Planning Committee
Tuesday, 27th April 2021, 6.30 pm
Microsoft Teams
I am now able to enclose, for consideration at the above meeting of the Planning Committee, the
following reports that were unavailable when the agenda was published.
Agenda No

3

Item

Planning applications to be determined
The Director (Planning and Development) 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

5

a

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

(Pages 19 - 32)

b

20/01393/FUL - High Cop Farm, Denham Lane, Brindle,
Chorley

(Pages 33 - 42)

c

21/00013/FULMAJ - Fairport Engineering, Adlington Mill,
Market Place, Adlington, Chorley

(Pages 43 - 52)

d

21/00119/FULHH - Prospect Cottage, Gregson Lane, Brindle,
Preston, PR5 0ED

(Pages 53 - 60)

e

20/01130/OUT - 154 Eaves Lane, Chorley

(Pages 61 - 68)

f

20/01373/CB3 - Land to the east and west of Clover Field,
Clayton-le-Woods

(Pages 69 - 74)

Appeals Report
To receive and consider the report of the Director of Planning and
Development (enclosed).

Gary Hall
Chief Executive
Electronic agendas sent to Members of the Planning Committee
Meeting contact Nina Neisser on 01257 515140 or email nina.neisser@chorley.gov.uk

(Pages 75 - 76)

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
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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 02 February 2021 to allow time for officers to request that the applicant commissions
a site-specific air quality assessment to investigate the air quality data at the site in relation
to the potential impact on children attending a nursery in the proposed location adjacent to
the KFC drive-thru.
3. A real time site specific air quality assessment was subsequently carried out and a report
submitted by the applicant on 16 April 2021.
4. The assessment involved the installation of a small-sensor air quality monitoring system for
measuring outdoor air quality, that could offer real-time localised air quality information and
data analysis through a system called an AQMesh. The AQMesh measures key pollutants in
ambient air using small sensor technology combined with proprietary data processing that
allows for continuous analysis, which provides both nitrogen dioxide and particulate matter
levels remotely. The AQMesh was installed on a post on site at a standard height of 2.5-3m,
which is above the existing hoarding around the site. The post is located in line with the
outdoor play area proposed for the children’s nursery and close to the car park and
queueing lanes associated with the KFC drive-thru restaurant.
5. Whilst it is noted that the request was made at Planning Committee by Members for two
weeks of monitoring, in the event the applicant completed four weeks of monitoring. The
report provided by the applicant confirms that the levels of each key pollutant are
significantly below the national objective values. The report subsequently concludes that
there would be no adverse impact on the future users of the application site from air quality
in the vicinity of the site.
6. The report has been reviewed by the Council’s environmental health officer (EHO) who
considers that an appropriate method has been used and confirms that the monitored levels
are well below the objective levels for both particulate matter and nitrogen dioxide, and that
as such there would be no exceedances of air quality objectives at the proposed nursery site
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from traffic accessing the KFC or from road traffic. The EHO maintains their position of no
objection.
7. It is not considered that there is any evidence of impacts from air quality that would be
harmful to children attending a nursery in the proposed location or to the staff working there.
8. The original Committee Report from 08 December 2020, and the 02 February 2021 Update
Report follow on below.

UPDATE REPORT for 02 February 2021 Planning Committee
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
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 08 December 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
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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.
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
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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
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
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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;
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
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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
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
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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
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.
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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.
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
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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
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
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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
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.

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

Drawing Reference

Received date
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Location and block plan

2729-D-001C

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.
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
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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.

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

356750E

356725E

356700E

356675E

356650E

356625E

LP

356500m

356600m

356700m

BUCKSH

356800m

420400m

NUE
AW AVE

420400m

THE WAR HORSE
PUBLIC HOUSE

TRINITY CHURCH PRIMARY SCHOOL

420300m

420300m

BIN STORE
BUCKSH

NUE
AW AVE

THE WAR HORSE
PUBLIC HOUSE

CAR PARK
25 SPACES

26
12

PROPOSED NURSERY

14

El Sub Sta

420200m

Agenda Page 31

ESS

8

420200m

E
ELAN PLAC
6

PROPOSED SITE

2

2

16

WAY
WALLIS
BARNES

4

BARNES

9

WALLIS

WAY

1a

1e

1

15

3

420100m

420100m

356500m

356600m

356700m

356800m

©Crown Copyright and database rights 2020 OS Licence no. 100018971

LOCATION PLAN
SCALE 1:1,250

BLOCK PLAN
SCALE 1:500

N

NOTE: DWG Files are provided FOR INFORMATION only. DWG Files are generated from ArchiCAD. Non-editable Hardcopies and
PDF Files take precedence and in the event of any discrepancies please advise the Architect immediately.
DRAWING TITLE:

LOCATION AND BLOCK PLAN
JOB DESCRIPTION:

KIDS PLANET NURSERY, CHORLEY

DRAWING SCALE:

DATE:

1:500 @ 1:1250 @ A1

01-09-2020

DRAWING REF:

2729-D-001C

BAART HARRIES NEWALL
1 WILDERHOPE HOUSE
POUNTNEY GARDENS
BELLE VUE
SHREWSBURY SY3 7LG
Fax: 01743 364944
Tel: 01743 361261

Agenda Item 3a

STATUS:

This page is intentionally left blank

Agenda Page 33

Agenda Item 3b

APPLICATION REPORT – 20/01393/FUL
Validation Date: 8 January 2021
Ward: Brindle And Hoghton
Type of Application: Full Planning

Proposal: Conversion of existing buildings to three dwellings and four workshop units
(Use Class E(g))
Location: High Cop Farm Denham Lane Brindle Chorley PR6 8PB
Case Officer: Mr Iain Crossland

Applicant: Mr de Hamel
Agent: Mr Chris Betteridge, De Pol Associates

Consultation expiry: 29 January 2021
Decision due by: 28 April 2021 (Extension of time agreed)

RECOMMENDATION
1. It is recommended that planning permission is granted subject to conditions.
SITE DESCRIPTION
2. The application site is located within the Green Belt in a rural part of the Borough at Brindle.
It occupies a rather isolated location on the eastern side of High Cop and north of Breworth
Fold Lane, which together form a junction to the south west of the site, beyond which is
open countryside. To the north of the site is High Cop Farm farmhouse, although it shares
the same name it is no longer connected to the application site. The character of the area is
that of open agricultural land set within rolling topography.
3. The application site itself consists of six agricultural buildings set within hardstanding on a
site extending to approximately 0.15 ha. The western boundary of the subject parcel of land
is bounded by a low stone wall, which is broken up by the inclusion of existing access gates.
The site is made up of one stone-built barn building with a block extension creating an Lshape. This building extends from the south western boundary into the site. At the north
eastern end of the site are five smaller buildings constructed in a combination of blockwork
and timber.
DESCRIPTION OF PROPOSED DEVELOPMENT
4. This application seeks planning permission for the conversion of existing buildings to three
dwellings and four light industrial workshop units, which fall within use class E(g) of the
Town and Country Planning (Use Classes) Order 1987 (as amended). More specifically this
would involve the conversion of the existing ‘L-shaped’ agricultural building into 3no. 2bedroom self-contained residential properties, with floorspaces measuring 71.6, 72.6 and
80.9 sq. m. The northern buildings would be converted for commercial workshop use,
comprising five workshops with approximate floorspaces ranging between 51-87 sq. m,
designed to appeal to start-up and small businesses. The proposed development also
involves the demolition of an existing agricultural shed and the removal of a dilapidated
structure.
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REPRESENTATIONS
5. No representations have been received.
CONSULTATIONS
6. Brindle Parish Council: Have commented that whilst having no objections to the
development they wish to make the following comments.


There was no obvious public notice for the planning application.



There are no particular remarks about the residential units. However, will there still be
active agricultural activities immediately next to and at the rear of these houses? If so,
has any account been taken for nuisance from smell and noise? Also the 1.2m stock
fence would not stop children from accessing the farm site, there is a large slurry pit and
other dangers to the rear.

With regard to the industrial units the following points are raised:


Close proximity to residential units and High Cop farmhouse.



How would trade effluents from these units be disposed of?



There could be noise and dust nuisance from these units.



Some of the units are of very low quality being no more than wooden sheds with metal
roofs. This surely raises serious health and safety issues as creosoted and tarred sheds
pose an extreme fire risk.



These units would seem to be a radical over development of the site.

7. Greater Manchester Ecology Unit: Have no objections.
8. Lancashire County Council Highway Services: Have no objection subject to conditions.
9. United Utilities: No comments have been received.
PLANNING CONSIDERATIONS
Principle of development
10. The National Planning Policy Framework (the Framework) is supportive of sustainable
development in rural areas and most specifically in the context of this rural site states at
paragraph 83 that Local Authorities should support the sustainable growth and expansion of
all types of business and enterprise in rural areas, both through conversion of existing
buildings and well-designed new buildings and promote the development and diversification
of agricultural and other land based rural enterprises.
11. The application site is located within the Green Belt. National guidance on Green Belt is
contained in Chapter 13 of the Framework, which states that there is a general presumption
against inappropriate development in the Green Belt and The Framework advises that when
considering any planning application, local planning authorities should ensure that
substantial weight is given to any harm to the Green Belt.
12. In particular, the Framework 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)
b)
c)
d)
e)

to check the unrestricted sprawl of large built-up areas;
to prevent neighbouring towns merging into one another;
to assist in safeguarding the countryside from encroachment;
to preserve the setting and special character of historic towns; and
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, is clearly outweighed by other considerations.
146. Certain other forms of development are also not inappropriate in the Green Belt
provided they preserve its openness and do not conflict with the purposes of including land
within it. These are:
a) mineral extraction;
b) engineering operations;
c) local transport infrastructure which can demonstrate a requirement for a Green Belt
location;
d) the re-use of buildings provided that the buildings are of permanent and substantial
construction;
e) material changes in the use of land (such as changes of use for outdoor sport or
recreation, or for cemeteries and burial grounds); and
f) development brought forward under a Community Right to Build Order or
Neighbourhood Development Order.
13. Brindle is not specified as an area for growth within Central Lancashire Core Strategy Policy
1 and falls to be considered as an ‘other place’. Criterion (f) of Core Strategy Policy 1 reads
as follows:
“In other places – smaller villages, substantially built up frontages and Major Developed
Sites – development will typically be small scale and limited to appropriate infilling,
conversion of buildings and proposals to meet local need, unless there are exceptional
reasons for larger scale redevelopment schemes.”
14. The proposed development is small scale and for the conversion of buildings which is in
line with this overarching policy.
15. Support for rural businesses and farm diversification is reflected in the Central Lancashire
Core Strategy policy 13, with the caveat that such proposals should not undermine the
purposes of the Green Belt. Policy 13 supports sensitive conversions and alternative uses of
farm buildings no longer needed for agriculture but which enable farm diversification where
they: i) sustain and maintain the core farm business; ii) do not compromise the working of
the farm; and, iii) are located within or near the existing farm complex. Building on this,
Section D of the Central Lancashire Rural Development Supplementary Planning Document
(SPD) recognises the importance of employment opportunities in rural areas. It identifies
that the decline in agriculture as a major source of employment within rural communities as
a reason for this. The SPD states that Councils will support the development of small
business units in rural areas, where the buildings are no longer required for their original
purpose.
16. Policy HS9 of the Chorley Local Plan 2012 – 2026 covers the ‘Conversion of Rural Buildings
in the Green Belt’. This sets out a structure for assessing development proposals, such as
that proposed by this application, in a manner that reflects the Framework and Central
Lancashire Core Strategy. It states that proposals for the re-use of buildings in the Green
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Belt will be allowed provided that all of the following criteria are met, and an assessment is
thereafter provided against each of these:
17. a) The proposal does not have a materially greater impact on the openness of the Green
Belt and the purposes of including land in it;
The proposed development does not involve the erection of any new buildings nor does it
propose the extension of any of the existing buildings. The proposal does include the
demolition of a building on site, and removal of an existing structure, which would result in
some enhancement to openness. Overall, the proposal would have no greater impact on the
openness of the Green Belt.
18. b) The proposal would not harm the character or quality of the countryside or landscape;
The proposal seeks to maintain the character of the area through the retention of the
existing buildings. The stone barns are of particular local identity and are of good character,
therefore, their retention is a particular benefit to the character of the landscape. Simple
landscaping and stone wall boundaries are proposed and overall the proposed development
would have the potential to improve the appearance of the site and thereby the character of
the landscape through renovating the existing structures for an active purpose, whilst
demolishing some existing structures of poor quality.
19. c) The re-use of the building must not be likely to result in additional farm buildings which
would have a harmful effect on the openness of the Green Belt;
The existing buildings are small in scale and are somewhat outdated by modern agricultural
standards. As a result they are underused for agricultural purposes and are no longer fit for
purpose. As such the re-use of the buildings is unlikely to result in the need to develop other
additional buildings to replace lost capacity.
20. d) If an agricultural building, it is not one substantially completed within ten years of the date
of the application;
The agricultural buildings subject to the application proposals were erected in excess of 10
years ago.
21. e) The building is of permanent and substantial construction and capable of conversion
without more than 30% reconstruction;
The application is supported by a structural appraisal report of a qualified civil and structural
engineer. This provides an assessment of each building proposed for conversion in relation
to its intended purpose. The report concludes that the existing buildings A1; A2 and A3 can
be converted for use as residential dwellings without any need for any substantial rebuild or
modification to their elevational treatment. Buildings B1; B2 B3 and B4 could be converted
into workshops with varying degrees of enhancement and upgrading in order to meet the
necessary Building Regulations but are generally well maintained and capable of
conversion.
22. f) The building must be capable of conversion without the need for additions or alterations
which would change its existing form and character. Particular attention will be given to
curtilage formation which should be drawn tightly around the building footprint and the
requirement for outbuildings, which should be minimal;
No additions or significant alterations are proposed.
23. g) The building must already have, or there exists the capability of creating, a reasonable
vehicular access to a public highway that is available for use without creating traffic hazards
and without the need for road improvements which would have an undue environmental
impact;
It is proposed that an existing access is enhanced and an existing access point relocated to
provide access from High Cop allowing for the separation of residential and commercial
uses. This would result in limited alterations to the highway, which has been assessed by
Lancashire County Council Highway Services, who raise no objection.
24. h) The development would not result in the loss of or damage to any important wildlife
habitat or protected species.
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An ecology survey has been undertaken and submitted as part of the application (Cameron
Crook December 2020). This has been assessed by the Council’s ecology advisors Greater
Manchester Ecology Unit, who note that the survey was undertaken in August and
September 2020 and appears to have been carried out by an experienced ecologist
following best practice guidelines.
25. The buildings on the site were assessed as having varying potential to support roosting bats
from moderate-high (B1, B1a), low (B2, B3, B4, B5, B6) with the remainder of the buildings
being classed as negligible. As such 3no. activity surveys were undertaken for bats. No
evidence of bats was found in the buildings, and no bats were found to be roosting in the
buildings during the activity surveys. Reasonable survey effort appears to have been used to
demonstrate that no bats are currently roosting in the buildings proposed for conversion.
26. On the basis of the above, it is considered that the proposal would not result in any
inappropriate development in the Green Belt and meets with the criteria set out within policy
HS9 of the Chorley Local Plan 2012-2026, whilst supporting the strategic aim of supporting
the development of small business units in rural areas.
Impact on character and appearance
27. The proposed development involves the conversion of a traditional agricultural building into
three dwellings, and several utilitarian buildings into five small workshops. The site is located
in a rural location, but it highly prominent when viewed from High Cop, which provides a
frontage for the site.
28. The original stone building lends itself to subdivision into three dwellings, requiring little
structural modification and no additions or extensions necessary for its conversion. The
scheme is designed to utilise all the existing openings to best effect and no new openings
need to be formed. The building is faced in random stone, whilst a later addition to it is faced
in concrete block. The concrete block element would be rendered and the roof replaced with
slates to match the main part of the building. The curtilage would be tightly defined around
the properties, which would have relatively small outdoor areas, whilst the vehicular access,
parking and manoeuvring areas would be located to the front.
29. This element of the scheme would secure the future of a building of character and would
retain and enhance the original features of the building through sympathetic repair and
replacements. As such the physical alterations would not alter the existing form and
character of the building and would rejuvenate the building to the benefit of the local area in
retaining its distinctiveness.
30. The buildings to the north of the site to be converted to workshops are utilitarian buildings
faced in timber or concrete block and a mixture of metal and fibre sheeting. The conversion
of these structures would involve limited alterations to the exterior treatment, whilst their
conversion would enable any repair and maintenance to be carried out. This part of the site
would appear largely unchanged although the proposed development does provide the
opportunity to improve the management of the site and its organisation for parking and
manoeuvring with some attention to boundary treatment.
31. The existing stone boundary to the frontage would be repaired and maintain where possible
with new stone boundaries added to prominent positions and timber fencing to less
prominent positions within the site.
32. The overall development would improve the appearance of the site as a whole, whilst
securing the future of the most characterful building through a sympathetic conversion
scheme. The development would, therefore, contribute positively to the character of the area
and is considered to be in accordance with policy BNE1 of the Chorley Local Plan 2012 –
2026.
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Impact on neighbour amenity
33. The application site is located to the immediate south of the only nearby dwelling, which is at
High Cop Farm. The scheme itself involves no additions to the existing buildings and,
therefore, the development would have no physical impact upon the occupiers of that
property, whilst the residential element of the scheme would provide an adequate level of
amenity to any future occupiers in the context of a rural conversion scheme.
34. In terms of the impacts from noise and disturbance from the commercial element of the
proposed development upon the amenity of any existing or future residents it is
acknowledged that the application seeks consent for uses falling within the light industrial
use class specified under class E(g) of the Town and Country Planning (Use Classes) Order
1987 (as amended). This use class specifically allows for any industrial process which can
be carried out in any residential area without detriment to the amenity of that area by reason
of noise, vibration, smell, fumes, smoke, soot, ash, dust or grit. On this basis if a business
were to occupy one of the proposed units, which resulted in the disturbance of residents the
use would not be considered to fall within this use class and would not, therefore, be
permitted under any planning permission that may be forthcoming on this basis. In order to
secure this protection, it is recommended that a condition is attached to any grant of
planning permission to in order to define the permitted use.
35. It is noted that agricultural activities are already carried out within the application site, and
beyond at present, which have the potential to impact upon the occupiers of High Cop Farm.
No complaints have been received from residents in relation to noise and disturbance from
these activities, which are to be expected in a rural area of this type. Any future residents
would be aware of the potential disturbances arising from farming activities in the vicinity of
the site when deciding whether or not to occupy any dwelling granted as a result of this
application.
36. The proposed boundary treatment is considered adequate for the security of residents and
for maintaining amenity, whilst being visually appropriate in the context of the overall
scheme.
Impact on highway safety
37. The proposed development would result in the provision of 3no. two bedroomed dwellings
and approximately 300 square metres of light industrial floor space. There would be 6no.
parking spaces to serve the dwellings with 11no. spaces serving the industrial workshops.
This meets with the adopted parking standards set out in relation to policy ST4 of the
Chorley Local Plan 2012 – 2026.
38. The proposed development would have two access points, one serving the dwellings only
and the other primarily for the industrial element. Each would be provided to 5.5m width with
6.0m corner radii to the residential and industrial developments with the frontage stone wall
set back to allow a new 2.0m wide footway to be provided. The access and footway works
would be undertaken through a s278 agreement with all costs borne by the applicant.
39. LCC Highway Services have confirmed that they do not have any objections regarding the
proposed development and it is considered that the proposed development would not have
a significant impact on highway safety, capacity or amenity in the immediate vicinity of the
site.
Flood risk and drainage
40. The application site is not located in an area that is at risk of flooding from pluvial or fluvial
sources, according to Environment Agency mapping data. In accordance with the
Framework and the National Planning Practice Guidance (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.
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41. 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.
42. It is recommended that the applicant implements a scheme in accordance with the surface
water drainage hierarchy outlined above.
Public open space
43. 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.
44. 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.
45. 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.
46. 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.
47. 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.
48. In relation to provision for children/young people, policy HS4A of the Chorley Local Plan
2012 - 2026 sets a standard of 0.08 hectares per 1,000 population. There is currently a
deficit of provision in Brindle in relation to this standard, a contribution towards new provision
in the settlement is, therefore, required from this development. The amount required is £134
per dwelling. However, a financial contribution for off-site provision can only be requested if
there is an identified scheme for new provision and at present there are none identified and,
therefore, no contribution can be sought.
Community Infrastructure Levy
49. 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
50. The principle of the proposed development is considered to be an acceptable one and in
accordance with the Framework given the proposal involves the re-use of existing buildings
in the Green Belt and there would be no impact on the openness of the Green Belt. In terms
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of neighbour amenity, there are no concerns arising from the conversion of the buildings to
dwellings and light industrial units, whilst adequate car parking provision would be made.
The development would have a positive impact on the character of the locality and the
provision of small business units in a rural location is a benefit of the development. It is,
therefore, recommended that planning permission is approved subject to conditions.
RELEVANT HISTORY OF THE SITE
Ref:
78/00526/FUL
Decision: PERFPP
Description: Cubicle building for 80 cows

Decision Date: 3 July 1978

Ref:
84/00005/FUL
Decision: PERFPP
Description: Garage high cop farm

Decision Date: 10 February 1984

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 REPORT – 21/00013/FULMAJ
Validation Date: 8 January 2021
Ward: Adlington And Anderton
Type of Application: Major Full Planning

Proposal: Erection of 4no. industrial buildings for occupation within Use Classes E(g), B2
and/or B8, including car parking and delivery areas, access, remedial and associated
works.
Location: Fairport Engineering Adlington Mill Market Place Adlington Chorley PR7 4EZ
Case Officer: Mr Iain Crossland

Applicant: Mr A Porter
Agent: Mr Chris Smith, Plan A (North West) Limited

Consultation expiry: 22 April 2021
Decision due by: 30 April 2021

RECOMMENDATION
1. It is recommended that planning permission is granted subject to conditions.
SITE DESCRIPTION
2. The application site is located within the settlement area of Adlington. Part of the site to the
south has been allocated for mixed use housing and employment in the Chorley Local Plan
2012-2026, whilst the remaining area is designated as a part of the District and Local
Centre.
3. The site is occupied by a mixture of industrial uses and associated administrative functions
that have been established for some considerable time. The buildings consist of 7no.
industrial warehouse bays adjoined to a buff brick entrance and administration office
frontage. The premises are primarily occupied by businesses operated by the Applicant,
which include the manufacture and refurbishment of large waste containers and an
associated transport operation, with part of the office accommodation being tenanted by an
engineering design company.
4. The industrial site is situated on Market Place, one of the major transportation routes
through the town centre, which comprises a number of commercial sites. The site is located
approximately 150m away from Adlington Rail Station and no more than 100m from bus
stops that travel in both a northern and southerly direction to other local neighbourhoods and
towns.
5. The building was severely damaged by a fire in February2019 that completely destroyed a
significant part of the complex and left other buildings in a dangerous and unusable state,
necessitating their subsequent demolition. The brick administrative offices and other bays
have survived for the most part. The external areas that surround the site, such as the
workplace car park to the front of the building and the goods delivery and loading areas to
the rear of the site are undamaged and can be re-utilised.
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6. It is noted that planning permission was granted in January 2020 for the reconstruction of
the industrial building at bays 1-5 and bays 1A-3A following demolition of the fire damaged
structure, with composite cladding to be applied to all external elevations. However, since
that time, the Applicant has re-assessed the scope of the redevelopment scheme and
concluded that an alternative scheme format would more suitably meet the needs of modern
businesses, resulting in the current application.
DESCRIPTION OF PROPOSED DEVELOPMENT
7. This application seeks planning permission for the erection of 4no. industrial buildings for
occupation within Use Classes E(g), B2 and/or B8, including car parking and delivery areas,
access, remedial and associated works. The buildings would be located either side of a
central access road, with a central HGV turning facility and dedicated car parking and
external areas to support the use of each unit. Overall, 97no. parking spaces are proposed,
to include 6no. accessible spaces.
8. The proposed buildings would provide employment accommodation of modern appearance
that offers flexibility to meet a range of occupier needs. Accordingly, three of the four
buildings (Buildings B, C and D) have been designed to provide accommodation that can be
sub-divided, with each smaller unit being served by roller shutter access.
9. Access to the site would be taken from the existing point of access from Railway Road via
Railway View/Back Railway View, which served as the main point of access to the site
before the fire. A new point of access leading to the new units would be provided off Back
Railway View, with the carriageway widened to assist its function.
REPRESENTATIONS
10. One representation has been received in objection relating to the noise and disturbance from
operations currently and historically carried out from the site impacting on the amenity of
nearby residential occupiers.
CONSULTATIONS
11. Adlington Town Council: Have confirmed that this application was considered at its meeting
of 15 February 2021.The Town Council is supportive of this application and the investment
that this will bring to the business/this site/and towards retaining employment in Adlington.
Having read comments from neighbouring residential properties the concern that the Town
Council noted was in respect of noise nuisance due to HGV deliveries taking place at
10.45pm. The Town Council is not aware of more general concerns of this nature. The
business use is established. However, the Town Council would ask that every effort should
be made by the business to maintain an appropriate balance between the needs of the
business and the respect for the rights of the residents who live close by.
12. Environment Agency: Have no objection subject to condition
13. CSTEP: Comment that this application reaches the threshold for an employment and skills
plan.
14. Waste & Contaminated Land: Have no objection.
15. Lancashire County Council Highway Services: Have no objection subject to conditions.
16. Lead Local Flood Authority: Have no objection.
17. Lancashire Police: Advice provided as derived from the Secured by Design 2015
Commercial guidance document.
18. United Utilities: Conditions are recommended.
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PLANNING CONSIDERATIONS
Principle of the development
19. The National Planning Policy Framework (The Framework) is strongly in support of
proposals that sustain and enhance economic growth. It states in paragraph 80 that
significant weight should be placed on the need to support economic growth through the
planning system. The proposed development would enable the redevelopment of an
established industrial site to provide improved modernised facilities following on from the
recent fire. This would enable the existing businesses to continue operating, and would
support future employment provision from the site.
20. This is complemented by Central Lancashire Core Strategy Policy 10, which seeks to
protect existing employment premises and sites.
21. It is noted that Adlington is identified as an Urban Local Service Centre in Policy 1(d) of the
Central Lancashire Core Strategy, where some growth and investment is encouraged.
22. Part of the site is allocated for mixed use housing and employment under Chorley Local
Plan 2012 – 2026 policy EP1.14/HS1.26, whilst the remaining area is designated as a part
of the District and Local Centre under policy EP7. The proposed development does not,
however, seek to deviate from the existing, and well established, use of the land and
therefore these policy designations are not applied to the assessment of this application.
23. The Chorley Local Plan 2012-2026 policy EP3 provides guidance for the development of
new industrial units and extensions to existing industrial units. This policy sets out a number
of criterion to be satisfied by such proposals. An assessment against these criteria is set out
as follows:
24. a) they are of a scale and character that is commensurate with the size of the settlement;
The proposed development is of a scale that is commensurate with the area of the
application site and size of the settlement, with the scale of the development (floorspace) in
fact being reduced in comparison to what existed on site previous to the fire, and is less than
was approved through the recent planning permission. The redevelopment of this part of the
site has enabled a reconfiguration of the facilities to provide an improved and more effective
layout that provides greater flexibility to change. The design and character of the
development would be that of modern industrial and office buildings faced in mainly grey
cladding with some areas of brick to break this up. Such a design response is suitable and
appropriate in the context of an existing industrial site within which it would be located, in
consideration of the larger utilitarian structures that are already in situ.
25. b) the site is planned and laid out on a comprehensive basis;
The proposed development has been designed on a comprehensive basis to provide
modern facilities within a wider industrial site and makes and efficient and effective use of
the available space.
26. c) the proposal will not prejudice future, or current economic activities within nearby areas;
The proposed development would enable the present businesses to continue operating from
the site and would future proof the site to some extent through the provision of more modern
flexible facilities. There is no evidence to suggest that the development would be in anyway
harmful to economic activity in other areas, particularly since it replaces previous facilities on
an existing industrial site.
27. d) the proposal will not cause unacceptable harm e.g. noise, smells to surrounding uses;
The proposed development would not result in any greater impact on noise than was
previously the case prior to the buildings being damaged by fire. Indeed the inclusion of light
industrial uses, which specifically allows for any industrial process, which can be carried out
in any residential area without detriment to the amenity of that area would potentially
introduce businesses that have less impact than previously. Furthermore the applicant has
agreed to set the operating hours of any general industrial use (class B2) that may occupy
the new units to between the hours of 07:00 and 19:00 hours Mondays to Saturdays and at

Agenda Page 46

Agenda Item 3c

no time on Sundays or bank holidays. Together this would result in a net improvement in
comparison with the previous situation and that approved through planning permission
19/01035/FULMAJ, which was effectively like for like replacement.
28. e) the site has an adequate access that would not create a traffic hazard or have an undue
environmental impact;
A new access point would be developed with the closure of the existing access nearest to
the properties on Railway View, which is currently at a rather congested corner of the site,
close to the load bay of anther business to the north. The new access would improve this
situation and some additional off site highway works would facilitate improved access
arrangements further. It is noted that LCC Highways raise no objection to the proposed
development.
29. f) the proposal will be served by public transport and provide pedestrian and cycle links to
adjacent areas;
The application site is well served by public transport with a railway station within 150m. The
site is also accessible to a reasonably large catchment by walking or cycling.
30. g) open storage areas should be designed to minimise visual intrusion;
The application site has historically operated with widespread open storage, which would
remain a feature of the proposed redevelopment scheme. It is noted, however, that the
configuration of the proposed buildings would provide an improved level of screen to the
outdoor storage areas.
31. h) adequate screening is provided where necessary to any unsightly feature of the
development and security fencing is located to the internal edge of any perimeter
landscaping;
The existing boundary wall between the site and Railway View/Back Railway View would be
retained as existing, with the height of the wall providing effective screening at ground floor
level. The proposed areas of car parking directly opposite the dwellings on Railway
View/Back Railway View would be fully screened from view. It is noted that the neighbouring
dwellings also have a boundary wall to Railway View/Back Railway View, which serves to
enclose the outlook from the dwellings, whilst the buildings themselves have been
configured so as to act as affective screens.
32. i) on the edges of industrial areas, where sites adjoin residential areas or open countryside,
developers will be required to provide substantial peripheral landscaping;
The industrial site is already well established and has limited space for landscaping. There is
an established strip of landscaping between the car park and Market Place that softens the
frontage of the site and would be maintained. Although the development would be visible
and industrial in appearance it would not be out of character in the context of the existing
industrial site.
33. j) the development makes safe and convenient access provision for people with disabilities;
The application site is level and is accessible for people of all levels of mobility. Accessible
car parking spaces would be conveniently located across the site in accordance with the
Council’s parking standards. Access to each of the proposed units would be DDA compliant.
34. k) the buildings are designed, laid out and landscaped to maximise the energy conservation
potential of any development, and to minimise the risk of crime;
The proposed buildings would be constructed in accordance with current Building
Regulation requirements and would, therefore, improve upon the older buildings that existed
on site previously in terms of their energy efficiency.
35. l) the proposal will not result in surface water, drainage or sewerage related pollution
problems; and
There would be no greater impact on surface water, drainage or sewerage related pollution
problems than existed previously.
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36. m) the proposal incorporates measures which help to prevent crime and promote community
safety.
The proposed development would provide a single point of access at the northern end of the
site from Railway View/Back Railway View. The use of the access would be controlled by a
sliding gate over the vehicular access and separate pedestrian gates. The access route
would also be overlooked, with the arrangement of the proposed buildings also providing
natural surveillance over each other and the car park and shared areas. The existing
boundary walls would be retained to prevent unauthorised access being gained from the site
boundary. The proposals have, therefore, been designed to reduce the opportunity for crime
and would create a secure environment for businesses to operate within.
Impact on neighbour amenity from the proposed buildings
37. The proposed development would be located close to properties on Railway View and
Meadow Street, although it has been designed so that it would not directly face windows to
habitable rooms of dwellings at these addresses. Proposed building A would be positioned
approximately 11m corner to corner with no.1 Railway View. It would be positioned to the
west of this property and would have an eaves height of approximately 7m. As no.1 Railway
View would not directly face this building there would be no detrimental impact on outlook
and no harmful loss of light. Other properties would be further from this building and would
be less affected.
38. Proposed building B would be positioned approximately 11m corner to corner with no.9
Railway View. It would be positioned to the south of this property and would have an eaves
height of approximately 7m. As no.9 Railway View would not directly face this building there
would be no detrimental impact on outlook. Although there would be some impact on light
levels to the front windows of this property during the middle of day in wintertime there would
be no harmful loss of light. Other properties would be further from this building and would be
less affected.
39. Proposed building C would be positioned approximately 16m from the gable end elevation of
no.3 Meadow Street and its associated garden. It would be positioned to the south west of
this property and would have an eaves height of approximately 7m. Given the scale of the
building and degree of separation there would be no detrimental impact on outlook. Although
there may be some impact on light levels to the garden of this property during the late
afternoon in wintertime there would be no harmful loss of light. Other properties are further
from this building and are less affected.
40. It is noted that there is a very close relationship between the industrial and residential uses
in this area that is not generally desirable. However, such a relationship is not uncommon in
more historic employment areas dating back to the times when residential buildings were
positioned in amongst factory buildings as a way of accommodating the workforce close to
the employer. In this particular situation the industrial site has been in situ for some
considerable time and the buildings that did exist have been irreparably damaged by a
recent fire. The proposed development seeks to redevelop this part of the site for similar
such uses, with some improvement made through the layout of the buildings. As such the
proposed development would have no greater impact on the amenity of the nearby residents
over and above that of the historic arrangement and is considered to be in accordance with
policy BNE1 of the Chorley Local Plan 2012-2026.
Highway safety
41. An assessment of highway impact was carried out in 2019 following the submission of
planning application 19/01035/FULMAJ to replace the fire damaged structures on site with
new industrial buildings of scale, 7,923m2 gross floor area for Class B2 use. The application
was subsequently approved the following year. As stated above, the applicant has since reassessed the approved development and is now proposing an alternative development. The
current application proposes the erection of 4no. separate buildings with a total gross floor
area of 5,562m2 for Class E(g), B2 and/or B8 uses with parking and associated
infrastructure.
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42. The application submission includes a Transport Statement. The existing site is accessed
from three points, Railway Road via Railway View/Back Railway View, Market Place and
Market Street via Water Street. All three accesses would be retained, but from Railway
Road, the proposed development would be accessed from a new entrance to be formed to
Railway View. As proposed, the first corner of Railway View from its junction with Railway
Road is to be widened and marked with yellow hatchings to facilitate access into the site. A
pedestrian walkway linked to the existing footway on the south side of Railway View is to be
extended into the site and across the proposed site entrance to incorporate a 'zebra'
crossing. It is noted that Railway View is not an adopted highway.
43. The proposed development has a Class B8 use component, which requires less parking
provision than a Class B2 use, however, if as worst case scenario it is assumed the entire
proposed development is used for Class B2 use, based on the proposed scale of
development, a total of 110no. parking spaces would be required in order to accord with the
Local Authority (LA) parking standards. The applicant proposes a total of 108no. spaces
mostly within the courtyard of the proposed buildings, including 6no. for disabled people,
with some spaces to be allocated within the existing car park in front of the site. This
arrangement reflects the historic parking at the site with some improvement through the
addition of parking within and around the new units, which results in a good balance of
parking, manoeuvring areas and scale of buildings. This is considered to be acceptable
given the sustainable location of the site.
44. In the response from LCC Highway Services in respect of the approved application,
19/01035/FULMAJ, the need to provide improvements at the access from Market Place to
the existing car park to ensure pedestrian safety was highlighted. The access appears to
have been altered in the past, but without making sure the vehicle crossing is properly
aligned to the driveway into the car park. As a result, the width of the vehicle crossing
currently exceeds that of the driveway on the south side of the access and is obstructed by
an existing brick wall, whilst on the north side the width of the driveway into the site extends
beyond the vehicle crossing leading to vehicles going into the site being driven over the
brick-paved section of the footway at the risk of pedestrians. This is a highway safety
concern, which has been accepted by the Applicant and, therefore, a scheme of works to
enhance the safety of this access has been proposed.
45. Overall LCC Highway Services consider that the proposal is acceptable from a highway
safety perspective, and it is considered that the proposed development would not have a
significant impact on highway safety, capacity or amenity in the immediate vicinity of the site.
Employment and skills provision
47. 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
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

48. 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:
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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

49. A condition is recommended requiring an employment and skills plan.
Community Infrastructure Levy (CIL)
50. 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 CIL liable
development and any charge would be subject to indexation in accordance with the
Council’s Charging Schedule.
CONCLUSION
51. The proposed development would improve the appearance of the site in that it would
address recent fire damage and result in the redevelopment of this part of the site in a more
adaptable manner, thereby helping to protect the future of this employment site. There
would be no unacceptable detrimental impact on the amenity of neighbouring occupiers over
and above the historic situation. In addition, the highway impacts would remain constant,
whilst the proposal would secure the functions of the business and contribute to economic
development within the Borough. On the basis of the above, it is recommended that
planning permission be granted.

RELEVANT HISTORY OF THE SITE
Ref:
00/00038/FUL
Decision: PERFPP
Description: Three extraction chimneys

Decision Date: 23 February 2000

Ref:
01/00298/FUL
Decision: PERFPP
Description: Single storey dock leveller extension

Decision Date: 20 June 2001

Ref:
19/01035/FULMAJ
Decision: PERFPP
Decision Date: 17 January 2020
Description: Reconstruction of industrial building at bays 1-5 and bays 1A-3A following
demolition of existing fire damaged structure, with composite cladding to be applied to all
external elevations
Ref:
19/01036/FULMAJ
Decision: PERFPP
Decision Date: 17 January 2020
Description: Erection of temporary warehouse building (retrospective)
Ref:
21/00196/FUL
Decision: PERFPP
Decision Date: 16 April 2021
Description: Erection of infill extension to south west side of existing industrial buildings for
use within Use Classes E(g), B2 and/or B8
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.
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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 REPORT – 21/00119/FULHH
Validation Date: 1 February 2021
Ward: Brindle And Hoghton
Type of Application: Householder Application

Proposal: Two storey rear extension
Location: Prospect Cottage Gregson Lane Brindle Preston PR5 0ED
Case Officer: Mrs Hannah Roper

Applicant: Mr Lee Robert Steel
Agent: Mr Ryan Ogden

Consultation expiry: 31 March 2021
Decision due by: 28 April 2021 (Extension of time agreed)

RECOMMENDATION
1. It is recommended that planning permission is granted subject conditions.
SITE DESCRIPTION
2. The application relates to a detached, double fronted cottage located on Gregson Lane,
Brindle. The property is brick built with slate roof and stone cills. It has a gravelled frontage and
sizeable rear garden that slopes towards it furthest extent.
3. The property is bounded by an extended end terraced dwellinghouse to the east and a
Methodist church to the west. The church is modern in appearance and is constructed of red
brick and grey slate roof. It extends some way along the common boundary to the rear of the
application property.
DESCRIPTION OF PROPOSED DEVELOPMENT
4. The application seeks planning permission for a two storey rear extension which would be set
in 0.3m from the side elevations of the host property. It would project 3.8m before the corners
chamfer and would have a maximum projection of 5m. A balcony, 4.5m in width, would be
positioned centrally to the first floor and would have a privacy screen on the side elevation
nearest no.2 Oak Bank.
REPRESENTATIONS
5. Two representations were received in relation to the plans as originally submitted citing the
following grounds of objection:
 The extension would, due to size, width, height and massing have an unacceptable
impact on the neighbouring property
 The proposal would result in overlooking and loss of privacy
 There would be an impact on right to light
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 The 45-degree line has not been adhered to from the first floor bedroom window or the
ground floor side facing kitchen window
 The balcony would allow views into neighbouring gardens of 2, 3, 4 and 5 Oak Bank
 The balcony would be for recreation purposes and therefore would be occupied for
longer periods than a window or Juliette balcony would be
 The plans are inaccurate as they show extensions on neighbouring properties. It is
wrong to accept this as a precedent
6. Following amendments to the proposed scheme an additional letter has been received from
the occupier of the neighbouring property citing the following grounds of objection:
 Failure to comply with the 45 degree line from the habitable, side facing kitchen window.
It has been drawn from the first floor bedroom window.
 Light and privacy would still be impacted as the proposed extension projects beyond the
neighbouring kitchen extension.
 Window now directly overlooking the rear garden. The obscure glass on the plans would
not be permanent.
 The neighbours were not initially advised of the balcony which doubles the length of the
cottage.
 The privacy screen now proposed to the balcony is inadequate and not permanent.
 There is no site plan and the block plan is incorrect.
 All points in the original letter of objection still stand.
CONSULTATIONS
7. Brindle Parish Council – Have confirmed that they have no objection.
8. CIL Officers – Comment that the proposal is not CIL liable.
PLANNING CONSIDERATIONS
Design and impact on the dwelling and streetscene
9. Policy HS5 of the Chorley Local Plan 2012 – 2026 stipulates that the proposed extension
respects the existing house and the surrounding buildings in terms of scale, size, design and
facing materials, without innovative and original design features being stifled.
10. The Householder Design Guidance Supplementary Planning Document (SPD) requires that
extensions are subservient to the existing dwelling and respect the scale, character, proportions
of the existing dwelling and surrounding area.
11. The proposed extension would be located to the rear of the property and as such would not
form part of the streetscene, although it would be visible due to the open aspect to the rear. The
proposed extension, although sizeable would have a set down from the main ridge and a small
set in from both side elevations which reduce the visual mass. The corners would be chamfered
and whilst not necessarily traditional in style would emulate the appearance of the neighbouring
church which is more modern is design but has similar detail.
12. Materials would match those of the host dwelling and as such it is considered that the
proposal would not result in a detrimental appearance to the host dwelling or to the surrounding
streetscape and given the rear location would not impact on the prevailing character of the area.
As such the proposal accords with policy.
Impact on the amenity of neighbouring occupiers
13. Policy HS5 of the Chorley Local Plan 2012 – 2026 states that there should be no
unacceptable adverse effect on the amenity of neighbouring properties through overlooking, loss
of privacy or reduction of daylight.
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14. 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
asserts that extensions should be located, and windows orientated, to prevent direct overlooking
of habitable rooms or private amenity space that belongs to nearby properties. In particular, the
SPD states that two storey rear extensions should not project beyond a ‘45 degree’ guideline
drawn from the near edge of the closest ground floor habitable room window on an
adjoining/affected property. Furthermore, where the extension has more than one storey, it must
be a minimum 7 metres away from any boundary of its curtilage which is opposite the rear wall
of the house being enlarged.
15. To the north west of the property is a church which stretches along the common boundary
and the proposed extension would have no detrimental amenity on this property.
16. To the south east is a row of terraced dwellings. No.2 Oak Bank has a single storey rear
extension built along the common boundary. This extension has a kitchen window along the
common boundary of the two properties directly overlooking the garden of the application
property and a first floor rear facing bedroom window.
17. With regard to the side facing window, it is not clear when this extension was added to the
property. The window serves a kitchen, however the property benefits from other sources of light
and outlook by means of windows to the rear and opposite side elevation. These windows take
light from and overlook the occupant’s open private amenity space. As such the window would
be considered to be a secondary window and would not be afforded protection under planning
policy.
18. Whilst this side facing window has benefited from views and a source of light from across the
neighbouring garden, it should also be considered that a 2m high fence or an outbuilding could
be erected along this boundary under permitted development rights that would have a greater
impact on the window than the proposed extension. The chamfered corners of the proposed
extension would reduce the impact on this window and would remove the extension from sitting
directly in front of it for its full extent. The proposed extension itself would be set 1.2m off the
common boundary and 2m from this window. As such taking all of these factors into
consideration, it is considered that the resultant relationship with this window would be
acceptable.
19. To the first floor, the chamfered corners of the proposed extension, and set in from the side
elevation of the dwelling, result in a projection of 0.3m beyond a 45 degree line drawn from the
nearest point of the rear facing first floor habitable room window. There is no policy protection for
a first floor window, however when the impact of a single storey extension is considered on a
ground floor window a projection of 3m beyond a 45-degree line is considered to be acceptable.
It would, therefore, seem appropriate to consider the potential impact of a first floor extension on
a first floor window in the same manner. On this basis the proposed extension is considered to
be acceptable.
20. The first floor bathroom window on the chamfered section of the proposed extension would
not serve a habitable room and a condition is recommended to require it to be obscurely glazed
and top hung in perpetuity to ensure that there are no overlooking issues. A side facing, first
floor window in the neighbouring property has been confirmed by the owner to serve a
bathroom.
21. The proposed balcony would be set in 3.5m from the common boundary with no.2 Oak Bank.
Amendments have been made to the proposed scheme since the application was originally
submitted and it now incorporates a privacy screen along the elevation of the proposed balcony
nearest the common boundary which would reduce the potential overlooking issues associated
with a balcony. The proposed privacy screen would ensure that no additional overlooking
beyond that of a window would occur. A condition is recommended to ensure that the privacy
screen is installed prior to first use of the balcony and retained in perpetuity. As such, it is
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considered that the proposal complies with policy and that there is no justification for its refusal
on the grounds of adverse impact on residential amenity.
Highway safety
22. Policy HS5 of the Chorley Local Plan 2012 – 2026 states that permission will be granted
provided that the proposal does not have an unacceptable adverse effect on highway safety.
23. The Householder Design Guidance SPD states that off-street parking should be provided at a
ratio of 2 spaces for a two or three bed dwelling, and 3 spaces for a larger property, including
garages. It also states that car parking spaces occupy a space of 2.5 metres by 5.5 metres but
spaces in front of a garage should be 2.5 metres by 6 metres to allow for opening/closing doors
and if a garage is to be classified as a parking space the size must be 6m by 3m.
24. The proposal would retain three bedrooms at the dwelling and the current parking
arrangements would be as existing. As such there would be no net change from the existing and
the proposal is therefore considered to be acceptable.
CONCLUSION
25. The proposed development would not have an unacceptable adverse impact on the
character and appearance of the existing dwelling or the surrounding area, nor would it cause
any significant harm to highway safety. Whilst there would be some impact on the side facing
window in the neighbouring extension, this is a secondary window to this room and on balance,
the resultant relationship is considered to be acceptable. It is, therefore, considered that the
development accords with policy HS5 of the Chorley Local Plan 2012 – 2026
and the Householder Design Guidance SPD. Consequently, it is recommended that the
application is approved.
RELEVANT POLICIES: In accordance with s.38 (6) Planning and Compulsory Purchase Act
(2004), the application is to be determined in accordance with the development plan (the Central
Lancashire Core Strategy, the Adopted Chorley Local Plan 2012-2026 and adopted
Supplementary Planning Guidance), unless material considerations indicate otherwise.
Consideration of the proposal has had regard to guidance contained within the National
Planning Policy Framework (the Framework) and the development plan. The specific policies/
guidance considerations are contained within the body of the report.
RELEVANT HISTORY OF THE SITE
There is recent relevant planning history.
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
Proposed Plans and Elevations Option 1

Plan Ref
L01(002) Rev A

Received On
24 March 2021

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
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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. The first floor window in the chamfered part of the extension adjacent to no.2 Oak Bank, shall
be fitted with obscure glass and top opening, with the obscure glazing and top opening window
retained at all times thereafter. The obscure glazing shall be to at least Level 5 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.
5. The privacy screen to the balcony shown on approved plan L01 (002) Rev A shall be installed
prior to the first use of the balcony and shall be retained at all times thereafter. Any glazing to
the screen shall be to at least Level 5 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.
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APPLICATION REPORT – 20/01130/OUT
Validation Date: 16 February 2021
Ward: Chorley East
Type of Application: Outline Planning

Proposal: Outline planning application including matters of access and scale, for the
erection of up to 4no. apartments, following the demolition of the substation. Matters of
layout, appearance and landscaping are reserved.
Location: 154 Eaves Lane Chorley PR6 0TS
Case Officer: Amy Aspinall

Applicant: Mr David Martindale
Agent: Lindsay Oram Architect

Consultation expiry: 5 April 2021
Decision due by: 14 April 2021

RECOMMENDATION
1. It is recommended that planning permission is granted, subject to conditions and a S106
agreement to secure a financial contribution towards improvements to children’s play areas.
SITE DESCRIPTION
2. The application site is located within the settlement of Chorley, as defined by the Chorley
Local Plan Policies Map and is comprised of a plot of land occupied by a substation with a
dedicated vehicular access. The immediate land use is predominantly residential, with the Eaves
Lane (South) district local centre just a few metres to the north of the site.
DESCRIPTION OF PROPOSED DEVELOPMENT
3. The application seeks outline planning permission for the erection of up to 4no. apartments,
specifying scale (two storeys) and access. All other matters are reserved for later consideration.
RELEVANT HISTORY OF THE SITE
4. There is no recent relevant planning history.
REPRESENTATIONS
5. 3no. representations have been received citing the following grounds of objection: These are
summarised below:






Not enough room / space for 4 additional households and associated cars
Potentially 8 (or more) vehicles to be parked
Residents may park on Bracken Close and there is not enough spaces for this to be viable
Highway safety concerns as close to an island for pedestrian crossing
Parking in the area is already saturated / no parking
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 Overlooking / loss of privacy to nearby properties
 Loss of privacy to 1 Bracken Close / distance would be less than 22 metres / would see
directly into the house and whole of garden
CONSULTATIONS
6. Lancashire County Council (LCC) Highway Services: Have no objection. Conditions and
informative advised.
7. Regulatory Services - Environmental Health: Have no objection.
8. Waste & Contaminated Land: Recommend a land contamination condition.
9. United Utilities: Drainage conditions advised.
10. CIL Officers: Comment that the development will be CIL Liable on approval of the final
reserved matters application (if approved) and will be subject to the CIL Charge for Apartments
as listed in Chorley Council’s CIL Charging Schedule.
PLANNING CONSIDERATIONS
Principle of development
11. Policy 1 of the Central Lancashire Core Strategy (2012) defines Chorley Town as a key
service where growth and investment is to be focused.
12. Chorley Local Plan 2012-2026 policy V2 (Settlement Areas) states that within the settlement
areas excluded from the Green Belt, and identified on the Policies Map, there is a presumption
in favour of appropriate sustainable development, subject to material planning considerations
and the other Policies and Proposals within this Plan.
13. The proposed residential development is acceptable in principle, in planning policy terms,
subject to other material considerations as set out in this report.
Impact on the character and appearance of the area
14. 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, among other things, 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.
15. The application is in outline form with all matters reserved save for scale and access.
Detailed design would be secured at reserved matters stage and would need to accord with
policy BNE1 in respect of design matters. Scale is a detailed matter and the application has
indicated two storeys which is acceptable in this location having regard to the scale of buildings
in the immediate locality. This could be controlled by way of condition.
16. The boundary wall to the site frontage is an attractive feature of the site and the streetscene,
forming part of the wider boundary of the former Eaves Lane hospital site, which has been
retained as part of the now residential development. It considered that the wall should be
retained as part of the proposed development and this could be conditioned accordingly.
Impact on amenity
17. 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,
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overshadowing, or by creating an overbearing impact; and that the proposal would not cause an
unacceptable degree of noise disturbance to surrounding land uses.
18. The application proposes up to 4no. apartments on land adjacent to no.154 Eaves Lane. The
submitted plan shows an indicative layout, providing a continuation of the terraced row of
nos.154 to 160 Eaves Lane, although this is not for approval at this stage. A residential use on
this site would be a compatible land use with surrounding residential properties.
19. Objections raise concern in relation to overlooking and loss of privacy impacts to 1 Bracken
Close, however, as the application is in outline, such matters are not for consideration now, but
would be dealt with at reserved matter stage. Any detailed proposal would need to ensure that
the amenity afforded to neighbouring residential properties is safeguarded from adverse impacts
such as overlooking, overbearing impacts and loss of light. In addition, any proposal would need
to ensure acceptable living conditions for future occupiers.
Highway safety
20. 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.
21. The scheme as originally submitted, proposed a new access with 4no. parking spaces in a
tandem arrangement, however, LCC Highway Services advised that the spaces could not be
accessed due to the pedestrian refuge on Eaves Lane. LCC Highway Services requested that
the parking spaces were removed and that it would be acceptable for the proposed development
to have no off-street parking provision as the site is located within a sustainable location. The
plan was, therefore, amended in line with LCC Highway Services’ comments and no longer
proposes a new access, nor does it provide any parking. In addition, the plan also identifies that
the existing vehicle crossing would be reinstated.
22. It is noted that objections refer to the lack of parking in the area which is considered to be
saturated, however, LCC Highway Services do not raise impact on capacity as an issue or raise
an objection on these grounds.
23. LCC Highway Services have also requested secure and covered cycle storage for a
minimum of one secure cycle space for each property in order to support social inclusion and
promote sustainable forms of transport. This is indicated on the submitted plan, however, full
details of the specification and type of cycle storage could be secured by condition.
24. Although the proposed development does not accord with the parking standard set out at
Appendix A of the Chorley Local Plan 2012 - 2026, the site is located in a sustainable location
and has access to a range amenities and services by sustainable transport options other than
the car. In addition, LCC Highway Services confirms that they consider it to be acceptable for
the development to have no parking provision in this location.
25. Given the location of the development and the advice obtained from LCC Highway Services,
it is not considered that the proposal would be detrimental to highway safety having regard to
policy BNE1 of the Chorley Local Plan 2012 – 2026.
Public open space
26. 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.
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27. 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.
28. 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.
29. 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.
30. 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.
31. In relation to provision for children/young people, policy HS4A of the Chorley Local Plan 2012
- 2026 sets a standard of 0.08 hectares per 1,000 population. There is currently neither a
surplus nor a deficit of provision in Chorley East in relation to this standard and the site is within
the accessibility catchment (800m) of an area of provision for children/young people. A
contribution towards new provision in the ward is not, therefore, required from this development.
32. However, there are areas of provision for children/young people within the accessibility
catchment that are identified as being low quality and/or low value in the Open Space Study
(sites 1330.1 and 1330.2 Tatton Recreation Ground Play Area and Playground; 1284 Grey
Heights View Play Area; 2005 Bracken Close Play Area). A contribution towards improvements
to these sites is, therefore, required from this development.
33. The amount required is £134 per dwelling =£534
34. This financial contribution would be secured by a S106 agreement.
Land contamination
35. The Council’s land contamination officer has assessed the application and ha requested
investigations due to the past activity on the site as a substation. This could be conditioned
accordingly.
CONCLUSION
36. The application proposes a sustainable form of development and the principle of a residential
development on this site is acceptable in planning policy terms. Access is a detailed matter;
however, the application no longer proposes a vehicular access, following the advice from LCC
Highway Services. Matters of design and amenity would be addressed at reserved matters
stage. The application accords with the relevant policies of the Development Plan and it is
recommended that planning permission is granted, subject to conditions and a S106 agreement
to secure a financial contribution towards improvements to children’s play areas.
Suggested conditions
37. To follow.
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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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APPLICATION REPORT – 20/01373/CB3
Validation Date: 11 January 2021
Ward: Clayton-le-Woods And Whittle-le-Woods
Type of Application: Chorley Regulation 3

Proposal: Creation of a natural flood management feature on open space off Clover Field
in Carr Brook Linear Park
Location: Land To The East And West Of Clover Field Clayton-Le-Woods
Case Officer: Amy Aspinall

Applicant: Chorley Council
Agent: N/A

Consultation expiry: 27 April 2021
Decision due by: 28 April 2021 (Extension of time agreed)

RECOMMENDATION
1. It is recommended that planning permission is granted, subject to conditions.
SITE DESCRIPTION
2. The application site forms part of the wider Carr Brook Linear Park and is situated between
Clover Field and Cedar Field. The site is designated as open space under policy HW2 of the
Chorley Local Plan 2021 – 2026 and falls within flood zones 2 and 3.
DESCRIPTION OF PROPOSED DEVELOPMENT
3. The application seeks planning permission for flood management works within the Carr
Brook Linear Park to create an attenuation feature. This would be comprised of a lower channel
being created from the existing landform beside the main river which would seasonally fill with
river water when in high flow/storm events, in order to hold back some water capacity to prevent
flooding further downstream. This would not, however, be a permanent wetland as the water
would quickly drain away as the river flow goes back to normal level and for most of the time, it
would look like a wildflower grassland.
RELEVANT HISTORY OF THE SITE
4. There is no recent relevant planning history.
REPRESENTATIONS
5. 3no. representations have been received citing the following grounds of objection:
 A flood plain would be created and homes put at risk
 The brook has never breached its banks
 The area has been chosen to alleviate a problem elsewhere / there are other more
suitable locations
 Information in relation to spoil deposits is vague
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Spoil would impact on the natural drainage of gardens
Residents have previously been told that the spoil would not be located behind houses
Impact of bunds on trees
There are better location for bunds
There are better locations for the scheme
Loss of privacy / overlooking to gardens due to proposed bunds creating a higher level
for people to walk on
Residents were promised that someone would go out to explain the project to them but
no one has

CONSULTATIONS
6. Lancashire County Council Highway Services: Have requested further information in relation
to the site access. Updated comments are awaited.
7. Greater Manchester Ecology Unit (GMEU): Have no objection. Conditions are advised.
8. Environment Agency: Have no objection. Conditions are advised.
9. CIL Officers: Comment that the proposal is not a chargeable development for the purposes of
the Community Infrastructure Levy.
PLANNING CONSIDERATIONS
Principle of development
10. Policy V2 (Settlement Areas) of the Chorley Local Plan 2012 - 2026 states that within the
settlement areas excluded from the Green Belt, and identified on the Policies Map, there is a
presumption in favour of appropriate sustainable development, subject to material planning
considerations and the other Policies and Proposals within the Plan.
11. Policy HW2 (Protection of Existing Open Space, Sport and Recreational Facilities) of the
Chorley Local Plan 2012-2026 seeks to protect land and buildings currently or last used as, or
ancillary to, open space or sports and recreational facilities. The proposed development would
not result in the loss of the open space, but involves works to facilitate flood management, which
would, in turn, create ecological enhancement.
12. Policy 18 (Green infrastructure) of the Central Lancashire Core Strategy (2012) seeks to
manage and improve environmental resources through a Green Infrastructure approach to
protect and enhance the natural environment where it already provides economic, social and
environmental benefits.
13. Policy 29 (Water Management) of the Central Lancashire Core Strategy (2012) seeks to
improve water quality, water management and reduce the risk of flooding in a number of ways
including seeking to maximise the potential of Green Infrastructure to contribute to flood relief.
14. The proposed development is acceptable in principle, in planning policy terms.
Impact on the character and appearance of the area
15. 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, among other things, 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; and that the proposal would not have a detrimental impact
on important natural habitats and landscape features such as historic landscapes, mature trees,
hedgerows, ponds and watercourses. In some circumstances where on balance it is considered
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acceptable to remove one or more of these features, then mitigation measures to replace the
feature/s will be required either on or off-site.
16. The proposed development is a natural flood management scheme in the form of the creation
of a wetland basin through cut and fill and land regrading in order to store flood water. At times
this would be filled with water and at other times it would function as a meadow. There would be
no harm to the visual amenities of the area as a result of these works.
17. The application identifies locations of spoil deposits around existing trees, however, this
could negatively affect the health of trees, including impacts from machinery. The location of the
spoil deposits could, however, be controlled by condition.
Impact on amenity
18. 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.
19. The creation of the flood management features on the site involves various works to create
the attenuation basin, including raising levels in some areas. The application states that
discussions will be had with neighbouring residents who back onto the site to agree final levels.
Whilst discussions with neighbours cannot be secured by way of condition, it is considered
necessary to require further information in relation to levels and locations of raised areas in
order to safeguard the amenity of adjacent properties. The details could be secured by
condition.
20. Subject to conditions, it is considered that the proposed development would not be harmful to
the residential amenity afforded to neighbouring properties and construction works would only
be temporary.
Ecology
21. 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.
22. The application is accompanied by an ecological assessment. GMEU have assessed the
application and advise that whilst no evidence of protected species was found, further surveys
are required for otter and water vole prior to any earthworks or vegetation clearance, including
the reasonable avoidance measures. This could be conditioned accordingly.
23. A restriction on the timing of vegetation clearance is required during nesting season given the
potential to impact nesting birds, which are protected by Section 1 of the Wildlife & Countryside
Act 1981. Again, this could be conditioned.
24. Himalyan Balsam is identified along the brook and GMEU advise that whilst eradication is
unlikely to be feasible, there is a risk of spreading during construction. As such a method
statement to prevent the spread of the invasive species is required and could be controlled by
condition.
25. GMEU advise that although the proposed scheme would ultimately enhance the ecological
potential of the brook, there is a risk during construction of significant sediment release, that
could impact on the River Lostock downstream and pollution incidents from the release of any
pollutants in the ground, leakage from machinery or spillage during refuelling. A method
statement for the protection of Carr Brook during construction would be required and could be
secured by condition.
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26. Full details of planting would be secured by condition.
27. Subject to condition, the proposed development would not be detrimental to protected
species or nature conservation interests.
Highway safety
28. 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
29. LCC Highway Services have requested further information in relation to the site access and
comments will be reported in the Addendum.
Drainage
30. A number of objections have raised concerns in relation to the proposed area of filling / land
regarding which extends to the rear of properties nos.117, 118 and 119 Clover Field. The
neighbour comments consider that the proposed raising of levels with spoil deposits in this area
would creating flooding into their gardens as the natural flow of water would be obstructed. The
application does not contain sufficient technical information to demonstrate that this would not
be the case and, therefore, further information is required. It might be the case that the spoil
would need to be deposited elsewhere on site or possibly taken off site. Nonetheless, full details
of the location of the spoil deposits and any technical information could be adequately controlled
by condition.
Other matters
31. An objection states that residents were promised a meeting to explain the project to them and
that this has not happened0. It is regrettable that the project team has not engaged with
residents, however, this does not influence the determination of the planning application.
CONCLUSION
32. The proposed development is to alleviate flooding and maximise that potential of the existing
Linear Park to contribute to flood relief. Subject to a number of conditions, the proposed
development is considered to be acceptable and would not be harmful to the visual amenities of
the area, nor would it adversely impact neighbouring residential amenity. In the long-term the
proposed development would provide ecological enhancement of the Green Infrastructure.
Comments from LCC Highway Services are awaited, and these will be reported by way of an
update on the Addendum.
33. 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
34. To follow.
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Meeting

Date

Planning Committee

27 April 2021

PLANNING APPEALS AND DECISIONS RECEIVED BETWEEN
15 MARCH 2021 AND 16 APRIL 2021
PLANNING APPEALS LODGED AND VALIDATED
Local Planning Authority Reference: 19/01050/FUL - Inspectorate Reference: APP/D2320/W/21/3270789
Appeal by Mr Simon Malcolm against the Planning Committee decision to refuse full planning permission for
the erection of 4no. detached dwellinghouses, following the demolition of the existing dwelling and associated
outbuildings.
Wilbrook, Blue Stone Lane, Mawdesley, Ormskirk, L40 2RG.
Inspectorate letter confirming appeal valid received 29 March 2021.
PLANNING APPEAL DECISIONS
Local Planning Authority Reference: 20/01016/FULHH - Inspectorate Reference: APP/D2320/D/21/3266513
Appeal by Mrs Dawn Scott-Catterall against the delegated decision to refuse full planning permission for a side
extension and side dormer.
48 The Warings, Heskin, Chorley, PR7 5NZ.
Appeal dismissed 6 April 2021.
Local Planning Authority Reference: 20/01039/FULHH - Inspectorate Reference: APP/D2320/D/20/3265961
Appeal by Mr Hasan Yousaf-Shepherd against the delegated decision to refuse full planning permission for a
single storey rear extension and part single and part two storey side/front extension linking existing property to
detached garage.
36 Forsythia Drive, Clayton-Le-Woods, Chorley, PR6 7DF.
Appeal dismissed 6 April 2021.
Local Planning Authority Reference: 19/01015/CLEUD - Inspectorate Reference: APP/D2320/C/20/3256913
Appeal by Mr Kevin Smith against the delegated decision to refuse to grant a certificate of lawfulness for an
existing fence.
The Compound Coppull Enterprise Centre Mill Lane, Coppull, Chorley.
Appeal dismissed 12 April 2021.
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PLANNING APPEALS WITHDRAWN
Local Planning Authority Reference: 20/01202/PIP - Inspectorate Reference: APP/D2320/W/21/3270641
Appeal by Mr James Berry against the delegated decision to refuse permission in principle for the erection
of up to 2no. dwellings.
Vacant Land Off, Hill Top Lane, Whittle-Le-Woods.
Inspectorate letter confirming withdrawn received 12 March 2021 prior to validation process.
ENFORCEMENT APPEALS LODGED
None
ENFORCEMENT APPEAL DECISIONS
None
ENFORCEMENT APPEALS WITHDRAWN
None
Report Author

Ext

Date
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19 April 2021
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