative
impacts. The Plan should also provide details to better manage all types of HGV movements
to and from the site and should identify where safe and legal loading can take place and
should provide details of how deliveries are to be proactively managed to reduce the number
of vehicle movements to and from the sites.
69. LCC as Highway Authority is responsible for providing a safe and reliable highway network
and with this in mind will seek to secure appropriate levels of mitigation where development
impacts upon highway safety and the reliability of the highway network.
70. As indicated in the response, the site is located on a congested street due to parking with no
turning facilities, but there would be negative impacts on the local highway network during
construction phase. It is, therefore, critical that the construction process is controlled to
prevent the exacerbation of any unacceptable traffic conditions and to avoid traffic
congestion and related problems such as air pollution, noise and dust to the detriment of
environmental and sustainability benefits of residents and businesses in the area.
71. LCC Highways raises no objection to the approval of the proposed development subject to
conditions and an advice note.
Affordable housing
72. Policy 7 of the Core Strategy requires 30% affordable housing to be provided on sites of 15
or more dwellings, or 0.5 hectares in size (which this is), in urban areas such as this. No onsite provision has been identified by the applicant.
73. However, some critical viability issues affecting the deliverability of the development have
been identified. A viability assessment has been submitted by the applicant demonstrating
that no contributions to planning obligations are possible as making the full contribution
would result in the profit margin to the developer being limited to the point where the
possibility of obtaining development finance would be severely restricted. As a result there
would be no incentive to deliver the scheme. The viability case has been previously
considered by the Council’s viability consultant, which led to some of the assumptions being
challenged by the Council. The applicant provided further information leading to further
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discussions with the Council’s viability consultant. After further investigation it was accepted
that the proposed development would not be capable of supporting the necessary planning
obligations required by local policies.
74. It is noted that the proposal has been resubmitted in the current form in response to the
continued issues of viability with the scheme through working with an historic building to
secure its retention. To seek any contributions would start to impact on the quality of the
proposed conversion scheme. As the application building is a heritage asset, and the
conversion scheme would secure its future, it is imperative that the integrity and quality of
the scheme is not compromised though redirecting funds away from the physical works to
the building itself. The current proposal also represents a better outcome in relation to the
significance of the heritage asset and the character of the area than the previous planning
permission.
75. It is, therefore, recommended that the viability case is accepted and that no further
contributions can be supported. The development is, therefore, considered acceptable
without the full contribution necessary under the circumstances, when balanced against the
benefits of proposed development on the site in question.
Public open space
76. Policy HS4 of the Chorley Local 2012 - 2026 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. The proposed development would generate a
requirement for the provision of public open space in line with policies HS4a and HS4b of
the Chorley Local Plan 2012 – 2026 and the Open Space and Playing Pitch SPD.
77. As set out above the applicant has demonstrated that the viability of the development is
marginal and that planning obligations cannot be supported in this instance. It is considered
that the harm generated by the under provision of public open space would be outweighed
by the benefits of the proposed development and the rejuvenation of a heritage asset in this
instance.
Education
78. Lancashire County Council (LCC) as Education Authority seeks to draw the Council's
attention to impacts associated with the above development and propose mitigation for
these impacts through a developer contribution. Based upon the latest assessment, taking
into account all approved applications, LCC are seeking a contribution for 1 secondary
school place. However, LCC will not be seeking a contribution for primary school places.
79. Chorley Council is a CIL charging authority and contributions towards education provision
from new housing developments are covered by CIL. Apartments, however, are charged at
£0 per square and therefore no contribution towards education provision could be generated
through CIL. The request for a contribution from LCC Education is noted, however, the
applicant has demonstrated that the viability of the development is marginal and that
planning obligations cannot be supported in this instance. It is considered that the harm
generated by the under provision of one secondary school place would be outweighed by
the benefits of the proposed development and the rejuvenation of a heritage asset.
Employment and skills
80. The Central Lancashire Employment Skills Supplementary Planning Document (SPD) was
adopted in September 2017. The 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 Framework. 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
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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

81. 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

82. A condition is recommended requiring an employment and skills plan to be provided.
Community Infrastructure Levy (CIL)
83. The Chorley CIL Infrastructure Charging Schedule provides a specific amount for
development. The CIL Charging Schedule was adopted on 16 July 2013 and charging
commenced on 1 September 2013. This development is subject to the CIL Charge for
Apartments as listed in Chorley Councils CIL Charging Schedule, which is currently £0 per
square metre.
CONCLUSION
84. The proposed development is considered to be acceptable in principle. There would be no
unacceptable detrimental impact on the character of the area or the amenity of future or
neighbouring occupiers. In addition, it is considered that the impact on the building as a nondesignated heritage asset is acceptable. In addition to this it is considered that there is
adequate parking given the sustainability of the location. On the basis of the above
assessment it is recommended that planning permission be granted subject to conditions.
RELEVANT HISTORY OF THE SITE
Ref:
19/00090/FULMAJ
Decision: PERFPP
Decision Date: 31 October 2019
Description: Change of use from former 'printworks' to 48 residential apartments, including
partial demolition and rebuilding of mill
Ref:
19/00091/FULMAJ
Decision: PERFPP
Decision Date: 22 May 2019
Description: Demolition of existing building and erection of new commercial buildings
Ref:
19/00317/NOT
Decision: PERTEL
Decision Date: 14 May 2019
Description: Notice of intention to install 3 no. antennas on roof
Ref:
20/00444/FUL
Decision: PERFPP
Decision Date: 14 July 2020
Description: Demolition of existing building and erection of new commercial buildings
(resubmission of 19/00091/FULMAJ)
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Ref:
20/01040/DIS
Decision: PEDISZ
Decision Date: 13 November 2020
Description: Application to discharge conditions nos. 10 (construction management plan) and
14 (archaeology statement) attached to planning permission 20/00444/FUL (Demolition of
existing building and erection of new commercial buildings (resubmission of 19/00091/FULMAJ))
Ref:
20/01117/FUL
Decision: PERFPP
Decision Date: 22 December 2020
Description: Erection of building comprising 6no. industrial units following demolition of
existing buildings.
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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Application
site

Proposed site plan
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Proposed front elevation
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Proposed rear elevation
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Proposed side elevations
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ITEM 3d - 20/01134/FULMAJ – Haslem Printers Ltd, Standish Street, Chorley
The recommendation remains as per the original report
Amended plans have been received at the request of the case officer that confirm the stone
buttress to the rear of the building will be retained and made good rather than rendered as
originally proposed.
The following conditions are recommended:
No.
1.

Condition
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.

3.

The development hereby permitted shall be carried out in accordance with the
following approved plans:
Title

Drawing Reference

Received date

Site location plan
Proposed site plan
Proposed elevations sheet 01
Proposed elevations sheet 02
Proposed GF-FF plans
Proposed SF-TF-FF plans

18046-102
18046-606-B
18046-604-B
18046-605-B
18046-601-B
18046-602-B

23 October 2020
23 October 2020
01 February 2021
01 February 2021
23 October 2020
23 October 2020

Reason: For the avoidance of doubt and in the interests of proper planning.
The parking and associated manoeuvring and access facilities shown on the plans
hereby approved shall be surfaced or paved, drained and marked out and made
available in accordance with the approved plan prior to the occupation of any of
the dwellings hereby approved; such parking facilities shall thereafter be
permanently retained for that purpose (notwithstanding the Town and Country
Planning (General Permitted Development) (England) Order 2015).
Reason: To ensure provision of adequate off-street parking facilities within the site.

4.

Prior to the commencement of development, other than demolition works, samples
of all external facing and roofing materials (notwithstanding any details shown on
previously submitted plan(s) and specification) shall be submitted to and approved
in writing by the Local Planning Authority. All works shall be undertaken strictly in
accordance with the details as approved.
Reason: To ensure that the materials used are visually appropriate to the locality.

5.

Prior to any works commencing, other than demolition, details of the proposed
fenestration (windows, doors and other joinery), to include full details at a scale of
not less than 1:10 shall be submitted to and agreed in writing by the Local
Planning Authority. All works shall then be undertaken strictly in accordance with
the details as approved.
Reason: To maintain the integrity of the historic building.

6.

Prior to the commencement of any development, other than demolition, full details
of the alignment, height and appearance of all fences and walls to be erected to
the site boundaries (notwithstanding any such detail shown on previously
submitted plan(s)) shall have been submitted to and approved in writing by the
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Local Planning Authority. No building shall be occupied or land used pursuant to
this permission before all walls and fences have been erected in accordance with
the approved details. Fences and walls shall thereafter be retained in accordance
with the approved details at all times.
Reason: To ensure a visually satisfactory form of development and to protect the
amenities of occupiers of nearby property
7.

No development, site clearance/preparation, or demolitions shall take place on the
site until the applicant, or their agent or successors in title, has secured the
implementation of a programme of building recording and analysis. 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 works should comprise the creation of a record of the building to
Level 2-3 as set out in 'Understanding Historic Buildings' (Historic England 2016). It
should include
 A full description of the building, inside and out;
 A drawn plan of each floor, a set of elevation drawings, at least one section
drawing, and a drawing or set of drawings showing the development phases of
the building (these drawings may be derived from checked, annotated and
corrected architect's drawings);
 A full photographic coverage, inside and out; and
 A rapid desk-based assessment expanding on the supplied heritage statement
and putting the building and its features into a local and national context.
This work should be undertaken by an appropriately qualified and experienced
professional contractor to the standards and guidance of the Chartered Institute for
Archaeologists (www.archaeologists.net). A digital copy of the report and the
photographs shall be placed in the Lancashire Historic Environment Record prior
to the dwelling consented being first occupied.
Reason: To ensure and safeguard the recording and inspection of matters of
archaeological/historical importance associated with the buildings/site.

8.

No part of the development hereby approved shall commence, other than
demolitions, until a scheme for the construction of the site access and the off-site
works of highway improvement has been submitted to and approved by the Local
Planning Authority in consultation with the Highway Authority.
Reason: In order to satisfy the Local Planning Authority and Highway Authority that
the final details of the highway scheme/works are acceptable before work
commences on site.

9.

No part of the development hereby approved shall be occupied or opened for
trading until the approved scheme for the construction of the site access and the
off-site works of highway improvement has been constructed and completed in
accordance with the scheme details.
Reason: In order that the traffic generated by the development does not
exacerbate unsatisfactory highway conditions in advance of the completion of the
highway scheme/works.

10.

Prior to the commencement of development, a Construction Environment
Management Plan (CEMP) shall have been submitted to and approved in writing
by the Local Planning Authority in consultation with the Highway Authority. The
approved Plan shall be adhered to throughout the construction period. The Plan
shall provide for:
- the parking of vehicles of site operatives and visitors.
- hours of operation (including delivers) during construction.
- loading and unloading of plant and materials.
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- storage of plant and materials used in constructing the development.
- siting of cabins.
- the erection and maintenance of security hoarding including decorative
displays and facilities for public viewing, where appropriate.
- wheel washing facilities.
- measures to control the emission of dust and dirt during construction.
- a scheme for recycling/disposing of waste resulting from demolition and
construction works.
Reason: In the interest of highway safety and to protect the amenities of the
nearby residents.
11.

No development shall commence, other than demolition, until details of the design,
based on sustainable drainage principles, and implementation of an appropriate
surface water sustainable drainage scheme have been submitted to and approved
in writing by the Local Planning Authority.
Those details shall include, as a minimum:
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, 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) In accordance standard S3 and S5 of the Non-statutory technical standards for
sustainable drainage systems 2015, the drainage strategy should demonstrate that
the surface water run-off must be as close as reasonable practicable to greenfield
runoff rate from the development. The scheme shall subsequently be implemented
in accordance with the approved details before the development is completed.
c) A plan showing flood water exceedance routes, both on and off site;
d) A timetable for implementation, including phasing as applicable;
e) Evidence of an assessment of the site conditions to include site investigation
and test results to confirm infiltrations rates;
f) Details of water quality controls, where applicable.
The scheme shall be implemented in accordance with the approved details prior to
first occupation of any of the approved dwellings, or completion of the
development, whichever is the sooner. Thereafter the drainage system shall be
retained, managed and maintained in accordance with the approved details.
Reasons:
1. To ensure that the proposed development can be adequately drained.
2. To ensure that there is no flood risk on or off the site resulting from the proposed
development.

12.

No development shall commence, other than demolition, until details of an
appropriate management and maintenance plan for the sustainable drainage
system for the lifetime of the development have been submitted which, as a
minimum, shall include:
a) The arrangements for adoption by an appropriate public body or statutory
undertaker, management and maintenance by 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:
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
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arrangements to secure the operation of the surface water drainage scheme
throughout its lifetime;
c) Means of access for maintenance and easements where applicable.
The plan shall be implemented in accordance with the approved details prior to
first occupation of any of the approved dwellings, or completion of the
development, whichever is the sooner. Thereafter the sustainable drainage system
shall be managed and maintained in accordance with the approved details.
Reasons:
1. To ensure that appropriate and sufficient funding and maintenance mechanisms
are put in place for the lifetime of the development
2. To reduce the flood risk to the development as a result of inadequate
maintenance
3. To identify the responsible organisation/body/company/undertaker for the
sustainable drainage system.
13.

Due to past processes and activities at or adjacent to the above site, there is a
potential for ground contamination. Due to the proposed sensitive end-use, no
development, other than demolition, shall take place until:
a) a methodology for investigation and assessment of ground contamination has
been submitted to and agreed in writing with the Local Planning Authority. The
investigation and assessment shall be carried in accordance with current best
practice including British Standard 10175:2011 Investigation of potentially
contaminated sites - Code of Practice. The objectives of the investigation shall be,
but not limited to, identifying the type(s), nature and extent of contamination
present to the site, risks to receptors and potential for migration within and beyond
the site boundary;
b) all testing specified in the approved scheme (submitted under a) and the results
of the investigation and risk assessment, together with remediation proposals to
render the site capable of development have been submitted to the Local Planning
Authority;
c) the Local Planning Authority has given written approval to any remediation
proposals (submitted under b), which shall include an implementation timetable
and monitoring proposals. Upon completion of remediation works a validation
report containing any validation sampling results shall be submitted to the Local
Authority.
Thereafter, the development shall only be carried out in full accordance with the
approved remediation proposals.
Should, during the course of the development, any contaminated material other
than that referred to in the investigation and risk assessment report and identified
for treatment in the remediation proposals be discovered, then the development
should cease until such time as further remediation proposals have been
submitted to and approved in writing by the Local Planning Authority.
Reason: To ensure the site is suitable for the proposed end-use.

14.

Prior to the commencement of development other than demolition works details of
covered cycle storage and bins storage shall be submitted to and approved in
writing by the Local Planning Authority. These shall be provided in accordance with
the approved details prior to the first occupation of the building. The cycle store
shall be kept freely available for the storage of cycles at all times and shall not be
used for any other purpose.
Reason: To ensure adequate provision is made and maintained for the parking of
cycles.
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Prior to the construction/provision of any services, a strategy to facilitate super-fast
broadband for future occupants of the site shall be submitted to and approved in
writing by the Local Planning Authority. The strategy shall seek to ensure that upon
occupation of a dwelling, either a landline or ducting to facilitate the provision of a
super-fast broadband service to that dwelling from a site-wide network, is in place
and provided as part of the initial highway works within the site boundary only.
Reason: To ensure a sustainable form of development.

16.

The development shall not commence, other than demolition works, 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 (in the interests of delivering local
employment and skills training opportunities in accordance with Core Strategy
Policy 15: Skills and Economic Inclusion).
Reason: In the interests of delivering local employment and skills training
opportunities as per the Central Lancashire Core Strategy Policy 15: Skills and
Economic Inclusion and the Central Lancashire Employment Skills Supplementary
Planning Document September 2017. No Employment and Skills Plan was
submitted with the application.

17.

A scheme for the landscaping of the development and its surroundings shall be
submitted prior to the commencement of the development, other than demolition.
These details shall include the types and numbers of trees and shrubs to be
planted, their distribution on site, those areas to be seeded, paved or hard
landscaped; and detail any changes of ground level or landform, proposed finished
levels, means of enclosure, minor artefacts and structures. The scheme should
include a landscaping/habitat creation and management plan which should aim to
contribute to targets specified in the UK and Lancashire Biodiversity Action Plans.
Landscaping proposals should comprise only native plant communities appropriate
to the natural area.
All hard and soft landscape works shall be carried out in accordance with the
approved details within the first planting and seeding seasons following the
occupation of any buildings or the completion of the development, whichever is the
sooner, and any trees or 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: To ensure that a satisfactory landscaping scheme for the development is
carried out to mitigate the impact of the development and secure a high quality
design.
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APPLICATION REPORT – 20/01166/FULHH
Validation Date: 20 November 2020
Ward: Adlington And Anderton
Type of Application: Householder Application

Proposal: Construction of a new oak framed timber garage, introduction of a new gable
window to an existing stone clad garage to retain roof space as a home office and
retention of a 2.7m high retaining wall to site boundary
Location: Rivington View Barn New Road Anderton Chorley PR6 9HG
Case Officer: Mrs Hannah Roper

Applicant: Mr C Hart
Agent: David Robson, Robson Architecture

Consultation expiry: 17 December 2020
Decision due by: 5 February 2021 (Extension of time agreed)

RECOMMENDATION
1. It is recommended that planning permission is refused for the following reasons:
1.The proposed garage does not fall to be acceptable under any exceptions as set out at
paragraph 145 of the National Planning Policy Framework. It is, therefore, inappropriate
development which is by definition harmful to the Green Belt as set out in paragraph 143 of the
National Planning Policy Framework.
Whilst pragmatic approach is taken to the construction of domestic garages within the Green
Belt, the property already benefits from a detached double garage and the applicant has not
demonstrated that there are very special circumstances which would outweigh the harm to the
Green Belt by reason of its inappropriateness due to the cumulative impact of permitting a
second garage. The development is, therefore, contrary to the National Planning Policy
Framework, The Central Lancashire Rural Development (SPD) and The Householder Design
Guidance SPD.
2. The proposed garage, by virtue of its scale and close proximity to the side of Sarah's Cottage
would result in loss of light and an overbearing and oppressive environment for the occupiers of
this dwelling. The proposed development, therefore, fails to accord with The National Planning
Policy Framework, policy HS5 of the Chorley Local Plan 2012-2026 and Council's Householder
Design Guidance Supplementary Planning Document.
SITE DESCRIPTION
2. The application site is located in the Green Belt. The existing property, Rivington View Barn,
is a converted agricultural building and lies to the east of the grade II listed building Tan Pits
Farm. The two properties are isolated being accessed along the access track to The Anderton
Centre. Rivington View Barn is accessed through the yard of Tan Pits Farm.
3. A laurel hedge divides the two boundaries. Gate posts have been erected between the two
curtilages however these do not form part of this application. A parking area has been laid out
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and gravelled to the western elevation of the application property and a garage is located to the
southern corner.
4. The fields to the west are set at a significantly higher level than the application property and
the neighbouring Tan Pits Farm.
DESCRIPTION OF PROPOSED DEVELOPMENT
5. The application seeks planning permission for:


the construction of a new garage along the western boundary of the site, adjacent to the
boundary with Tan Pits Farm. The proposed garage would have a width of 6m, a depth
of 5.2m, an eaves height of 2.5m and a ridge height of 4.7m. A roof feature would take
the total overall height to 5.9m;



the introduction of a new gable window to the first floor gable apex on the eastern
elevation of the existing garage; and



for the retention of a 2.7m high retaining wall along the western boundary of the site.
The wall has a length of 23m from the front, level with the existing garage, to the
common boundary with Tan Pits Farm. The return on the wall then projects along the
boundary with Tan Pits Farm for 2.7m, reducing in height with projection from the
boundary.

REPRESENTATIONS
6. Three representations have been received citing the following grounds of objection:
 Proximity to Sarah’s Cottage resulting in adverse impact on light and visual amenity and an
overbearing impact or the occupiers of the cottage.
 The design of the cottage is not in keeping with the stylistic context or the scale of the
original farmstead as it is unpleasantly overbearing and is taller than the adjacent cottage.
 The cumulative impact of this and other buildings in a small vicinity is not is keeping with
the original farmstead and has an adverse impact on character.
 The proposed garage will leave insufficient turning space within the curtilage.
 The garage does not comply with the 45-degree line from Sarah’s Cottage.
 The applicants already have a double garage, so this is unnecessary.
 The height of the wall is overbearing and out of keeping.
 The wall has created a dam effect that results in flooding of the Tan Pits Farm site and
makes a mess of this property.
 The original wall constructed collapsed so there are questions over the safety of this one.
CONSULTATIONS
7. Anderton Parish Council – No comments have been received.
8. CIL Officers – Comment that the proposal is not CIL liable.
PLANNING CONSIDERATIONS
Principle of the development in the Green Belt
9. National guidance on Green Belt is contained in Chapter 13 of the National Planning Policy
Framework (The Framework) which states:
133. 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.
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134. Green Belt serves five purposes:
a) to check the unrestricted sprawl of large built-up areas;
b) to prevent neighbouring towns merging into one another;
c) to assist in safeguarding the countryside from encroachment;
d) to preserve the setting and special character of historic towns; and
e) to assist in urban regeneration, by encouraging the recycling of derelict and other urban
land.
143. Inappropriate development is, by definition, harmful to the Green Belt and should not be
approved except in very special circumstances.
144. 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 resulting from the proposal, is clearly outweighed by other considerations.
145. A local planning authority 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
10. The Householder Design Guidance SPD states that it is unlikely that planning permission will
be forthcoming for more than equivalent of a double garage, a small shed, and a small
greenhouse on a single dwelling in the countryside.
11. Considering first the proposed garage, the construction of a residential outbuilding does not
fall to be considered within any of the bullet points of paragraph 145 of The Framework and as
such it must be considered as inappropriate development within the Green Belt.
12. Whilst the Council’s Householder Design Guidance SPD takes a pragmatic approach to
domestic garages within the Green Belt, the property already benefits from a double garage to
the southern boundary of the site. It is, therefore, considered that the erection of an additional
garage would result in an accumulation of buildings within the site.
13. As such, the proposed garage is considered inappropriate development in the Green Belt
and is, therefore, by definition, harmful to the Green Belt as set out in paragraph 143 of the
Framework.
14. Such development should not be approved except in ‘Very Special Circumstances’ which will
not exist unless the potential harm to the Green Belt by reason of inappropriateness, and any
other harm resulting from the proposal, is clearly outweighed by other considerations.
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15. The applicant has not demonstrated that there are any very special circumstances which
would outweigh the harm to the Green Belt by reason of inappropriateness. It is not considered,
therefore, that the principle of the proposed development is an acceptable one and for this
reason it is recommended that the application be refused on these grounds.
16. Paragraph 146 of the Framework states that:
Certain other forms of development are also not inappropriate in Green Belt provided they
preserve the openness of the Green Belt and do not conflict with the purposes of including land
in Green Belt. These are:
a.
b.
c.
d.
e.
f.

mineral extraction;
engineering operations;
local transport infrastructure which can demonstrate a requirement for a Green Belt
location;
the re-use of buildings provided that the buildings are of permanent and substantial
construction;
material changes in the use of land (such as changes of use for outdoor sport or
recreation, or for cemeteries and burial grounds); and
development brought forward under a Community Right to Build Order.

17. Considering the 2.7m high retaining wall to the western boundary of the site, this is
considered to be an engineering operation in accordance with paragraph 146 of the Framework.
Engineering operations are not necessarily inappropriate development within Green Belt
locations providing that they preserve the openness of the Green Belt and do not conflict with
the purposes of including land in Green Belt.
18. As such there are two considerations in respect of the proposal and the appropriateness of
the development in the Green Belt as follows:
Will the development preserve the openness of the Green Belt?
Whilst the test for sites such as this relates to preserving openness it is important to note that
the Framework contains no specific definition of ‘openness’. At the time of this application the
retaining wall has already been constructed. Whilst the garden area was originally enclosed
along this boundary by a timber fence and dense planting, a 2.1m high retaining wall along the
same boundary, was approved under planning application ref. 19/00901/FUL.
Whilst the current wall is taller than that previously approved it is set back into the landscape
and the position has not changed so significantly that the proposal would encroach into the
Green Belt. Overall, it is considered that the openness of the Green Belt at this location would
be preserved.
Will the development conflict with the purposes of including land in the Green Belt?
Paragraph 134 of the Framework sets out the five Green Belt purposes which the scheme is
assessed against as below:
Purpose 1 (to check the unrestricted sprawl of large built-up areas).
The proposal would not result in the encroachment of built development into the Green Belt.
Purpose 2 (to prevent neighbouring towns merging into one another)
The development would not lead to the coalescence of neighbouring towns or neighbouring
villages.
Purpose 3 (to assist in safeguarding the countryside from encroachment;).
The works would not extend outside the curtilage of the property and do not, therefore,
represent encroachment into the countryside.
Purpose 4 (to preserve the setting and special character of historic towns;).
This does not apply as the site is not located near a historical town
Purpose 5 (to assist in urban regeneration, by encouraging the recycling of derelict and other
urban land).
It is not considered that this purpose is relevant in this instance.
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19. It is, therefore, considered that the wall, for which retrospective permission is sought, would
preserve the openness of the Green Belt and does not conflict with any of the purposes of
including land in Green Belt in accordance with paragraph 134 of the Framework.
Impact on the appearance of a listed building and the significance of a designated heritage asset
20. The Planning (Listed Buildings and Conservation Areas) Act 1990 (The Act) sets out the
primary duty that a Local Planning Authority shall have special regard to the desirability of
preserving the building or its setting or any features of special architectural or historic interest
which it possesses. Great weight and importance is attached to this duty.
21. The Framework at Chapter 16 deals with conserving and enhancing the historic
environment. The following paragraphs contained therein are considered to be pertinent in this
case:
22. Paragraph 184 recognises that heritage assets are an irreplaceable resource and should be
conserved in a manner appropriate to their significance, so that they can be enjoyed for their
contribution to the quality of life of existing and future generations.
23. Paragraph 190 states that Local Planning Authorities should identify and assess the
particular significance of any heritage asset that may be affected by a proposal, taking account
of the available evidence and any necessary expertise. They should take this into account when
considering the impact of a proposal on a heritage asset, to avoid or minimise any conflict
between the heritage asset’s conservation and any aspect of the proposal.
24. Paragraph 192 provides that in determining applications, Local Planning Authorities should
take account of:
a. the desirability of sustaining and enhancing the significance of heritage assets and putting
them to viable uses consistent with their conservation;
b. the positive contribution that conservation of heritage assets can make to sustainable
communities including their economic vitality; and
c. the desirability of new development making a positive contribution to local character and
distinctiveness.
25. When considering the impact of a proposal on the significance of a designated heritage
asset, paragraph 193 states that great weight should be given to the asset's conservation. The
more important the asset, the greater the weight that should be applied. This is irrespective of
whether any harm is identified as being substantial, total loss or less than substantial harm to its
significance.
26. Paragraph 194 states that any harm to, or loss of, the significance of a designated heritage
asset (from its alteration or destruction, or from development within its setting), should require
clear and convincing justification. Substantial harm to or loss of:
a. grade II listed buildings, or grade II registered parks or gardens, should be exceptional;
b. assets of the highest significance, notably scheduled monuments, protected wreck sites,
registered battlefields, grade I and II* listed buildings, grade I and II* registered parks and
gardens, and World Heritage Sites, should be wholly exceptional.
27. Where a proposed development will lead to substantial harm to (or total loss of significance
of) a designated heritage asset, paragraph 194 advises that Local Planning Authorities should
refuse consent, unless it can be demonstrated that the substantial harm or total loss is
necessary to achieve substantial public benefits that outweigh that harm or loss, or all of the
following apply:
a) the nature of the heritage asset prevents all reasonable uses of the site; and
b) no viable use of the heritage asset itself can be found in the medium term through appropriate
marketing that will enable its conservation; and
c) conservation by grant-funding or some form of not for profit, charitable or public ownership is
demonstrably not possible; and
d) the harm or loss is outweighed by the benefit of bringing the site back into use
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28. Paragraph 196 identifies that where a proposal would 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, where appropriate, securing its optimum viable use.
29. The Central Lancashire Core Strategy (2012) policy 16 (Heritage Assets) seeks to:
Protect and seek opportunities to enhance the historic environment, heritage assets and their
settings by:
a. Safeguarding heritage assets from inappropriate development that would cause harm to
their significances.
b. Supporting development or other initiatives where they protect and enhance the local
character, setting, management and historic significance of heritage assets, with particular
support for initiatives that will improve any assets that are recognised as being in poor condition,
or at risk.
c. Identifying and adopting a local list of heritage assets for each Authority.
30. Chorley Local Plan 2012 - 2026 policy BNE8 (Protection and Enhancement of Heritage
Assets) states that:
a. Applications affecting a Heritage Asset or its setting will be granted where it:
i. Is in accordance with the Framework and relevant Historic England guidance;
ii. Where appropriate, takes full account of the findings and recommendations in the
Council’s Conservation Area Appraisals and Management Proposals;
iii. Is accompanied by a satisfactory Heritage Statement (as defined by Chorley Council’s
advice on Heritage Statements) and;
b. Applications will be granted where they sustain, conserve and, where appropriate, enhance
the significance, appearance, character and setting of the heritage asset itself and the
surrounding historic environment and where they show consideration for the following:
i. The conservation of features and elements that contribute to the heritage asset's
significance and character. This may include: chimneys, windows and doors, boundary
treatments, original roof coverings, earthworks or buried remains, shop fronts or elements
of shop fronts in conservation areas, as well as internal features such as fireplaces,
plaster cornices, doors, architraves, panelling and any walls in listed buildings;
ii. The reinstatement of features and elements that contribute to the heritage asset's
significance which have been lost or damaged;
iii. The conservation and, where appropriate, the enhancement of the setting of heritage
assets;
iv. The removal of additions or modifications that are considered harmful to the significance
of any heritage asset. This may include the removal of pebbledash, paint from brickwork,
non-original style windows, doors, satellite dishes or other equipment;
v. The use of the Heritage Asset should be compatible with the conservation of its
significance. Whilst the original use of a building is usually the most appropriate one it is
recognised that continuance of this use is not always possible. Sensitive and creative
adaptation to enable an alternative use can be achieved and innovative design solutions
will be positively encouraged; vi. Historical information discovered during the application
process shall be submitted to the Lancashire Historic Environment Record.
31. The policy also states that development involving the demolition or removal of significant
heritage assets or parts thereof will be granted only in exceptional circumstances which have
been clearly and convincingly demonstrated to be in accordance with the requirements of the
Framework.
32. The adjacent property at Tan Pits Farm is a grade II listed building and as such regard must
be had to the potential impact the development would have on the contribution made by the
setting, to the significance of the building.
33. The original farmstead context of the site has become domesticated over time and from a
heritage perspective it is not considered that the addition of a further building would be
incongruous. This is given the existence of other outbuildings in close proximity and that it would
not visually form a prominent element within the context of the group due to its position in
relation to the principal buildings.
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34. With regard to the new window to the garage and the wall, these would largely only be seen
from within the site and given the increased domesticity of the site would not detract from the
significance of the heritage asset.
35. As such it is considered that the proposal would meet the duty to ‘preserve’ as laid down by
s.66 of the Planning (Listed Buildings and Conservation) Act, 1990 and the objectives of the
Framework and policy B8 of the Chorley Local Plan 2012 - 2026. However, this does not
outweigh any harm in relation to the Green Belt.
Impact on the character and appearance of the locality
36. 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 proposal does not have a significantly detrimental impact on the surrounding
area by virtue of its density, siting, layout, building to plot ratio, height, scale and massing,
design, orientation and use of materials.
37. The Householder Design Guidance SPD requires that extensions are subservient to the
existing dwelling and respect the scale, character, proportions of the existing dwelling and
surrounding area. In particular, it states that outbuildings should generally be sited in an
inconspicuous position and should be commensurate in scale and function to the original
property. The SPD also states that boundary treatments should be designed in materials and
details that respect the surrounding streetscape or area and must not be oppressive.
38. The proposed garage and wall would not form part of the streetscene and would be set
along the western boundary of the site with raised land beyond. They would be substantially
screened by the adjacent buildings and the proposed window in the existing garage would only
be visible from within the site due to its location and orientation. As such it is considered that
they would not impact detrimentally on the visual appearance of the site. However, this does not
counteract the harm to the Green Belt considered above.
Impact on the amenity of neighbouring occupiers
39. 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.
40. The Householder Design Guidance SPD seeks to ensure that property extensions have a
satisfactory relationship with existing neighbouring buildings, do not have overbearing impacts
on adjacent properties and amenity areas and do not lead to the excessive loss of daylight or
overshadowing of habitable rooms and amenity spaces of adjacent properties. Furthermore, it
stipulates that care must be taken to ensure that any outbuildings and other structures do not
lead to an unacceptable level of overshadowing of neighbouring properties, disturbance or loss
of privacy. The SPD also states that where new boundary treatments are proposed, care must
be taken to ensure that proposed walls and fences do not cause detriment to the amenities of
neighbours.
41. With regard to the proposed garage, this would be located along the western boundary of
the site with its side elevation parallel to the side elevation of the cottage within the curtilage of
Tan Pits Farm. This cottage was granted planning permission to be used as living
accommodation for dependent relatives following conversion of a garage. This cottage has
habitable room windows in the side elevation facing onto the proposed garage. A c1.6m high
laurel hedge runs along the boundary.
42. Whilst there are no definitive guidelines with regard to the location of outbuildings in relation
to residential properties, the above policy taken from the Householder Design Guidance SPD
acts as a useful tool in assessing impact. The proposed garage would be located within 3m of
the side elevation of the adjacent cottage and would, therefore, impact detrimentally on a
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habitable room window in this elevation through loss of light and having an overbearing impact
on outlook.
43. Whilst the laurel hedge is located along the boundary between the two structures, the
previous planning permission for the conversion of the barn to a habitable property sought to
maintain the openness of this boundary and free of solid structures. The laurel hedge is a softer
structure that allows an element of light to penetrate through to the adjacent window and
furthermore is out of the jurisdiction of the Local Planning Authority.
44. It should also be considered that permitted development rights could not be used to
construct the proposed garage. Whilst it is not ideal for a residential property to have windows
so close to a common boundary, the arrangement of buildings is such that this is the case in this
instance and the existing situation must be considered. On balance it is, therefore considered
that the proposed garage would result in an impact on the neighbouring property of such
significance to warrant refusal.
45. With regard to the wall, this is set back along the boundary of the site. Whilst it cannot be
argued that it is not a large structure, it follows the rise in the land and is set back against it. The
return on the wall is stepped downwards to not impact on the neighbouring window. The
proposed window in the existing garage would look towards the private amenity space of the
applicant’s dwelling. As such, it is considered that these elements of the proposed development
are acceptable.
CONCLUSION
46. The proposed garage, window feature and the wall for which retrospective planning
permission is sought are considered to preserve the setting of the adjacent grade II listed Tan
Pits Farm and would not result in any detrimental, visual impact on the surrounding locality.
However, the construction of a second detached garage within the curtilage fails to accord with
Green Belt policy resulting in inappropriate development which is by definition harmful to the
openness of the Green Belt. Furthermore, the close proximity of the proposed garage to the side
elevation of Sarah’s Cottage would result in an overbearing impact and loss of light to this
dwelling. The proposal is, therefore, considered to be contrary to policy and is recommended for
refusal.
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:
12/00431/CLEUD
Decision: PEREUD
Decision Date: 15 June 2012
Description: Internal and external alterations re conversion of barn into a live/work unit ref
06/00535/LBC
Ref:
12/01163/FUL
Decision: PERFPP
Decision Date: 10 January 2013
Description: Internal and external alteration re conversion of barn to single dwelling
Ref:
12/01164/LBC
Decision: PERLBC
Decision Date: 10 January 2013
Description: Internal and external alterations re conversion of barn to single dwelling
Ref:
13/00405/FUL
Decision: PERFPP
Decision Date: 13 June 2013
Description: Application under S.73 of the Town & Country Planning Act for Variation of
condition 3 - approved plans of Planning Permission 12/01163/FUL
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Ref:
13/00416/DIS
Decision: PEDISZ
Decision Date: 11 June 2013
Description: Discharge of Application 12/01163/FUL - Condition 1, 2, 3, 4, 5, 6, 7, 8, 10, 11,
12
Ref:
13/00417/LBC
Decision: PERLBC
Decision Date: 13 June 2013
Description: Two Storey rear extension (amendment to 12/01164/LBC)
Ref:
13/01128/FUL
Decision: PERFPP
Description: Erection of a detached garage

Decision Date: 21 January 2014

Ref:
19/00901/FUL
Decision: PERFPP
Decision Date: 13 November 2019
Description: Erection of retaining wall with maximum height of 2.1m to boundary line to
replace existing banked area and extension of driveway
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ALL DIMENSIONS TO BE CHECKED ON SITE AND ANY DISCREPANCIES AND ADJUSTMENTS TO BE NOTED
AND PASSED TO THE CONTRACT ADMINISTRATOR FOR FURTHER INSTRUCTIONS. IF IN DOUBT ASK.
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Construction of a new oak framed timber garage,
introduction of a new gable window to an existing
stone clad garage to retain roof space as a home
office and retention of a 2.7m high retaining wall to
site boundary
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Aerial photo
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Application Site
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Proposed Site Layout
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Proposed Oak Framed Garage
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Wall Elevation
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Site photo – Looking towards
Sarah’s Cottage
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Site photo – Retaining Wall
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Site photo – Existing Garage
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APPLICATION REPORT – 20/00556/FUL
Validation Date: 11 June 2020
Ward: Eccleston And Mawdesley
Type of Application: Full Planning

Proposal: Erection of 3no. detached dwellinghouses with associated detached garages
and extension to retained stable block, following the demolition of an existing stable
block and storage building
Location: South View Back Lane Mawdesley Ormskirk L40 3SY
Case Officer: Amy Aspinall

Applicant: Mr Paul Bailey
Agent: Mr Chris Weetman, CW Planning Solutions Ltd

Consultation expiry: 13 July 2020
Decision due by: 5 February 2021 (Extension of time agreed)

RECOMMENDATION
1. It is recommended that the application is approved, subject to conditions.
SITE DESCRIPTION
2. The application site comprised of land associated with South View and includes its private
equestrian facilities. The site falls wholly within the Green Belt, as defined the Chorley Local
Plan Policies Map. The land to be developed constitutes previously developed land, having
regard to the definition set out in the National Planning Policy Framework (the Framework) at
Annex 2: Glossary which states:
“Previously developed land: Land which is or was occupied by a permanent structure,
including the curtilage of the developed land (although it should not be assumed that the whole
of the curtilage should be developed) and any associated fixed surface infrastructure. This
excludes: land that is or was last occupied by agricultural or forestry buildings; land that has
been developed for minerals extraction or waste disposal by landfill, where provision for
restoration has been made through development management procedures; land in built-up
areas such as residential gardens, parks, recreation grounds and allotments; and land that
was previously developed but where the remains of the permanent structure or fixed surface
structure have blended into the landscape”.
DESCRIPTION OF PROPOSED DEVELOPMENT
3. The application seeks full planning permission for the erection of 3no. detached dwellings
and associated detached garages, following the demolition of an existing stable block and
storage building. One existing stable block would be retained and extended by an additional
bay.
4. The site would be accessed via the existing access off Back Lane.
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REPRESENTATIONS
5. 3no. representations have been received citing the following grounds of objection:
 Amenity - Overlooking / loss of privacy to 78 Gorsey Lane / Loss of aspect / open views from
78 Gorsey Lane
 Highway safety - Located on a dangerous corner at the junction of Gorsey Lane and Back
Lane / The access is in a dangerous location on a blind bend and on a junction/ Exit from 78
Gorsey Lane would be difficult / Exit from the houses would be difficult / Lancashire County
Council Highways object to the proposed development / Acute bend with no pavement and
popular with walkers / impact on Public Right of Way
 Design - Back Lane has character - built houses of farmhouse style - modern houses would
detract from the beauty of this area of Mawdesely
 Would set a precedent for further development
 Development on Green Belt
 Central Lancashire Core Strategy quota has already been exceeded and completions exceed
the Council’s housing targets
 Water pressure concerns
 Drainage / sewage concerns
 Peace and quiet of countryside would be spoilt
CONSULTATIONS
6. Mawdesley Parish Council: Have commented as follows:
The additional homes are in the Green Belt. The policy aims to prevent the urban sprawl which
is reducing quality of life in rural villages. This unsustainable form of development swallows up
farmland and wildlife habitats while increasing air pollution, flood risk and car dependency.
The size and physical scale of the buildings means they will have a visual impact on the local
environment. They are so large they will be out of keeping and change the character of the
village.
The development is on a bad bend and the additional traffic will have an impact on the narrow
country lane.
A large development just down the road from this has already impacted the sewerage and
drainage systems in the village there is no capacity for further development.
The Parish Council would ask Planning to carefully review allowing people to build new houses
in the Green Belt
7. CIL Officers: Comment that the development is subject to the CIL Charge for Dwelling
Houses as listed in Chorley Council’s CIL Charging Schedule
8. Lancashire County Council Highway Services: Have raised no objection to the proposed
development following the receipt of amended plans.
9. Greater Manchester Ecology Unit: Have recommended conditions and informatives.
10. United Utilities: Have no objection.
PLANNING CONSIDERATIONS
Principle of development in the Green Belt
11. The application site is located within the Green Belt and falls within the definition of
previously developed land provided within the Framework. Section 13 of the Framework
confirms that the fundamental aim of Green Belt policy is to prevent urban sprawl by keeping
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land permanently open; the essential characteristics of Green Belts are their openness and
their permanence.
12. Development will only be permitted within the Green Belt, in accordance with the
Framework, if it is considered appropriate development or where very special circumstances
can be demonstrated. The Framework confirms that ‘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.
13. Paragraph 145 of the Framework states that a local planning authority should regard the
construction of new buildings as inappropriate in the Green Belt but lists a number of
exceptions. One exception listed at paragraph 145 of the Framework of development that need
not be considered inappropriate development in the Green Belt is the 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.
14. Whilst the test for sites such as this relates to the impact on openness, the Framework
does not contain a specific definition of ‘openness’. It is a subjective judgment which is
considered further below, along with objective criteria of making that assessment. It is
considered that in respect of the Framework, the existing site currently 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 site currently does not justify any new buildings. The new buildings
must also not “have a greater impact on the openness of the Green Belt”.
15. To engage with the exceptions of paragraph 145 of the Framework, which is reflected in
policy BNE5 of the Chorley Local Plan 2012 – 2026, 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 site.
16. Policy BNE5 relates to the redevelopment of previously developed sites in the Green Belt
and states that redevelopment of previously developed sites in the Green Belt will be permitted
providing that 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.
17. Whether harm is caused to openness depends on a variety of factors such as the scale of
the development, its locational context and its spatial and/or visual implications. At present, the
site is occupied by a large storage building and equestrian facilities including stables,
hardstanding areas and manege. The buildings are concentrated to two specific areas of the
site: the storage building is to the north of the existing dwellinghouse, with the equestrian
buildings along the site frontage of Back Lane. The presence of this existing development
already causes harm to openness by its mere existence; and case law has established that for
there to be a greater impact, there must be something more than merely a change.
18. The proposal involves the demolition of most buildings on site, excluding one existing
stable block which would be retained, in order to offset the harm caused to openness which
would arise from the proposed development.
19. Plots 2 and 3 are proposed in the area currently occupied by the equestrian facilities, but
would be set further back into the site, with an internal driveway running parallel with Back
Lane in place of the existing stables. The volume of the proposed dwellings Plots 2 and 3
combined would be greater than the volume of the stables, and would be of two storey height,
whereas the existing stables are single storey. These proposed dwellings would be more
visually prominent than the existing development, particularly when viewed from Back Lane
and Gorsey Lane. The proposal does, however, need to be considered as a whole.
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20. Plot 1 would be sited in the location of the large existing storage building which has a
footprint of 714.88m2, a height of just under 7 metres and a volume of approximately
3874.74m3.
21. The proposed dwelling on Plot 1 would also be two storeys in height and would be 8.9
metres at its maximum height to the ridge and comprised of both two storey and single storey
elements. The volume of the proposed dwelling would be approximately 1776.2m3 which is
significantly less than the building it would essentially replace, with significantly reduced bulk
and massing. The remaining volume would, therefore, offset the proposed dwellings on Plots 2
and 3 and a proposed garage to South View.
22. When considering the site as a whole, the proposed development would offer a reduction
of built form and approximately 24% in volume across the site. In respect of the proposed
dwellings on Plots 2 and 3, as previously mentioned, they would be more visually prominent
than the existing stables in this location, however, the proposed scheme does focus the built
form along the road frontage in a clearly defined area of the site, providing a linear pattern of
development which can also be found nearby along Gorsey Lane. Built form would be reduced
to the north of the site and the site would benefit from soft landscaping and a reduction of
hardstanding.
23. Whilst the proposal would result in a clear change to how the site looks, taking into account
all of the above factors, and the site as a whole, it is not considered that the proposed
development would have a greater impact on the openness of the Green Belt than the existing
development and meets exception (g) of paragraph 145. It is not, therefore, inappropriate
development in the Green Belt.
24. It should be noted that the exception of paragraph 145 (g) is not subject to a test of
whether or not the proposed development conflicts with purposes of the Green Belt.
25. In relation to the scale of development in an ‘other area’ as identified by policy 1(f) of the
Central Lancashire Core Strategy the proposed development is not major development and,
therefore, falls to be considered small scale. As such it is considered that the proposed
development is compliant with policy 1(f) of the Central Lancashire Core Strategy.
26. Paragraph 59 of The Framework is clear that that Government’s objective is to significantly
boosting the supply of homes.
Impact on the character and appearance of the area
27. Policy BNE1 (Design Criteria for New Development) of the Chorley Local Plan 2012 -2026
stipulates that planning permission will be granted for new development, including extensions,
conversions and free standing structures, provided the proposal does not have a significantly
detrimental impact on the surrounding area by virtue of its density, siting, layout, building to
plot ratio, height, scale and massing, design, orientation and use of materials; and that 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.
28. The proposed residential development would clearly result in a domestic appearance to the
site compared to the existing arrangements, and particularly when viewed from the
streetscene. The proposed dwellings on Plots 2 and 3 would be the same house type and
would be two storeys in height, which would provide a consistent design approach to the
frontage of the development. The proposed dwelling on Plot 1 would have similar design
features to the proposed dwellings on Plots 2 and 3 such as the gable with glazing at first floor,
and the dormers, which provides a visual design link across the development. The proposed
dwelling on Plot 1 would be a larger detached dwelling, however, its design is such that the
bulk and mass is broken up with the variation of two storey and single storey elements. It
would also have a considerable set-back from the road and would be seen as a backdrop to
the existing dwelling of South View.
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29. The layout of the proposed development extends from an access point off Back Lane with
a proposed internal driveway running parallel with Back Lane. This provides a setback from the
road and allows for the existing hedgerow frontage to be retained, which makes a positive
contribution to the character of Back Lane. Its retention could be conditioned accordingly. Plot
1 would be served by an existing driveway which extends from the access and to the side of
South View. No details of landscaping have been submitted, however, such details could be
secured by way of condition, in the interest of the appearance of the development in the
locality.
30. The site is already developed and is situated adjacent South View which is a large
detached property, and other properties close by vary widely from large detached dwellings to
more modest bungalows, of varying styles and appearance. It is not considered that the overall
design of the proposed development would be detrimental to the character and appearance of
the area, taking into account the design criteria of policy BNE1 of the Chorley Local Plan 2012
– 2026.
Impact on neighbouring amenity
31. Policy BNE1 (Design Criteria for New Development) of the Chorley Local Plan 2012 -2026
stipulates that planning permission will be granted for new development, including extensions,
conversions and free standing structures, provided that, where relevant to the development the
proposal would not cause harm to any neighbouring property by virtue of overlooking,
overshadowing, or by creating an overbearing impact; and that the proposal would not cause
an unacceptable degree of noise disturbance to surrounding land uses.
32. Each proposed dwelling would be sufficiently separated from South View, well in excess of
the Council’s separation standard of 21 metres for directly facing principal windows. The
separation distance seeks to ensure that satisfactory relationships are maintained between
existing and proposed development.
33. The nearest neighbouring property to the proposed development is no.78 Gorsey Lane and
an objection has been received from the occupiers of this property who consider that the
proposed development would impinge on the privacy /overlook of their home and spoil the
open aspect / views. No.78 Gorsey Lane is situated on the opposite side of the road to the
proposed dwelling on Plot 3. A separation in excess of 21 metres would be achieved between
the side elevation of the proposed dwelling on Plot 3 and this neighbouring property. This
separation distance would ensure that occupiers of no.78 Gorsey Lane are not unduly affected
by loss of privacy, overlooking or visual intrusion. Whilst the outlook and view from this
property would obviously change from the existing arrangements, this is not a sufficient reason
for refusal in planning terms.
34. Each proposed dwelling would have sufficient garden space to carry out day-to-ay
activities and would be afforded acceptable living conditions. The proposed dwelling on Plot 2
would be situated around 11 metres from the stables to be retained, however, these are smallscale, and it is a rural area where such activities are located. In addition, any future occupier
would be aware of the situation.
35. The proposed residential use is considered to be a compatible form of development with
neighbouring land uses and is of a small-scale nature which would not give rise to adverse
impacts of noise and disturbance.
36. The proposed development is considered to accord with policy BNE1 of the Chorley Local
Plan 2012 – 2026 in respect of amenity.
Impact on ecological interests
37. Policy BNE9 (Biodiversity and Nature Conservation) of the Chorley Local Plan 2012 – 2026
stipulates that biodiversity and ecological network resources will be protected, conserved,
restored and enhanced; and that priority will be given to, among other things, protecting,
safeguarding and enhancing habitats for European, nationally and locally important species.
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38. The application is accompanied by an ecological survey which provides an inspection in
relation to bats and birds.
39. The survey does not provide an assessment of great crested newts, although there is a
pond located within 100 metres of proposed Plot 1. The Council’s appointed ecologists at
Greater Manchester Ecological Unit (GMEU) advise that this pond has recently been assessed
as having low great crested newt breeding potential. Based on this information, the submission
of reasonable avoidance measures would be acceptable.
40. In terms of bats, all buildings to be demolished were recorded as having negligible bat
roosting potential and no trees were noted with any potential. GMEU do not dispute these
findings and advise that a precautionary informative is attached to any planning permission.
41. The ecological assessment found evidence of birds having nested in the buildings and
vegetation along Back Lane. As all British birds nests and eggs (with certain limited
exceptions) are protected by Section 1 of the Wildlife & Countryside Act 1981, as amended a
condition to prevent demolition of the buildings or removal of vegetation during nesting season
would be appropriate.
42. A landscaping scheme of the site would secure biodiversity gains.
43. In consideration of the above, and the advice from GMEU, it is not considered that the
proposed development would be detrimental to nature conservation or protected species
interests, having regard to policy BNE9 of the Chorley Local Plan 2012 - 2026.
Highway safety
44. Policy BNE1 (Design Criteria for New Development) of the Chorley Local Plan 2012 -2026
stipulates that planning permission will be granted for new development, including extensions,
conversions and free standing structures, provided that the residual cumulative highways
impact of the development is not severe and it would not prejudice highway safety, pedestrian
safety, the free flow of traffic, and would not reduce the number of on-site parking spaces to
below the standards stated in Site Allocations Policy – Parking Standards, unless there are
other material considerations which justify the reduction.
45. The proposed dwelling on Plot 1 would be a 4/5 bedroom dwelling and there is sufficient
space to accommodate parking provision for 3no cars which is the Council’s parking
requirement. The proposed dwellings on Plots 2 and 3 would benefit from parking for 2no.
cars, in addition to a garage space for 1no. car. Accordingly, the Council’s parking standards
would be met within the site.
46. A number of the objections received raise concerns regarding highway safety of the
development and the access. The objections also highlight the original comments (24/06/2020)
from Lancashire County Council Highways which considered that the proposal was
unacceptable for a number of reasons. The plans have since been amended to provide more
clarity and to demonstrate that the Public Right of Way (PROW) would not be obstructed.
Notwithstanding this, the grant of planning permission does not provide consent to obstruct a
PROW, as this is covered under sperate legislation.
47. The access to the site would be via the existing access which is situated along Back Lane
and adjacent to the access of South View. It is not the field access at the junction of Gorsey
lane and Back Lane, which may have been unclear on the originally submitted plan. It is
acknowledged that a footpath is not present along the road, however, this is not uncommon for
rural areas and Lancashire County Council Highways have made no request for footpath
provision.
48. Whilst the objections received are noted, Lancashire County Council advise that the
proposal is acceptable and, therefore, a reason for refusal on highways safety grounds could
not be sustained.
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49. Having regard to the comments from LCC Highways, the proposed development is
considered to be acceptable in highways safety terms and accords with policy BNE1 of the
Chorley Local Plan 2012 - 2026 in respect of highway matters.
Public open space
50. Policy HS4 of the Chorley Local Plan 2012 – 2026 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.
51. Until recently the National Planning Practice Guidance (NPPG) previously set out a
threshold for tariff-style contributions, stating 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. This guidance has been removed from the latest NPPG
and has been replaced with a requirement that planning obligations for affordable housing
should only be sought for residential developments that are major developments.
52. Specifically, the guidance was derived from the order of the Court of Appeal dated 13 May
2016, which gave legal effect to the policy set out in the Written Ministerial Statement of 28
November 2014 which has not been withdrawn and which should, therefore, clearly still be
taken into account as a material consideration in the assessment of planning applications.
53. To this end whilst 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 decision-maker to decide how much weight to give to lower thresholds justified
by local circumstances.
54. Consequently, 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 10, or fewer, dwellings. The Council has agreed to only seek
contributions towards provision for children/young people on developments of 10 dwellings or
less.
55. There is, however, currently a surplus of provision in Eccleston and Mawdesley in relation
to this standard, therefore, a contribution towards new provision in the ward cannot be required
from this development.
56. The site is not within the accessibility catchment (800m) of any areas of provision for
children/young people that are identified as being low quality and/or low value in the Open
Space Study and, therefore, a contribution towards improvements cannot required from this
development.
Sustainability
57. 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. The 2015 Deregulation Bill
received Royal Assent on Thursday 26th March 2015, which effectively removes 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
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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.”
58. 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. This could be controlled by a condition.
Drainage
59. United Utilities have raiseed no objection but advise that the development is drained in the
most sustainable way.
Community Infrastructure Levy
60. The Chorley CIL Infrastructure Charging Schedule provides a specific amount for
development. The CIL Charging Schedule was adopted on 16 July 2013 and charging
commenced on 1 September 2013. The proposed development would be a chargeable
development and the charge is subject to indexation in accordance with the Council’s Charging
Schedule.
Other matters
Setting a precedent – each application is considered against the relevant policies of the
Development Plan and material considerations.
CONCLUSION
61. The proposal accords with the exception of paragraph 145 (g) of the National Planning
Policy Framework and is not, therefore, inappropriate development in the Green Belt. The
proposal would not be detrimental to the character and appearance of the area, nor would it
adversely affect the amenity afforded to neighbouring residential properties. The proposed
development would not prejudice highway safety and would not be detrimental to nature
conservation interests or European protected species. The proposed development would make
a contribution to the Council’s housing land supply and this is a clear benefit of the scheme.
The application is considered to accord with the relevant policies of the Development Plan and
is recommended for approval, subject to conditions
Suggested conditions
62. To follow.
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: 77/01063/FUL
Decision: REFFPP
Decision Date: 14 February 1978
Description: Addition of Granny Flat to existing house
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Ref: 91/00005/FUL
Decision: PERFPP
Description: Single-storey rear extension
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Decision Date: 25 February 1991

Ref: 08/00736/FUL
Decision: PERFPP
Decision Date: 18 August 2008
Description: Demolition of existing detached house and erection of 2 1/2 storey dwelling
(incorporating room in the roof space) in its place
Ref: 08/01264/FUL
Decision: PERFPP
Description: Erection of a replacement garage

Decision Date: 23 February 2009

Ref: 09/00292/FUL
Decision: PERFPP
Decision Date: 15 June 2009
Description: Substitution of house type approved by 08/00736/FUL to now include single
storey rear addition housing a utility room and WC
Ref: 09/00653/DIS
Decision: PEDISZ
Decision Date: 28 September 2009
Description: Application to discharge condition nos. 3 and 6 of planning permission no.
09/00292/FUL
Ref: 09/00655/DIS
Decision: PEDISZ
Decision Date: 1 October 2009
Description: Application to discharge condition 3 attached to planning approval
08/01264/FUL
Ref: 15/00267/FUL
Decision: PERFPP
Decision Date: 14 August 2015
Description: Erection of a part single/part two storey rear extension incorporating single
storey glazed covered link walkway and ancillary living accommodation (with accommodation
at first floor level) (part retrospective) and the erection of a single storey side extension
Ref: 17/00142/FULHH
Decision: PERFPP
Decision Date: 13 April 2017
Description: Erection of a single storey glazed covered link walkway and the erection of a
single storey side extension with dormer bedroom above to replace the original approved link
walkway and side extension (amendment to previous permission reference 15/00267/FUL)
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Item 3d
20/00556/FUL
South View, Back Lane, Mawdesley
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Erection of 3no. detached dwellinghouses with
associated detached garages and extension to
retained stable block, following the demolition of
an existing stable block and storage building

Location Plan
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Aerial photo
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Existing Site Layout
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Proposed Site Layout
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Proposed Plots 2 and 3
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Proposed Plot 1 – sketch
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Proposed Garage
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Proposed Stable Extension
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Site photo
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Site photo – Back Lane
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Site photo
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Site photo – South View
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ITEM 3g - 20/00556/FUL – South View, Back Lane, Mawdesley
The recommendation remains as per the original report.
The following conditions are recommended:
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
Plot 1 Proposed Plans and Elevations
Plot 2, Plot 3 General Arrangement
Proposed Garage
Extension to stableblock, storage and feed area
Plot 1 Proposed Elevations
Location Plan
Proposed Site Plan
Buildings and Structures to be Demolished

Plan Ref
2021-SK-05 REV A
2021-SK-06 REV A
2021-SK-07 REV B
2021-SK-08 REV A
2021-SK-09
2021-SK -11 REV A
2021-SK-20 REV A
2021-SK-21

Received On
27 January 2021
27 January 2021
27 January 2021
27 January 2021
27 January 2021
27 January 2021
27 January 2021
27 January 2021

Reason: For the avoidance of doubt and in the interests of proper planning.
3. Prior to the commencement of the construction of each dwellinghouse hereby permitted, full details
of all external facing and roofing materials of the respective dwellinghouse (notwithstanding any
details shown on previously submitted plan(s) and specification) shall be submitted to and approved
in writing by the Local Planning Authority. All works shall be undertaken strictly in accordance with the
details as approved.
Reason: In the interests of the appearance of the development and to ensure that the materials used
are visually appropriate to the locality.
4. No dwelling hereby permitted shall be commenced until all existing buildings on the site identified
for demolition (as shown on drawing number 2021SK21 titled 'Buildings and Structures to be
Demolished') are demolished in full and all resultant materials removed from the site.
Reason: The demolition of the existing buildings is necessary to make the development acceptable in
the Green Belt as an exception to inappropriate development in the Green Belt as listed in paragraph
145 (g) of the National Planning Policy Framework and also in accordance with Chorley Local Plan
2012 - 2026 policy BNE5.
5. Prior to the commencement of the development hereby permitted a landscaping scheme of the site
shall be submitted to and approved in writing by the Local Planning Authority.
This shall include:
all existing trees and hedgerows on the land; detail any to be retained, together with
measures for their protection during the course of development;
indicate the types and numbers of trees and shrubs to be planted, their distribution on site,
those areas to be seeded
The scheme shall also include a measure of biodiversity enhancements across the site
All landscaping shall be carried out in accordance with the approved details within the first planting
and seeding seasons following the occupation of any buildings or the completion of the development,
whichever is the sooner, and any trees or 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.
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Reason: To ensure that a satisfactory landscaping scheme for the development is carried out to
mitigate the impact of the development and secure a high-quality design.
6. Prior to the commencement of development hereby permitted (excluding site works and demolition)
full details of the colour, form and texture of all hard landscaping (ground surfacing materials)
(notwithstanding any such detail shown on previously submitted plans and specification) shall have
been submitted to and approved in writing by the Local Planning Authority. All works shall be
undertaken strictly in accordance with the details as approved, and shall be completed in all respects
before the final completion of the development and thereafter retained.
Reason: To ensure a satisfactory form of development in the interest of the visual amenity of the area.
7. Prior to the commencement of the development hereby permitted (excluding site works and
demolition) full details of the alignment, height and appearance of all fences and walls and gates to be
erected (notwithstanding any such detail shown on previously submitted plan(s)) shall have been
submitted to and approved in writing by the Local Planning Authority. No dwelling shall be occupied
until all fences and walls shown in the approved details to bound its plot have been erected in
conformity with the approved details. Other fences and walls shown in the approved details shall have
been erected in conformity with the approved details prior to substantial completion of the
development.
Reason: To ensure a visually satisfactory form of development and to provide reasonable standards
of privacy to residents.
8. No dwellinghouse hereby permitted shall be occupied until that part of the access extending from
the highway boundary for a minimum distance of 5 metres into the site is paved in tarmacadam,
concrete, block paviors, or other approved materials.
Reason: To prevent loose surface material from being carried on to the public highway thus causing a
potential source of danger to other road users.

9. All new dwellings are required to achieve a minimum Dwelling Emission Rate of 19% above 2013
Building Regulations.
Reason: Policy 27 of the Adopted Central Lancashire Core Strategy requires new dwellings to be built
to Code for Sustainable Homes Level 4 however following the Deregulation Bill 2015 receiving Royal
Ascent it is no longer possible to set conditions with requirements above a Code Level 4 equivalent.
However, as Policy 27 is an adopted Policy it is still possible to secure energy efficiency reduction as
part of new residential schemes in the interests of minimising the environmental impact of the
development.
10. Prior to the commencement of the development details shall be submitted to and approved in
writing by the Local Planning Authority demonstrating that each dwelling will meet the required
Dwelling Emission Rate. The development thereafter shall be completed in accordance with the
approved details.
Reason: Policy 27 of the Adopted Central Lancashire Core Strategy requires new dwellings to be built
to Code for Sustainable Homes Level 4 however following the Deregulation Bill 2015 receiving Royal
Ascent it is no longer possible to set conditions with requirements above a Code Level 4 equivalent.
However, as Policy 27 is an adopted Policy it is still possible to secure energy efficiency reductions as
part of new residential schemes in the interests of minimising the environmental impact of the
development. This needs to be provided prior to the commencement so is can be assured that the
design meets the required dwelling emission rate.
11. No dwelling hereby approved shall be occupied until a SAP assessment (Standard Assessment
Procedure), or other alternative proof of compliance (which has been previously agreed in writing by
the Local Planning Authority) such as an Energy Performance Certificate, has been submitted to and
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approved in writing by the Local Planning Authority demonstrating that the dwelling has achieved the
required Dwelling Emission Rate.
Reason: Policy 27 of the Adopted Central Lancashire Core Strategy requires new dwellings to be built
to Code for Sustainable Homes Level 4 however following the Deregulation Bill 2015 receiving Royal
Ascent it is no longer possible to set conditions with requirements above a Code Level 4 equivalent.
However, as Policy 27 is an adopted Policy it is still possible to secure energy efficiency reductions as
part of new residential schemes in the interests of minimising the environmental impact of the
development.
12. Foul and surface water shall be drained on separate systems. Surface water shall be drained in
accordance with the hierarchy of drainage options in national planning practice guidance. In the event
of surface water discharging to public sewer, the rate of discharge shall be restricted to the lowest
possible rate which shall be agreed with the statutory undertaker prior to connection to the public
sewer.
Reason: To secure proper drainage and to manage the risk of flooding and pollution.
13. No works to trees, shrubs or hedgerows or demolition of the buildings shall occur between the 1st
March and 31st August in any year unless a detailed bird nest survey by a suitably experienced
ecologist has been carried out immediately prior to clearance and that appropriate measures put in
place to protect nesting bird interests on site.
Reason: All British birds nests and eggs (with certain limited exceptions) are protected by Section 1 of
the Wildlife & Countryside Act 1981 (as amended).
14. No development shall commence or any vegetation clearance carried out until a method
statement of reasonable avoidance measures for amphibians has been submitted to and approved in
writing by the Local Planning Authority. The development shall be carried out in full conformity with
the approved method statement.
Reason: reasonable avoidance measures are necessary due to the presence of a pond within
proximity to the development, in the interests of nature conservation.
15. No development shall commence or vegetation clearance carried out until a method statement
detailing eradication and/or control and/or avoidance measures for Himalayan Balsam has been
submitted to and approved in writing by the Local Planning Authority. The development shall be
carried out in full conformity with the approved method statement.
Reason: Himalayan Balsam has been recorded on site and is an invasive plant species.
16. The existing hedgerow to the site boundaries with Back Lane and Gorsey Lane shall be
permanently retained.
Reason: The existing trees/hedgerows h make a significant contribution to the visual amenity of the
area.
17. The existing hedgerow to the site boundaries with Back Lane and Gorsey Lane shall be protected
at all times during site works and construction in accordance with BS 5837:2012
Reason: In the interests of the wellbeing of the existing trees/hedgerows which make a significant
contribution to the visual amenity of the area.
18. The development hereby approved and the retained stables shall only be served by the access as
shown on approved drawing 2021SK20 titled 'Proposed Site Plan'.
Reason: In the interests highways safety.
19. Before the development hereby permitted is first commenced full details of existing and proposed
ground levels and proposed building finished floor levels (all relative to ground levels adjoining the
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site) shall have been submitted to and approved in writing by the Local Planning Authority,
notwithstanding any such detail shown on previously submitted plan(s). The development shall be
carried out strictly in conformity with the approved details.
Reason: To protect the appearance of the locality and in the interests of the amenities of local
residents.
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Meeting

Date

Planning Committee

2 February 2021

PLANNING APPEALS AND DECISIONS RECEIVED BETWEEN
31 DECEMBER 2020 AND 25 JANUARY 2021
PLANNING APPEALS LODGED
None
PLANNING APPEAL DECISIONS
None
PLANNING APPEALS WITHDRAWN
None
ENFORCEMENT APPEALS LODGED
None
ENFORCEMENT APPEAL DECISIONS
Local Planning Authority Reference: EN695 - Inspectorate Reference: APP/D2320/C/20/3258848
Appeal by Diana Towers against an enforcement notice relating to the unauthorised
erection of a raised platform consisting of two levels that has been constructed on the land replacing the
former slope without the benefit of planning permission.
Land to the rear of nos. 46 and 44 Blackburn Road, Whittle-Le-Woods, Chorley, PR6 8LH.
The appeal is allowed, the enforcement notice is quashed, and planning permission is granted in the terms
set out below in the Formal Decision – 7 January 2021.
Local Planning Authority Reference: EN696 - Inspectorate Reference: APP/D2320/C/20/3258846
Appeal by Diana Towers against an enforcement notice relating to the unauthorised
change of use of the land to domestic garden.
Land to the rear of nos. 46 and 44 Blackburn Road, Whittle-Le-Woods, Chorley, PR6 8LH.
The appeal is allowed, the enforcement notice is quashed, and planning permission is
granted in the terms set out below in the Formal Decision – 7 January 2021.
ENFORCEMENT APPEALS WITHDRAWN
None
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