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1.

11

1.2

1.3

Introduction

This Planning Statement has been prepared by Turley Planning on beBBN\Of
Trading Limitecind Property Capital & (i K $ | Liissubrditted dlohgsidan
application for planning permission for the redevelopment of the former Leyland Test
Track siteand adjoining land at its margisé @ K S, sithated i the)Midge Hall /

Moss Side area of Leyland.

The Statement is submitted to assist South Rilddeough Council (SRBC) as the Local
Planning Authority in determining the application, by providing an evaluation of the
ProposedDevelopment against the relevant planning considerations. Having regard to
Section 38(6) of the Planning and Compulsory RagetAct 2004, the Statement
considers the conformity of thBroposedDevelopment with the Development Plan

and the weight to be applied to other material planning considerations.

The planning application for redevelopment of the Site was first submitt&@RBC in
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November 20179nce submission, comments from various statutory consultees and
other stakeholders have been received. These have resulted in some amendments to
the description of theProposed Developmerndits design.

Accordinglythe ontent of this Planning Statement has been updated to reflect the
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changes which have been made to the propodedelopmentsince first submission in
November 2017All updates are shown throughout the document as tracked changes.

The amendments which have besradeto the Proposed Developmermire as follows:

April 2018

w An adjustment has been made to the northern site access roundabout which
comprises the removal of the northern arm serving existing residential
properties and the provision of a new access to these properties further to the
west together with a reductiomithe width of the exit to the Longmeanygate

Quiet Lane;

W A small car park is now proposed to be provided within the employment area.
This would be accessed from Titan Way and provided in Phase 1 of the
development. The purpose of this car park would badoommodate cars which
may be displaced from Titan Way following the implementation of new Traffic
wS3dzf  §A2Y hNRSNB 06 ¢ whstedtbar pakingOK ¢ 2 dzf R LINB Of dzR S

W An acoustic bund / fence is proposed on the nestistern boundary of the site
to protect future residents of the Proposed Development from noise from the
existing Moss Side Industrial Estate (TNT operations in particular). The acoustic
bund / fence will be provided within Phase 2 of the development.

W The boundary between the different pees of development has been adjusted.
The adjustments relate to the aforementioned works and ensure that the car
park is included in Phase 1 and acoustic bund / fence are included within Phase
2.
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W The following amendments to the detailed design of the depsient proposed
in Phase 2:

Provision of 1.8 metre close boarded fence to rear of existing properties
on Longmeanygate;

Garages increased in size to 3m x 6m:;

Barratt plots 4,9,10 changed to two storey as opposed to three storey
properties.

Barratt plots1-18 amended in response acoustic consultant comments
and feedback from SRBC Environmental Health Officer;

Wdzy OliA2zya 2vi2 abSg [2y3IAYSItyedrisSéeé 6AGKAY (KS &
to LCC Highway comments;

Barratt plots 4561 and 108137 amended due to rema¥ of junction onto
dbS¢ [2yIAYSEyealiSeT

DWHplotsiHo | YSYRSR RdzS (2 NBY2@It 2F 2dzyOiAzy 2yi;:
[2y3YSlIye3ariaSeT

Extent of acoustic barrier amended;

Bridleway amended to 3.5 metres wherever possible;

DWH house type 52 changed;

W The Drainage Manageme8trategy has been adjusted such that the Proposed
Development incorporates a foul water sewer link into which some properties
on Longmeanygate may connect (nos. 139, 141, 143, 145, 147).

W Adjustments have been made to the Sustainable Urban Drainage @trate

August?018

1__Incorporation of bridleway around the western perimeter of the application
site.

1 58tStAz2y 2F GKS aSILaitSNyé | ©00Saa Ayid2 GKS LINRBLRAS

1 ' RedzadyYSyid 2F GKS 4sSaiasSNye | 00Saa Ayd2 GKS LINE LR

1_Adjustment to theposition of acoustic barrier to reflect removal of eastern
access to employment area;

1 Repositioning of the car park within the employment area closer to Titan Way.

1 _Reuvisions to the design of the proposed bus gate;




Revisions to the landscape scheme at tletlmern and western site accesses

from Longmeanygate to incorporate semature and mature trees;

Omission ofpeed table in highway in front of plots 46/47 (Phase 2) and

reduction in length of raised table between plots 11 and 109 )Phase 2);

Incorporationof area for horses tavait with cyclists / pedestrians in vicinity of

plot 11 (Phase 2);

Bridleway / cycleway continued between junctions opposite Plot 11 (Phase 2)

andproposed to be 3.5 metres in width;

Secondary spine road increased in width to 6.5 metres;

Pegasus crossing to be provided at northern site entrance;

Incorporation of bollards in selected locations to preclude inappropriate

1

vehicular movement;

Parking space to front of garages increaseé toetres in length.

October 2018

)

1.6 In October 2018 amended technical drawings relating to the proposesitefhighway{ Formatted: ~Level 2 Number
works along with additionakchnicalhighway notes were submitted to SRBC | Formatted:  Font: Bold, Not Italic
January 2019

1.6 Formatted: Level 2 Number, Indent:

In January 2019 a number of further amendnentere submitted responding to the+<——— {
comments ofSRBC Environmental Health and Economic Development Officers,

Left: 0 cm, Hanging: 1.2 cm

|

Lancashire County Counidighways Departmentancashire County Council Public

Rights of Way Officer, Lasshire County Council Education Depamm&RBC Strategic

Housing Officer and SRBC Ecology advi$mse amendments are summarised below:

W The employment area detail has been amended to reflect the demand for
smaller business stafip units.

W Bus shelterhave beemrmoved forward 1m to improvéheir visibility.

W Bridleway crossings added and those already on the previous revisions shown
in more detail.

W Visibility splays added at horse crossing points.

W Additional raised tables shown along the spine road to Titan Way.

W Section 4 of the Frameworkauel Plan has been updated to make reference to
monies for unspecified ofite traffic calming.

W Transport Technical Notes 5 and 5A address safety concerns regarding

bridleways and PROW and include the provision of a safety audit.




W Diversion routes shortesd so that FP59 is being diverted only where
absolutely necessary;

W Following a safety audithe crossing at the bus gate has been amended to a
Pegasus crossing;

w The size and shape of the land provided for the school has been amended to a
more uniformshape and is now proposed as 16,739 m2.

W The substitution / amendment of three house types within the Phase 2
RSPHSE21LI¥Syii sKAOK YIe& 6S 2FFSNBR a al FF2NRIFG6fS K:
provision be deemed necessary at the conclusion of ongoing discusstans w
Officers:

The Roxby houstype has been added and achieves 85% complianee — { Formatted ]
with the NDSS.

House typeés7 has been amended and is now 93% compliant with NDSS.

Maidstone house types have been amended and both are 92%
compliant with NDSS.

1_Revisions to osubstitution of allbther house typesas a result ohchange to the «— Formatted: ~Bulleted + Level: 1 +
portfolio of accommodation offered nationally by Barratt and Barratt David f:\r'r']g"ed at- 127 cm + Indent at: 1.9
Wilson.

1__Amendnentsto proposed landscape planting schedule comprising substitution of

site.

1 Review of all proposed tree planting to ensure diversity of native species;

1 __Identification of development parameters relating to ecology for the proposed
school site as follows:

0 Maximised use ofiative species and species known to be of value for the | Formatted: Bulleted + Level: 2 +
attraction of wildlife within theschool landscape planting scheme; this Alignedat: 254 om + Indent at: 3.7
may include use of the WF20 Eco Spedigslawn at all relevant areas of
the school grounds;

0 __Incorporation of features ahe school buildings such as opportunities for
nesting birds and roosting bats and invertebrate boxes

o0 Preparation of a Habitat Management Plan for the school site to ensure
biodiversity and conservation as a priority.

1 __A package of ecological enhancementasgres within Paradise Park to ensure «—
that the proposed development delivers a net gain to biodiversity across the
application site as a whole.

Aligned at: 1.2 cm + Indent at: 1.83
cm

Formatted: Bulleted + Level: 1 +

Hanging: 1.2 cm, No bullets or
numbering

Formatted: Indent: Left: Ocm,




Background

1.21.7 There is a long history of vehicle manufacture in Leyland, beginning with the
establishment of Lagnd Motors in the late 19 Century. The company was a
manufacturer of lorries and buses, and later became known as Leyland Motor
Corporation Limited, and then British Leyland after being nationalised in 1975. Leyland
Motors was a significant local empkry employing over 11,000 local people during the
mid-20" Century. The factory played an important role during World War 11, including
the manufacture of the Cromwell Tank.

1.21.8 The Site itself was the test track facility for Leyland Motors. It was openéddt m 1T 1 Qa
to trial prototypes of new vehicles. It was a key part of the Leyland Motors operation
F2NJ AaSOSNIf &8SFENAR® ¢KS {AGS Aa GKSNBF2NB aaz20Al GSR
economic and social history, but has been vacant and unused singesitisecin the
fr0S mMmbhbnQad

1.41.9 The Site is currently in a state of serious disrepair. The majority of structures within the
Siteq including the test track itself and the surrounding wgdire derelict. It
experiences trespassing and asticial behaviour. kuffers from flytipping, graffiti
and bonfires. This is having an affect both on the physical structures at the Site and its
natural environment, both of which are continuing to degrade in quality. There is
therefore a compelling need to remediate theeSi

1.51.10The Site has been allocated fordevelopment since 2000 is a key strategic site in
the context of the objectives for the Preston and Central Lancashire CityTbeat
has been a fiture to deliver it for almost @ years, despite various developnt
proposals for it and a national imperative tageneratepreviously developethnd. The
Site is now one of the last remaininggjor brownfield development opportunities in
the borough

1.61.11The current development proposal ftire Siteq which is the subject of the
accompanying planning applicatians based upon the endorsed Masterplan for the
Ste (see below) and ithe most realistic and deliverable development proposal which
has been brought forward since it was vahtThe proposal has been the subject of
extensive preapplication engagemerdver a number of yeansith SRBC, the local
community and othekeystakeholders such that as far as possible it represents a
shared vision for th¢ A G S Q At wil delivezd Budtainabland attractive community
comprised ofhew homes and employment floorspace alongside a new school, local
centre(including medical centregreen infrastructure and substantial improvements
to the local highway networkt is in compliance with the locakedelopment Planvhen
its provisions and objectives are considered as a whidie Applicant therefore
respectfully requests that SRBC approves the accompanying planning application
without delay.

The Planning Application

1.71.120verall the redevelopment proposal for the Site compristhe construction of
between 850 andipte-950 new homes, new employment floorspace, a local centre, a



primary school, and associated infrastructure and landscaping works. The planning
FLILIX AOFGAR2Y F2NJ Al dtasfolodsd YAGGSR Ay aGK@ONAKRRE F2NY

®  An application for full planning permission &ite enabling workshe
development othighway and drainage infrastructure for the full application site
0 & 0 K San@thehi®$\8sion of a car park accessed from Titan-(Rhase 1)
together with the construction ord197 new homes and associated internal
access roads, public open spagedgreen infrastructurean acoustic barrier
and highway infrastriare (Phase 2);

®  An application for outline planning permission for the developmeritaifveen
653 and 753p-te-753new homes5,000 sgm of Business Park (Use Classes B1)
up to 15,000 sgm (Use Class B2) and up to 8,000 sgm Industrial Estate (Use Class
B8), local centre goprising up to 3,000 sgm of accommodation for any
combination of uses within Classes Al, A2, A3, A4, A5, B1 or D1 (including health
centre / clinic) (which shall not exceed 2,500 sgm of main town centre uses), a
Primary School (146ha) and associated publopen space and green
infrastructure (Phases-8) and education, employment and local centre phases

1.81.13Hereafter the aforementioned works will be referred toths éProposed
5 S@St 2 LA&aldd dlescription of the Proposed Development is provided in
Sectiord of this Statement.

|L9£4¢KS t N2LR2aSR 580St2LSyd KIFIa 6SSy oNIyRSR F+a as52tf [ |
referred to as such throughout this Statement.

Accompanying Documeation

1101.15 The planning application is accompanied by an extensive range ofedetail
evidence and information. In particulan Environmental Impact Assessment (EIA) of
the Proposed Development has been undertaken on a voluntary basis, pursuant to the
provisions of the Town and Country Planning (Environmental Impact Assessment)
Regulaions 2017. The proposed scope of the EIA was presented to SRBC in an
Environmental Impact Assessment Scoping Report (EIASR) on 2 Augudtiz017
submitted Environmental Statement (ESyhich presents the results of the KA
reflects the feedback receidefrom SRBC and the various statutory consultees
provided within a comprehensive Scoping Opinion.

1111.16 The Environmental Statement can be found in Planning Application Filgs 5
In association with the proposed amendments and pursuant to the requiremerlt® of
EIA Requlations, an Other Environmental Information Report (OEIR) has been prepared
and submitted(Planning Application FiR215) to SRBC.

1aA.17 The full range of plans/drawings and documentation wtiighie been
submitted to SRBC either in November 201 Bwway of amendment in April 2018
Augqust2018/ October 2018 / January 20180 submitted-by-the-Applicant-and-which
will-assist SRBC in its consideration and determination of the applicatioesisnted
as Appendi@ of this Planning Statement




| 1131.18 The ghedule identifies which plans / documents relate to which phase of
development. It also identifies which plans are for approval and which are illustrative
only.

| +141.19 In summary detailed plans for the approval of SRBC have been prepared for
Phases 1 and 2 dkevelopment. A series of Parameter Plans has been prepared for
Phases & and the education, employment and local centre phaJésese parameter
plans establish the framework for the preparation and submission future applications
for the approval of reserved matters. They also provide the lmddre EIA for
development in that part of the site.

Planning Statement

1.451.20 The purpose bthis Statementis to present a description of théte and the
Proposed Development. Relevant national,-sebional and local planning policies are
identified and the Proposed Development is assessed against these in order to
establish the degree to wth it is compliantThe Statement is structured as follows:

w Section 2 describes tHéte and its surroundings;

w  Section 3 describes the papplication consultation which has been undertaken
with respect to the Proposed Development;

w  Section describes tle Proposed Developmeifdr which planning permission is
sought;

w Section Ssummarises relevant planning policies and other documents material
to the determination of the application;

w Sectond aaSaasSa (GKS | OOSLIWiloAftAGeOREf 8RS t N2LR2AaSR 5S¢
having regard to the aforementioned polices and the existence of an endorsed
Masterplan;

w  Sections 7, 8 and&ssesses the extent to which the Proposed Development
O2YLINRAaSa aGadzaillAylrofS RSOSt2LIVSylGé Ay +y SYy@ANRBYY
contexthaving regard to its detailed design and the conclusions of the technical
assessments presented in the Environmental Statement.

w  SectionlOraws the overall planning balance.



2.1

2.2

2.3

2.4

Site Description & Surrounding Area

TheSite Location

TheapplicationSte comprises previously developed laadDoll Lanevhich has been

vaant / underutilised for over 2Q/ears. ltextends to 3 hectaresand is locatedn

the Midge Hall / Moss Side area of Leylamgproximately 2.5km to the west tfie

town centre It conprises an area dfINB OA 2 dzaf @8 RSO SanmadBiR G o NBR sy FASE RE
comprising hard surfaces and a large concrete wall, in addition to scrubland vegetation.

Outside of the test track structure, there are also some areas of planting to the

periphery of the Site

TheSte issurrounded by existing development on each side with a mix of residential
and commercial usess follows:

w  To the south, thepplicationSte is bound byParadise Parlka publicly owned
area of open space providing amenity and access tavider Public Right of
Way network in this area of Leyld. BeyondParadise Paris theresidentialarea
of MossSidewhichprincipally comprisetwvo storey detached and semi
detached properties, including those on Greystones, Robin Hey, Ashfields,
Nookfield and The Laund.

w  Tothe west, thedte is ound by Longmeanygate, a road whamntinues
around the northern edge of th8ite. Properties orL.ongmeanygatencludeThe
Brambles School (a special educational needs facility) and sévgedetachel
residential properties with private drivewaylsongmeanygate also forms the
route of the current bus service to Leyland.

w  To the northalso adjacent té.ongmeanygateare furtherlarge detached
residential properties. ThapplicationSte isalso boundo the north by a
commercial / industrial facility operated by TNT. The acethe north-east
mainly comprises the Moss Side Industrial Estateismadcupied by a mixture of
large industrial and logistics businesses as well as a number of smaller busines
units, accessed off Aston Way.

w  Tothe east, thepplicationSte isbound by Paradise Lared Titan Waywhich
run broadly north southParadise Lane provides accesMtuss Side Primamgnd
joins Dunkirk Lane.

A range of different uses and facilitiage located within the immediate surroundings
of the applicationSte, within a 5 to 10 minute wallEor example, theesidentialarea

of Moss Sideontains a primary school ardlocal centre which includes shops and a
Methodist chapelMoss Side also atains a public house situated to the east of
Dunkirk Lane, the Dunkirk Halloss Side Industrial Estate provides accommodation
for a number of local businessesyying in size.

Figure 2.1 illustrates the location of tlagplicationSte in the contextof its
surroundings TheapplicationSte is outlined in red. The location oférapplicationSte
is contained within the planning application submission



Figure 2.1:Site Location
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Site Description

2.5 TheapplicationSte comprises dest trad, formerly used for testing vehicles
manufactured by Leyland Motoed areas of Green Infrastructure (Gl) at its margins.

2.6  The test track area is made up of a circular tarmac road which traverses the perimeter
of the Ste in a roughly oval sigee. There isexisting vegetation within theentre of the
Ste whichmainlyconsists of trees and hedgerows. There are also four existing ponds

2.7  There is a Public Right of Way running roughly around the western portion of the
perimeterof the testtrack, which is indcatedin Figure 2.2 below.

Figure 2.2PublicRight of Way Plan
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Sourcelancashire County Council

2.8  The areas of f@en Infrastructure (Glpcated at the margins of th8te aregeneraly
located to thenorth, west and south and, to a lesser extent, to the east. These areas
include dense belts of trees and shrubs, many of which areseetfed. The area
between the test track and the existing housing development to the south cltaés
known as Parade Park.

2.9  Paradise Park will be retained, incacdance with theendorsedMasterplan.

2.10 The Sitencorporatesa former road known as Doll Lane which runs broadly rorth
south through the centre of the Sitd@he location of this former road is outlined on
Figire 03:04 Constraints & Opportunities: Landscape & Ecology, within the approved
Part 1: Masterplan Vision

10



2.11 The applicatior8te does not contain any listed buildings asehot within a
conservation area. This is illustrated on the MA®i@p at Figure 3.below.

Figure 2.3:The location of listed buildings in relation to the PDS
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Legend Listed BuildingA

Source: MAGIC Maps

' Multi-Agency Geographic Information for the Countryside
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2.12 The Environment Agency Flood Risk Map, provided at Figliredhfirms that the
applicationSte is located entirely within Flood Zone 1, i.e. a probability of flooding
from rivers of less than 0.1%.

Figure 2.4Flood Risk Map
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2.13 More detailed descriptions of the application Site and its features can be found within
the EnvironmentaStatement
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3.1

3.2

3.3

3.4

3.5

Public Engagement and Consultation

An extensive programme of public engagement has been ongoing for a number of
years. The feedback received has informed the design and evolution of the Proposed
Development. This section sets out the consuttativhich has taken place. Further
detail is provided within thé&tatement of Community Involvememthich is submitted
alongside the planning application.

Pre-Application Discussions

Thee is an endorsed Masterplan for the Site. This was prepared by Bydpepital

over theperiod2015to July 2017, informed by extensive consultation with the local
community, their political representatives and Officers of South Ribble and Lancashire
County CouncilThe Masterplan was endorsed by South Ribble Boroughdlan the

22 July 2017. It forms the basis for the planning application submission and represents
a material consideration in the decision making process to which substantial weight
can be attached.

Following endorsement of the Masterplan, both Propetgpital and Barratt have
worked closely with Officers at SRE@r to the submission of the planning
application. Preapplication meetings with Officers took place on 8 August 2017, 12
September 2017 and 10 October 2017. These have discussed the fglkwines:

®  The design, including its layout, building appearance and landscaping;
w Scoping of the Environmental Impact Assessment;
w  Technical matters, such as noise, drainage, highways and ecology issues;

w  The scope and content of the planning applicationluding the validation
requirements;

w  The requirement for and approach to securing planning obligations, including CIL
/ s106 matters; and

w  The nature and extent of public consultation.

hFFAOSNEQ 02 YY Sy iagplicdtisnhbazss Kedvalbéen tmke® LIND
account in the formulation of the final submitted scheme.

Community Consultation

Property Capital and Barratt & ¢ K S | |hiv und@itayein éxtensive pre

application consultation with local residents and stakeholders. The objective of this
conalltation has been to build a relationship with the local community and ensure that,
as far as possible, the Proposed Development represents a shared vision for the future
of the Site. The Applicant has expended a significant amount of effort to enable all
stakeholders to ensure that their voice is heard and to work collaboratively with the
local community regarding the content and design of the scheme.

13



3.6 Community engagement is at the heart of the applicants approach to preparing the
planning application. Agart of its commitment to meaningful engagement, the
applicants have undertaken a public consultation with the aim of listening to local
NEaARSyilia OASsgad ¢KAA O2yadAg GFGA2y KI a
Statement of Community Involvement, agll as the principles of localism and current
national planning policy and guidance.

3.7  TheStatement of Community Involvemegsrovided with the application sets out in
detail the policy context; consultation programme; feedback received and the response
to feedbackA summary is presented below

3.8  The engagement process has involved a riatieted and multplatform approach to
maximise the opportunities for involvement. The Applicant has sought to make
information available via a variety of means, inclggdin

W Letters containing information about the plans and the consultation process
were issued to 6,445 homes;

w  Two public exhibitions were host&d

w A dedicated project websitavas set up and advertised through direct mail as
well as through the local press;

() Meetings were arranged with the Midge Hall Community Group, Friends of
Paradise Park arttie Ormskirk, Preston and Southport Travellers Association
(OPSTA);

W Letters providing information about the proposals were issued to local
politicians, including: Ptaing Committee members; ward members for Moss
Side and Earnshaw Bridge; and relevant Cabinet members;

w A Community Information Line was set up and an email address; and
w A press release advertising the consultation featured in the Leyland Guardian.

3.9 The feedback received has been used by the Applicant and project team to formulate
the project and refine the Proposed Development.

3.10 During the consultation, a total number 85 responses were received by the
applicants. The level of public response to the plagrapplication is markedly lower

than that received during the Masterplan consultations, which the applicants believe
indicates a growing satisfaction and familiarity with the plans.

3.11 The responses receivedmprised

w  43feedback forms, received at the pliexhibitions or subsequently;

2 Wednesday 27 Septemb@017at Midge Hall Methodist Church; and on Saturday 30 September at Moss Side Community
Centre

3 www.testrackfuture.co.uk

14



3.12

3.13

3.14

3.15

w  2individual letters and 4 priorma letters
w 23 emails to testtrackfuture@lexcomm.co.uk; and
w  3calls to the Community Information Line.

In addition, multiple meetings were held between the applicants and the Midge Hall
Community Group to involve them directly in the development of the plans. The
feedback gathered from community workshops has helped to shape the final planning
application submitted to SRBC.

A breakdown of feedback gathered during the consultation isrmedlinthe Statement
of Community Involvementogether with details of how the applicatidras been
amended to reflect local views where possible.

To thosewho responded, the topics of most interest were: highways and access; the
management of any bus gate on Paradise Lane; the extent of traffic calming measures
on Longmeanygate; the environmental impacts; flooding and drainage; and potential
enhancements tdParadise Park.

Details of how the Proposed Development has responded to this feedback is presented
in the SCIPlease refer to that document for further information

15



4.

4.1

4.2

4.3

The Proposed Development

Description of Development

A hybrid planning applicatiomas ben submitted to SRBC for the Proposed
Development described below:

w  An application for full planning permission fite enabling works anite
development of highway and drainage infrastructure for the full application site
0 & BKBSnél the provisionf a car park accessed off Titan \(Rhase 1)
together with the construction eé~€197 new homes anéssociated internal
access roadspublic open spaceand green infrastructurean acoustic barrier
and highwaynfrastructure(Phase 2)

w  An applicaton for outline planning permission for teemainder of the Site for
the development ofbetween 653 andup-te 753 new homes, up to 5,000 sqm of
Use Class B1 accommodatiop;to 15,000 sgnof Use Class B2
accommodationup to 8,000 sgnof Use Class B8 @ammodation local centre
comprising up to 3,000 sqgm of accommodation for any combination of uses
within Classes Al, A2, A3, A4, A5, B1 dfiizluding health centre / clinic)
(which shall not exceed 2,500 sqm of main town cenged), a Primary School
and associated public open space and green infrastructure (Pheéges3
education, employment and local centre phases

The accompanying Design & Access Statergi@anning Application File Bjovides a
detailed description and assessment of the ProgbBevelopment. It explains how the
design has evolved in response to a detailed appraisal of the constraints and
opportunities.

Further details are also contained in the accompanying technical documents, including
in the Environmetal Statement(PlanningApplication Files-40)and theOEIR

(Planning Application FifE522). Details of the works proposed withthe schemeare
provided below following a summary of the context of development

4.34.4 A Phasing Plan accompanies the application and can be founchairi®jdpplication

File3141 (drawing referenc®15-008-P018 Re®RP).

Context forthe Proposed Development

| 4-44.5 The majority of theapplicationSite isallocated in the adopted South Ribble Local Plan

(2015) for a mixedise development comprising residential, employment, commercial
and community uses together with green infrastructure (Policy C2).

| 4.54.6 Policy C2 confirms that planning permission will be granted for redevelopment of the

Ste subject to:

(i) amasterplan for the aoprehensive redevelopment of théte;
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(i) aphasing and infrastructure delivery schedule; and
(i) an agreed programme of implementation.

4.64.7 The Local Platoes not specify the precise mix of uses to be provilettie Site nor
does it specify a minimum amount of land to be used for employment purposes.
{AYATI NI &> GKSNB Aa vy aweMhgsthatmayyapmovikey AGKS | Y2dzyid 2F y S
Development Briéffor the Site was published in JuB@10which estimated that
appraximately 850 dwellings could be accommodated on$te.

4.74.8 In the period August 2016 to July 2017 Property Capital prepared various iterations of a
draft Masterplan pursuant to the requirements of Policy C2. These were the subject of
extensive public constation, input and amendment. On the 22uly 2017 SRBC
endorsed a Masterplan for the comprehensive redevelopment of the Test Track site for
mixed use purposes. The Masterplan comprises two documents:

W Part One: Masterplan Vision
w  Part Two: Spatial Design Code.

| 4.24.9 The above define a range of development parameters which together provide a unified
framework for the future redevelopment of théite. The key land use parameters are
as follows:

w  Between ¢.850 and 950 new homes (24.99 hexth
«  Employment (6.08 hectares)

W Local Centre (1.85 hectares)

W Primary School (1.6 hectares)

w  Onsite green space (9.15 hectaremt including green space within
employment,local centre and primary schqol

w Retention of Paradise Park (9.51 hectares)

| 4.94.10TheendorsedMasterplan also defines an access strategy fordte the key
components of which are as follows:

W Primary residential access into tiite to be from Titan Way with additional
access points into th8te from Longmeanygate to the north and to thest.

w  Partial diversion of the existing Longmeanygate into and througl8tedinking
the northern and western access points. The remnant section of Longmeanygate
FyR aS0dGA2y 2F aAR3AS Ittt [FyS G2 06S R2¢6y3INI RSR (2

w Implementation ofspeed restrictions (30 mph) on additional sections of
Longmeanygate and Midge Hall Lane;

4 Development Brief for the Leyland Test Track Redevelopmen$@&itity Ribble Borough Council (June 2010)
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w  Abus only access into ttgte from Paradise Lane with access to be controlled
via a bus gateand

W Dedicated access into the employment area from Titan Way aloitgseine
secondary access points from the residential areas.

| 410111 The highway works defined fitst three of the abovebullet pointsare
required to be delivered as part of the first phase of residential development.

| 4.134.12 The Masterplan was endorséy SRB@r Dewelopment Management
purposes and, having been the subject of extensive public consultation, carries
significant weight in the decision making process. It superstdgsrevious
Development Brief for th&ite (2010) which now carries nil weight.

4124.13 It is impatant to note that the Masterplan relates not only to termer Test
Track site allocated under Policy C2 in the adopted LocaltRlaalso to land at its
margins which is allocated as Green Infrastructure (Policy G7) and Green Corridor (G12)
in the Loal Plan.

4134.14 Both of thesepolicies seek to protect Green Infrastructure (Gl) in the first
instance but recognise that its redevelopment may be permitted where specific criteria
can be met. In endorsing the aforementioned MasterpkRRB@ccepted that a level of
incursion into areas of allocated Gl was justifiable in order to achieve the necessary
access strategy and appropriate urban design solution, subject to compensatory
provision being incorporated within thite in accordance witlthe requirements of
the aforementioned policies.
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Phase 1Site Enabling Works andighwayand Drainage infrastructureWorks
4144.15 Full planning permission is sought:for
w  Site enabling works;

| w _the construction of vehicular access poiit® the proposed resiehtial areas

from Titan Wayl.ongmeaygate (nortl) and Longmeanygatavést)and into the
employment area from Titan Way

w The construction of a car park to be accessed from Titarg Way

w  the construction of the principal vehicular and pedestrian circulat@mrnes
within the applicationSte which shall link the@forementioned access poingnd
provide access to individual development pargels

() the construction ofprincipal sustainabldrainage infrastructurand
interconnecting culverts and pipewodcross the applicatioite as a whole
which shall include swales, ponds and pumping stations

w  the creation of areas of strategic landscape plantmgughout thePhase 1 area
and the longterm management and maintenance thiose areas oéxisting
areas @ landscaping which are proposed for retention

415416 As part ofthe Phase Hevelopment off-site highway improvement works in
the immediate locality of the applicaticgte will also be complete@ursuant to the
provisions of a Section 278 Agreement with tleedl Highway Authority

4164.17 These improvement works are detailed on draveirsgheduled afppendix3.

4174.18 In summary, following the construction of the principal vehicular and
pedestrian circulation routes within PDS, the remnant section okttisting
[2y3YStye3alrdS FyR F aSOdGA2y 2F aAR3AS Ittt [FyS gAff
[ FyS§é &l Grdskictiong @ mah)df Sdrional sections of Longmeanygate
and Midge Hall Lane will be implemented, subject to the agreement of LCC

| 4184.19 The extent ofvorks proposed in Phase 1 is consistent with the provisions of
the endorsed Masterplan.

4191.20 Further details of the component elementsthin Phase &reoutlined below

Enabling Works

| 420121 In order to facilitate the Proposed Development, extensive earthworkdwvill
required.
| 4.214.22 An Outline Enabling Works Strategy (July 2Q0R@nning Application File 8)

has be@ prepared and forms part of the planning submissiontaided Enabling /
Remediation Works Strategiesll be developed for each individual phase of
developmaent prior to development works in each individual phase commencing.

5 Proposed access points iniee employment area from Aston Way will be implemented in later phases of development
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422423 In summary, earthworks will be required to:

() Enable the removal of existing surface topsoil and surface made ground
materials, such as existing trackway, macadam / concrete and underlying
granular subbase materials from within the Test Track area of the Site;

W Enable the removal of principle earthwork features within the Test Track area of
0KS {AGS AyOtdzRRAY3I GKS weSad 1AttaqQ yR

w  To create a stable development platformlatels that will permit a sustainable
gravity fed surface water drainage system across the Site.

| 4.234.24 The proposed finished development levels will be prepared so as the total
FY2dzydi 2F WOdziQ gAff ONRIRf& Sldzishe@ (G2 GKS
development levels.

| 4.244.25 The overarching aim of théxoposedDevelopment scheme is, therefore, to
utilise all the materials that are currently present on Site within the overall earthworks
/ re-grade scheme so as to avoid the importation of soils / aggess from Site as far
as reasonably practicable.

4.254.26 Phase 1 will comprise the prineilenabling works:

®  The establishment of a constructidraffic Site access point offtan Way
involving the removal of some peripheral woodland planting and associated
landscaping moundsyhere present;

®  The construction of a new vehicular access roundabout in the north of the Site
off Longmeanygate and associated access roadway involving, but not limited to,
the localised removal of peripheral woodland, topsoil stripping eoad sub
grade preparation to relevant lines and levels;

W The construction of a new vehicular access roundabout in the west of the Site off
Longmeanygate and associated access roadway involving, but not limited to, the
localised removal of peripheral wolaohd, top soil stripping and road subgrade
preparation to relevant lines and levels;

w  The construction of a new vehicular access point and car park off Titan Way
involving, but not limited to, the localised removal of peripheral vegetation, top
soilstripping and road / car park subgrade preparation to relevant lines and
levels;

w  The localised removal of certain pegisting roadways and other existing
infrastructure within the Test Track area, with the retention of the majority of
pre-existing roadway to facilitate construction Site traffic during subsequent
development phases;

w  The development of principal access roadways connecting the two new vehicular

access points off Longmeanygate and the development of the new spine road
through the Site to Tita Way. Such works will involve the localised removal of
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existing peripheral woodland planting and associated landscaping mounds,
where present within the footprint of the proposed roadways, topsoil stripping
and road subgrade preparation to relevant lireegd levels.

w  The development of principle drainage infrastructure across the Site to
comprise:

Consent applications and approval from the Lead Local Flood Authority to
divert existing watercourses currently entering the Site and approvals to
work on existiig watercourses within the Site;

The development of new surface water open chasoe a & I, Wit & Q
interconnecting culverts and pipewark

Theconnection of incoming pipes / ditches from-gffe into proposed
WaglktSaqQ 2 NJ lbdaliséSréentowalof pradkistd\suriac
water drainage culverts;

The augmentation and rshaping of existing surface water pond featyres

The provision of surface water and foul water sewers below Phase 1
principal access roadways

4.264.27 Phase 2 (see below) will comprithe following enabling works:

w  The removal of / clearance of pexisting roadways and other existing
infrastructure within the Phase 2 development area

w  The crushing and screening (to a suitable grade) of hard arisings derived from
Phase 1 and Phase Rarance works within a designated processing area and
GKS GSYLERNINE aiG201LRAtAYy3 2F WIAGS 62yQ YR
subsequent use in development;

w  The stripping of existing topsoil and surface landscape fill materials from within
the Site Phase @evelopment;

w The stripping of existing topsoil and surface landscape fill materials from within
the Site Phase 2 development;

w The regrading of the Phase 2 area to appropriate levels;

W Preparation ofubgradenew estate roadwaysubgradeto approved lines ad

levels
4.274.28 Phase &b will comprise similar enabling works as described above.
4.284.29 The Outline Enabling Works Stratégys Appendix 7 ZPlanning Application

File 8)presents proposed cut and fill depths across the Site.
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4.2N.30 The proposed rgrade level across thentirety of the application Site
together with minimum / maximunfinished floor levels across the Site ateoshown
within the Outline Enabling Works Strategy.

Titan Way Access(Residential and Employment)

431.31 Theprimaryvehicular access to the Site vii# provided from Titan Way which
will be diverted and extended into the site. No access for general traffic will be
permitted between Titan Way and Paradise Lane. However, as part of the public
transport strategy for the Site there will be a requiremeatailow buses to route
between Paradise Lane and Titan Way. This will be controlled through the use of a bus
gate, which will comprise carriageway narrowing, appropriate signage and Traffic
Regulation Gders.

4.314.32 The main access to the employment area wilfioen Titan Way through the
introduction of a simple priority controlled access junction, with the potential to
provide two further accesses through the existing industrial estate off Astorf.Way

4.324.33 Details are presented in the planning application (drav8@P/15043/F27
Planning Application File.2

Longmeanygate (North) Access:
4.334.34 The proposedccess from Longmeanygate (north) shall comprise the
realignment of the existing Longmeanygate carriageway into the applicat®and
the creation of a roundabdyunction. Traffic calming features shall denote the start of
GKS [2y3YSlIye3ariS avdaASaG [FySé FT2NhalSKAOEf Sa (NI @St A
also include dedicatedorse crossings. The remnant section of Longmeanygate shall
become a shared priv@ drive forproperty nos.146, 148, 154, 162, 164, 166, 170 &
172

4.344.35 Existing woodland situated between the aforementioned properties and the
Ste entrance shall be retained in order to ensure visual separabetails are

presented in the planning appéition{drawing-SCRAS043/FZ /AR lanning-Applcation
Eile2)drawingSCP/15043/F06 Ré® (Planning Application FifE218).

4.36 A detailed landscape planting scheme for the northern access is preserttesl in
Planning Application Fiig5172 (drawing reference LEY1701_PPOREvEE).

4.354.37 The design of this junction has been amended from that submitted in
November 2017The amendments comprise the removal of the northern arm serving
existing residential properties and the provision of a new acteisese properties
further to the west together with a reduction in the width of the exit to the Liong
Mearygate Quiet Lane.

Longmeanygate (West) access

4.364.38 On the western boundary, Longmeanygate will be diverted into and through
the applicationSte via a roundabout junction. Existing areas of woodland planting will
be retained to the north and south of the roundabout which itself shall incorporate
landscape planting.

6 Proposed access points into the employment area from Aston Way will be implemented in later phases of development
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4.374.39 Further west, between the roundabout al®0, 192 Longmeanygate and
2 | £ { 2 yi &&dditidnalarea of landscape planting shall be created to provide
additional visual screening of views into the siterdperties 190, 192 Longmeanygate
'y R 2| t ()3hdlkba servdd Ny/a private driveway

4.384.40 Pan referencesCR/15043/F16eR-1SCPL54043/F16RevKd (Planning
Application File&2218) provides further detailsf the junction

439.41 For vehicles travelling in a northerly directiomtiance features on the
Y2NIKSNY FNY 2F GKS NRdzyRlI 62dzi akKhff RSy2i
[ Iy Bhés shall be subject to various traffic calming measures and a 20mph speed
limit asshown on the aforementioned plafsee-below).

a0+ NJ

w
[atN
ey
w

440042 Thedetalled Iandscape scheme for this entrance is shovdemge—de&a%—ﬁor

drawmgreference LEY1701 PPOlF@@\/DERev-_) (Plann|ng Appl|cat|on F|RSJr22)
peed-limit, as

Titan WayCar Park
4.43 A car park (20 spaces)mposed to be constructed within the employment area with
access from Titan Way. The purpose of the car park would be to accommodate cars
which may be displaced from Titan Way following the implementatiorewf firaffic
wS3dzA A2y hNRSNB 6¢whQav gKAOK g2dZ R LINBOf dzZRS 2y &l

Access and circulation within the application site:

4.434.44 The principal vehicular circulation routedthin the application siteshall have
a carriageway width & metres witha 3m wide shaed footway / cycleway on the
north western side and a 2m wide footway on the south eastern side of the road

442445 Details of their construction and surface treatment are provided onglan
referencal at Appendix 3-.

Drainage and Green Infrastructure

| 4.434.46 TheProposed Development will incorporate multiple Sustainable Urban
Drainage techniques (SUDS) as part of an integrated approach to surface water
management.

| 444447 Swales are proposed to be incorporated into the green corridors throughout
the PDS and will reducke surface water ruoff generated by the Proposed
Development. ThepdatedFlood Risk Assessment and Drainage Strategy presented at

Planning Application File Z&pendix-9-bfthe OEIRES(RPlanning-Application-File
1522} providesfurther details.

4.454.48 Existing ponds on the site will be retained and will act as a balancing
mechanism between the primary and secondary swales which will cater for storm
water storage. These have been designed to accommodate a 1 in 100 year event, with
an allowance for clima&tchange. he works will enhance the biodiversity function of

the ponds.
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444,49  Areas of strategic landscape plantiagd provisions to enhance opportunities
for biodiversitywill be created alongside the swales and highway infrastructure
throughout thePhase 1 @ea. Details of this strategic landscape planting are shown in
drawings LEY1701_PP01.00 RevE¢ LEY1701_PPORZ2ZRevcAD E(Planning
Application File617111).

447450 This new strategic landscape planting will augment that existing which is to be
retained within the site and on its peripheries.

4.484.51 The historic route of Doll Lane will be reinstated and become a greenway
running through the heart of the PDS on a nesthuthalignment. It will provide
FLOAfAGASE F2N a2FTF Nanb. Rtéwill belsdppoited Byda O Of Ay3 | YR K2NAS
network of other offroad paths looping through the development which shall provide
facilities for various recreational pursuits. As isc¢atikd on the plans presented the
planning applicatiorfsee Appendix.3 for full schedule of plarather recreational
FrOAfAGASE &dzOK a | GNRY GNIXAf FyR OKAfRNByQa L}Xle |
Development.

Longmeanygate Quiet Lane / Tradf Calming
| 4 4N.52 Within the sections of Longmeanygate / Midge Hall Lane which are to be
R2gy3INF RSR (2 avdzAiSid [lySée ailiddza I NIy3IS 2F GNIFFAO
implemented.These are shown ahie plan SCP/15043/F24 Rev (within Transport
Technical Notén File 14ESAppendix-6-JPlanning-Application-File.6These features
include the use of gateway features which will include signage, changes in surface
treatment and ramped entries. Further traffic calming features will be provided within
0KS WvdzASih [ySQ AGaSt Tz g kwaOwrowingf f Ay @2t @S { SND 0 dzA
further changes in surface treatment and the introduction of a raised table at the
Midge Hall Lane / Longmeanygate junction.

| 4.50.53 Detailsof the traffic calming measures proposed to be introduced on
[ 2y3AYSIEye3dl S 2dziaApa$of & fopaséd SpeedvedektBriito oI ySQ | &
mph and those to be introduced along sections of Longmeanyayatalso shown

| 451454 The proposed vehicular access points into the application site and the
proposed traffic calming / speed reduction measures to be pravidighin the
[2y3YStye3alrdS k aAR3IS 1 +tft [FyS avdaAaSad [FySé aKlFff o
of the HighwaysAct.
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Phase 2ResidentialDevelopment

| 4.524.55 Full planning permission is sought for ttrst phase of residential
development which stall be focussd upon tke north-west corner of the site

| 4.534.56 A total of197new homes are proposed to be created in this phase. A variety
of styles and sizes will igovidedincluding detached, sensietached and mews style
properties.

4.544.57 The proposed mix of accommodation is as follows:
w 106 x 2 bed homes
w 11102 x 3 bed homes
W 796 x4 bed homes

4.58 The proposed site layout plan is presented within drawings@ZQ1 ReidD; LFFRPLO1
H7793:01RAnd 41/P/PL01/ReviO G.

4.554.58 The houses will be betweelhand 3storeys in height and be of traditional
construction. All will be finished externally with either #ledck orreclaimed stone
with Russell Grampian Grey Slavef tiles.Four bungalows are included as part of the

mixof accommodationl LINP L2 NI A2y 2F (GKS K2YSa gAtf 6S LINRBOARSR
K2YSaé¢ adzoaSOG G2 Thaifodse ighksiicobk bifarddéas  aaSaaYSyd o
G FTF2NRI0fS K2YvyS4¢ gAaff 68 G(KS w2Eo0eéX alARaidz2yS | yR

achievean appropriatdevel of compliance with the NDSS.

4.564.59 Amix of diferent house types which have been carefully selected from a
wider pallet to create a development which is visually interesting yet is coherent with
the surrounding area. The use of different materials wéhte visual interest and
variety to the street scene.

4.574.60 The Design & Access Statement and Design Code explain how the design of
each property within the detailed element of the planning application has taken
inspiration from the surrounding area, to ensw@nsistency with the surrounding
traditional house types found within Moss Side and Midge Hall.

| 4.581.61 Each individual plot has been designed with a garden and landscaped area to
create a pleasant and attractive environmemhere will be a combination dletadhed
garages, integral garages atidvewayparking arrangements across the site.

| 4.5N1.62 A Sustainability Statement is included within the planning application. It
confirms that the Proposed Development will meet the requiremerBafding
Regulationghrough thel LJLJ A OF G A2y 2F ( KoSoms#dctioa.NA O FANRGQ | LILINE I OK

| 4.601.63 Detailed landscaping proposals are included within the application for full
planning permission. These provide details of the existing trees / hedgerows / areas of
woodland to be retained and thse to be removed to facilitate the development.

| Details of new landscaping plantiagd provisions to enhance opportunities for
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biodiversityare also presented.andscaping proposals are presented on the plans
LEY1701_PP01.00 R&¥cAto LEY1701_PPOY2/ Reve €A (Planning Application
File2617) and 471/P/HL/0RevED (Planning Application Fi2719).

4.64  An acoustic barrier is proposed to be erected on the eastern boundary of the Site,
adjacent to the existing employmeatea

4.65 The barrier will irplaces compriséhis-willcomprisa2.5metre acoustic fence
situated on top of &metre-highlandscape bunénd in other locations a free standing
fencestanding to between 3.3m and 3.75 metres indie. The barrier isthich-is
designed to screen residgal properties from any noise breakout from the
employment operations adjacent.

4.634.66 In addition, the Proposed Development has been designed to orientate the
properties nearest this employment use so that the rear gardens are inward facing.
This will allow pise breakout to be screened by the buildings themseluesails of
the barrier are shown on plans LEY1'RED1; LEY176RS02; 457/ED/4Rev Gand
471/ED/41 Rev B5HED/AL Re¥Cin Planning Application FildS and 28-and-B3.

Phases 85: Residentialdevelopment+ education, employment and local
centre phases

| 4.624.67 Outline planning permissionith all matters reserved is sought for Phasées 3
and the education, employment and local centre phasdsichcomprise:

| w the development of upetween 653 andte 753 new homeswith associated
highways, green infrastructure (including public open space) and car parking
with the precise mix of units within each phase to be determined by prevailing
market conditions at the time of eadubsequenteserved méers application.

®  the development of up t®,000sq metres 0B1 accommodation; up to 15,000
sgm of B2 accommodaticandup to 8,000 sgm of B8 accommodation within a
6.09ha parcel of land with associated highways, green infrastructure and car
parking;

w  the development of a local centre comprising of u@000sq metres of
accommodation which may be occupied by any combination of uses falling
within Use Classesl, A2, A3, A4, A5, B1 or D1of the Town and Country Planning
Act1990(including health centréclinic) (which shall not exceed 2,500 sqm of
main town centre uses), with associated green infrastructure and car parking.

w  The provision of &wo form entry primary school on &.646 hectare parcel of
land, which is reserved for such uses in the endorsed Masterplan. The primary
school would be delivered by Lancashire County Council at a stage in the
development of the site which they consider to be appropriate relevant to the
rate ofconstruction of development on site and the consideration of matters
relating to capacity of primary schools in the locality more generally.
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| 4634.68

A series of development parameters have been defined in order to provide a

framework for the preparation and subssion of subsequent reserved matters
applications.

| 4.644.69

The parameters also define the framework for the Environmental Impact

Assessment dhe outline areas othe Proposed Development.

| 4.654.70

It is anticipated that tkseplanswill be tied to the grant of plannign

permission via an appropriately worded condition, requiring future reserved matters
submissions to be in accordandieparameter plans are provided in Planning

w

w

w

| 4664.71

Application Filel3 andparameters havéeendefined in relation to:

Land use (i.e which parof theSte will be developed for thelifferent uses) (see
plan15_008-P027RevbrE);

Access and movement (i.e. the positi@onfigurationand alignment of vehicular
/ pedestrian/ cyclist / equestriarmovement routes not otherwise defined in the
application for fulplanning permission) (see pld5_008P31 ReVvGEDE)

Development parcelsvhich define the limits of built development relative to
vehicular / pedestrian movement routes and areas of landscape plantieg) (
plan15_008P033;

BlockStructure (see plan 03808-P020RevCEA)

The provision of areas of public open space and green infrastructure not
otherwise defined in the application for full planning pession;

Building heightsgeeplan015_008P034RevAB)
Green Infrastructure (LEYO1)

The land for the proposed employment area, local centre and primary school

will be remediatedhas necessargind prepared for developmerih accordance with the
ALM Enabling Works strategy for the site

| 467.72

The opportunity for the development of employmestcommodation and

local centre facilities will be marketed by Property Capital pursuant to a strategy to be

agreed with SRBC as a condition of any planning permission which may be granted. The

employment accommodation and local centre facilities will bbvéred in response to
appropriate demand from prospective occupiers and operators.

4.684.73

The timing of delivery of the primary school will be influenced by the rate of

housing delivery on the application Site and wider considerations relating to capacity
within existing schools. Delivery of the primary school would be the responsibility of
Lancashire County Council, as the local education authority.

46A.74

Subject to outline planning permissitieing granted, a series of reserved

matters applications would be preparéakr the different character aread\s set out in
the endorsedPart One: Masterplan Visi@tatement, eich application would be
supportedby a Character Area Design Code which shall contain a level of detalil
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commensurate with that presented for Phase 2 eleypment which is the subject of an
application for full planning permission.

Paradise Park

47A.75 Paradise Park is included within the boundary of the planning applic&t®n
However, no built deMepment is proposed within ith package of ecological
enhane@mentmeasures arehowever, proposedwithin Paradise Paro ensure that
the Proposed Development delivers a net gain to biodiversity across the application

site as a whole. These measures are identified on the ERAP letter dhledidary [Formatted: Superscript

2019 which isittached the Turley letter dated™January, both submitted as part of | Formatted:  Superscript

the planning applicatiofPlanning Application File 26).

Overall Development Mix
| 4.734.76 In totality the Proposed Development shall comprise the following mix of land
uses
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Table 4.1: Development Mix

Land Use Quantum (units Land Take Green Land Take
/ floor-space (Gross) Infrastructure  (Net)
(m2)
| Residential Up to 950 344344623 ha 9.544472615ha 23.994.99
ha
| Employment (B1/ Up to 28,000 m:6.09 ha 176/827ha  432626%ha
B2 /B8)
Local Centre Up to 3,000 m2 1.252 ha 0.375ha 0.877ha
| Primary School ~ N/A 1674646ha  0.74ha 0.908).894
ha
| Highway N/A N/A N/A 084790
Infrastructure
Paradise Park N/A 9.71 ha N/A 9.71ha
Total 53.16ha 12463351557 40.69780%
ha 03

Green Infrastructure

| 472477 The Propose®evelopment will, as described above, result in the loss of some
areas of Green Infrastructure within tt&tewhich are allocated as such in the adopted
Local Plan. It will also ensutheretention of other areas oéllocatedGreen
Infrastructure and the provision of new areas of Green Infrastructure.

47A.78 The relevant details (excluding Paradise Park which shall be retained in its
entirety) are presented below:

Existing Glvithin site (allocated in SRBC Local Plan) 7. ha

Existing Gvithin site (allocated in SRBC Local Plan) retainec 4.183-475ha

Existing Glvithin site (allocated in SRBC Local Plan) remove 3.594-36ha
for development

Proposed Replacement @ithin site 8.2841719.082
Retained Existing Gl + Proposed Replacement Gl 1246435

Total Green Infrastructure Proposed 12.

Difference (Existing and Proposedc¢@xisting Gl) +4722581901ha

4.76 As noted above, Paradise Park is excluded from the above figurgs@rides a
further 9.71 hectares of Green Infrastructure / Public Open Space.



Public Open Space

474479 Thequantum ofGreen Infrastructure within thapplication Site includethe
provision of 3.2 hectares of new Public Open Space to meet the needs of the future
community.

Associated Development

4.754.80 As is identified ithe Environmental Statemer{Planning Application Files 5
10)and Transport AssessmefliS Appendix 6 Planning Application Files 6 and 7)
the Proposed Development will give rise to impacts onagerjunctions éthe local
highway network which require the implementation of mitigation works.

4.764.81 These works would be delivered pursuant to a Section 278 Agreement with
the Local Highway Authority.

4.774.82 They do not form part of the development for which planning permission has
been sought but they are associated witigit ! 2 82 OAF 4§ SR 5S@St 2LIYSy (¢ o

4.784.83 The Associated Development comprises:

Longmeanygate/Flensburg Way Roundabout

4.7A9.84 The improvement scheme involveédening on both the Flensburg Way and
Schleswig Way arms to provide two lane approaches and two exit lanes. Widening is
also proposed on Comet Road and Longmeanygate east arms to provide increased flare
lengths. This will involve removal of the existgrgss verges.

4.801.85 A number of safety |mprovements are also proposed which invaive
enlarged central islandhe-in al-isld
improve deflection, circulatorgnd approach Ianmarklngs to better improve Iane
discipline and improved pedestrian crossing facilities through an increase to the size of
the splitter islands and introduction of dropped kerbs / tactile paving.

4.814.86 All the works can be delivered within the adopted highway are shown on
plans within the Trasport Technical Notat Application Fil@114-.

Dunkirk Lane/Schleswig Lane Traffic Signal Junction

4.824.87 The improvement scheme involves doubling the length of the two lanes on the
Schleswig Way southbound approach (achieved through amendments to the white
lining) and amending the outside lane to right turn only. It is also proposed that the
right turn indicative arrow phase on the Schleswig Way north approach is removed and
the right turning traffic gives way, which will allow for one of the existing sigagest
to be removed, freeing up green time for the more critical movements. Road markings
within the junction are also proposed which will encourage drivers turning right to
better position themselves within the junction, providing greater capacity for the
ahead movement on the Schleswig Way northbound approach.

4.84.88 A plan of the improvement schemedsntained within thelransport Technical

Note at Application Fil2l. FranspertAssessment-atES-Appendix6-1{Files6-and 7)
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Leyland Tiger Traffic Signdilinction

4.844.89 An improvement scheme is proposed which involves carriageway widening to
provide a two lane flare on the Longmeanygate east and west approaches to the
junction, achieved through the narrowing of the footway (still within acceptable
widths) and amedments to road markings.

4.8%4.90 A plan of the improvement schemedantained withinTransport Technical

Note at Application Fila1 14-—the TransportAssessmentatES-Appendix-6-1{(Files 6
and-7)

Footway Improvements

4.864.91 A footway is provided on the southern side of Comet Road for the majority of
its length, however, there is a short section missing approximately 80m to the west of
Boxers Place, which currently requires pedestrians to cross the road or walk in the
verge. 1is proposed that a new section of footway will be introduced which can be
delivered within the adopted highway. This will provide prospective residents with a
direct route towards Leyland.

4.874.92 A plan of the improvement scheme is contained within thenspat Technical

Note at Application Fil2114. TransportAssessmentat ES-Appendix6-1{(Files6-and 7)

Section 106 Heads of Terms

4.881.93 Draft Heads of Terms for a Section 106 Agreement have been discussed with
SRBC and amdtached at Appendix 1. In summary these include the following
commitments:

w  Affordable Housing
W Public Transport
W Public Open SpacegOff-site contributionand maintenance

W Renewable Energy

Community Infrastructure Levy

4.8A.94 The community Infrastructure Levy wiasroduced by the government in April
2010. It allows Local Authorities in Englamdi Wales to raise funds from developers
who are undertaking new building projects in their area. The money can be used to pay
for a variety of infrastructure projects thare identified on a published list known as a

WwwS3dzA  GA2Y mMHO [AAGQ® ¢KS tAad AyOfdRSa

infrastructure, education provision
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4.90.95 Charging in South Ribble began on 1 September 2013 and applies as follows:

Land Use Cost per sgm

Dwelling houses (excluding apartments) £65

Convenience retail (excluding neighbourhood £160
convenience stores)

Retail warehouse, retail parks, and neighbourhood £40
convenience stores

Community Uses Nil

All other Uses Nil

4.87 As part of the planning application the relevant CIL liability forms have been included.
This comprises the CIL Liability Form, CIL exemption form and CIL Questions form,
which are required by SRBC.

4.88 The Phase 1 infrastructure works are not liable for the payment of CIL. The CIL payment
required in respect of Phase 2 has been calculated.

4.89 In totality the proposed97 dwellingsn Phase 2 would providl,010 sqm of gross
internal floa space.Thecurrent CIL charge for residential development in SRBC is £65
per sqm. The guidance provided by SRBC also sets out that BCIS Index Figure must be
applied to the calculation (1.222). This generates a CIL payment of £1,668,824.30,
which will be payablinad 02 NRIF yOS gAGK GKS /Shamdéawt Qa OKIF NAAy3a aoOKS$
2F GKS ' F2NBYSyiA2ySR K2dzAaAy3d 0SS RS&aA3ayFGiSR a al FF2I
application negotiations then the aforementioned payment figure would be reduced by
the relevant amount as affordablhousing is not liable for the payment of CIL.

| 4.914.96 The application for phases3is in outline and thus the quantum of fleor
space likely to be delivered and the proportion of affordable housing is unknown.
Therefore, the total floorspace area has been estied at80,307.26 sgmbased on
753 dwellingopen market houses (assuming an average floorspace area of
103.65sgn. This would generate tatal estimated payment of £6,378,805.57, which
would be payabld y | OO0O2 NRIy OS gAGK GKS /2dzyOAt Qa OKIFINHAy3a aoK

4.924.97 Further payments in respect of the retail component of the scheme may also

be necessary depending upon the size and nature of accommodation proposed at
reserved matters stage.
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5. Planning Policy Context

Introduction

5.1 In accordance with Section 38(6)tbé Planning and Compulsory Purchase Act 2004,
the applicationfalls to be considered against the provisions of the adopted
Development Plan, unless material considerations indicate otherwise.

5.2 Planning policy, development plan documents and guidance ajy#ido the
development proposals is contained in:

w  AdoptedCentral Lancashire Core Strategy (2012);

w  AdoptedSouth Ribble Local Plan (2015);

«  Adopted South Ribble Renewable and Low Carbon Energy SPD (2014);
w  AdoptedCentral Lancashire Affordable Housing SRI2Z)

w  AdoptedCentral Lancashire Open Space and Playing Pitch SPD (2012)
w  AdoptedCentral Lancashire Design Guide (3012

w  Adopted Biodiversity and Nature Conservation SPD (2015)

5.3  Other material considerations include the National Planning Policy Frarketier
Framework) (March 2012) and associated Planning Practice Guidance (PPG) (March
2014, as updated), and relevant ministerial statements and government
announcementsThe Preston, South Ribble and Lancashire City Deal is a further
material consideratip.

5.4  This section presents a summary of the key policy messages from the above
documents.

The Development Plan

Adopted Central Lancashire Core Strategy

5.5  South Ribble Borough Courteédlsworked in conjunction with Preston City Council and
Chorley Borough Council to produce a Core Strategy, as a joint strategy across the
three authorities.

5.6  The Core Strategy was prepared jointly by Preston City Council, Chorley Council and
South Ribble Cawil and was adopted in July 2012. It is an important document with
the purpose of helping to cordinate development in the area covered by these
councils.

5.7  The Joint Core Strategy sets the strategic policy context for development across the
three authoriiesfor a 15 year period.
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5.8

5.9

5.10

5.11

5.12

5.13

5.14

The Joint Core Strategy covers strategic policies such as travel, housing development,

education, waste management and air quality, which are relevant to the application
Ste.

Presumption in Favour of Sustainable Development
Poicy MP sets out the presumption in favour of sustainable development and

enshrines the main thrust of the Framework within the development plan; in particular

it indicates that the councils:

GoodgAft fglea ¢2N] LINE I Dlitbnd $Hick mearktiak

proposals can be approved wherever possible, and to secure development that
AYLINRE@Sa (KS SO02y2YAO0: a20Alf YR SYy@ANRYYSyGl f

Spatial Strategy
Policy 1 sets out the spatial strategy for fentral Lancastersubregion The policy

seeks to concentrate growth and investment within the Preston / South Ribble Urban

Area, including Bamber Bridge.

Housing Policies

Policy 4 sets out an objective of ensuring that there are sufficient sites identified to
provide adeliverablefive year supply of housing land in locations consistent with Policy
1 and of a type suitable to meet the requirements in the local area. An annual
requirement of417 net additional dwellings per annum (dpa)South Ribblés set. The
policy also recognises the need to maintain a medium and long term housing land

supply by identifying specific development sites thghuhe Site Allocations
documents (Part 2 Local Plans) prepared for each Borough

New housing should be ofdensity which is in keeping with local areas and will have
no detrimental impact on the amenity, character, appearance, distinctiveness and

environmental quality of an area (Policy 5).

Subject to site and development consideratioasidential developments the urban
part of Preston, South Ribble and Chorley should provide affordable hdansing
accordance withPolicy 7.

W5S@St2LIYSYyld alyl3asSySyidQ t2fA0ASa

The Core Strategy also includes a number of policies which relate to development

management. Those oélevance to this application seek to ensure that new
residential development:

w

Contributes towards the provision of any necessary infrastrucingdding
education facilities (Policies 2 and 14).

Reduces the need tivavel by car by encouraging and imptiag opportunities

for cycling, walking and public transport (Policy 3).

F LILX A O yia

Takes account of the character and appearance of the local area, including in the

design, safeguarding of the built and historic environment malationshipto
existing land uses armtcupiergPolicy 17).
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5.15

5.16

5.17

5.18

W Integrates well into the existingetlement patternandthe landscape character
type within whichit is situated and contributes positively to the conservation,
enhancement or restoration of appropriate featur@olicy 21)

w  Consaves, protectsand seekopportunities to enhance biological and geological
asses (Policy 22)

W Integrates publihealth principles and assists in reducing health inequalities
(Policy 23).

W Ensures everyone has accessport and recreatioracilities (Paty 24).
W Reduces levels afime and improves community safgyolicy 26).

W Incorporates sustainable resources through a number of measures such as the
Code for Sustainable Hom@3olicy 27).

W Reduces the risk of flooding whilstmproving water quality anchanagement by
minimising the use of potable water, promoting investment in sewage water
treatment where necessary, encouraging the use of Sustainable Urban Drainage
Systems and seeking to use Green Infrastriectarcontribute to flood relief
(Policy 29).

Adopted South Ribble Local Plan
The South Ribble Local Plan was adopted in 2015. It sets the strategic policy context for
development in the borough in the period to 2026.

The majority of the applicatioite comprises the former Leyland Test Tré&itk,
known as Doll Lanét ispreviously developed lanaind isallocated forresidential led
mixed use dvelopment Policy C2 Redevelopment of th&te is seen as having the
potential to make aignificant contribution towards the economic growth oéth
borough.

It advises that planning permission will be granted for the redevelopment oStee
subject to the submission of:

(@) an agreed Masterplan for the comprehensive redevelopment ofStes to
include residential, employment and commercial yses

(b) aphasing and infrastructure delivery schedwded

(c) an agreed programme of implementation in accordance with the Masterplan
and agreed design code.

The supporting justification to the policy goes onto confirm that community facilities
within the Ste shout include a small local centre to serve the needs of residents. It
also advises that an assessment of education and health provision in the local area will
need tobe undertaken and proposals to address any deficiencies put forward.
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5.19

5.20

5.21

5.22

5.23

5.24

5.25

Policy C2 also emphass the importance of Green Infrastructure within it which
Aa G2 GF1S F a@AfttlF3IS AINBSYE | LIINRBFEOK gA0GK fAYy]1SR
bridleway and footpath connections within ti&te.

It is important to note that Policy C2 does not séekonstrain the qguantum of
residential development which is to be provided &te nor does it set out minimum
requirements relating to the level of employment land provision / size of local centre.

Policy D2 also relates. It confirms that sufficiendl@allocated in théocal Plaro
accommodate the development of 6,576 dwellings over the plan period to 2026. The
former Leyland Test Tra&ke forms part of the identified supply. The policy does not
seek to constrain the quantum of residential dey@ioent within theSte but does
estimateits capacity as being 750 units. Delivery is expected to be phased with 50
units in the period to 2016; 365 units in the period 20162020/21 and 335 units in

the period 20212026.

The renmainder of the applicatiolite comprises areas of existing vegetation which is
allocated either as Green Infrastructure (Policy Gien Corridor / Green Wedge
(G12)

Policy G7 advises that development which would involve the loss of Gl will not be
permitted unless (a) alterrive provision of similar and / or better facilities for the
community will be implemented on another site or within the locality; or (b) it can be
demonstrated that retention of the site is not needed to satisfy a recreational need in
the local area; an(c) the development would not affect the amenity value and nature
conservation of the site.

Policy G12 advises that development within Green Corridors may be permitted, in very
exceptional circumstances, if it can be demonstrated that the proposal wavd h
significant community and environmental benefits and measures can be provided to
compensate for the loss of area of green infrastructure within the locality. It goes onto
add that new developments should providew green corridors to existing/

neighbairing communities.

There is aange of other Development Management Policies which are of relevance to
the determination of the application as follows:

w  AlcgDeveloper contributions

w F1¢ Parking standards

w  G8¢ Green Infrastructure (provision in new despiments)

w G11¢ Green Infrastructure Provision in Residential Developments
w  G13¢ Trees. Woodland and Development

w G14c¢ Unstable or Contaminated Land

w  G16¢ Biodiversity and Nature Conservation
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5.26

5.27

5.28

5.29

5.30

5.31

5.32

w  G17¢Design Criteria for New Development
w H1¢ Protection ofHealth, Education and other Community Facilities

A summary to the key requirements of each of these policies and an assessment of the
applications consistency or otherwise with them is preasdrin Chapter 6

Preston, South Ribbland Lancashire City Deal

The City Deal across Central Lancashire is administered by Lancashire enterprise
Partnership. This City Deal has set up Enterprise Zones and identified different projects
which will assist itransforming Central Lancashire, creating thousands of new jobs

and homes, while increasing the size of the local economy by £1 billion.

Within this area of South Ribble, there are several projects identified as being capable
of driving change and development requireé8bme examples of these projects include:
housing in Bamber Bridge, Cuerden Strategic Site and the Penworthpasby

The City Deal sets out that the development which is the subject of this planning
application will provide the following:

a2 Al K ¢ifyandkdptiyment development planned on the former Moss Side
test track, connectivity will be improved with the widening of Flensburg Way between
the tank roundabout and Longmeanygate.

A number of employment sites have been identified including ats@eerden just off
the M65, aiming to create thousands of high quality jobs and spark investment in the
I NBI ¢

Cuerden Stategic Site is another exampléthe projects which have benefitted from

the City Deal. This planning application was approved anplg committee on 26
September 2017, for an employment led scheme comprising some housing, retail and
leisure, in addition to local highways improvements. The Cuerden Strategic Site
includes the development of an IKEA retail store, which will be broogivefd in the

first phase of this development. Cuerden Strategic iSitee single largest economic
development site in the City Deal with the potential to create in excess of 4,500 jobs,
more than 10% of the jobs expected to be created in the City ®ea over the next
decade. Cuerden Strategic Saealso capable of delivering up to 57ha of commercial
development space or up to 46% of the City Deal allocation.

Clearly the Cuerden Strategic Site has been a catalyst for the City Deal in achieving its
aims. There are many other projects which are also scheduled to benefit from the City
Deal. It is important to brinthe Doll Lanel.eyland Test TradkoposedDevelopment
forward in order to fulfil the aspirations of the City Deal for economic growth g thi

area of Central Lancashire.

Adopted South Ribble Renewable Energy and Low Carbon(381%)

This document has been produced by SRBC with the intention of supporting policies
within the Central Lancashire Core Strategy and South Ribble Site Allocatibns an
Development Management Policies DPD. The purpose of the SPD is to provide advice
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5.33

5.34

5.35

5.36

5.37

5.38

5.39

5.40

to applicants on the suitability, appropriate location of such technologies and how the
planning system relates to them.

The purpose ofhis SPD is to provide guidanceyime and clarity for all parties on how
to balance the needs of protecting the qualities of the borough with the increase in
uptake of renewable energy and low carbon technologies.

Adopted Central Lancashire Affordable Housing SPD (2012)

The purposeoftli {t 5 A& (2 LINBPDARS I ROAOS 2y K2¢ (GKS [/ 2dzy OAf
L2fAOexs Fa aSdi 2dzi Ay SFEOK 2F /SYydNIf [FyOFI aKANBQa 5
implemented. This includes guidance on the range of approaches, standards and

mechanisms required tdeliver a range of affordable housing to meet local needs.

¢KS {t5 aSida 2dzi GKFGX Ay | O02NRIFYyOS gAGK / SydNI € [
for affordable housing are set subject to site and development considerations such as
financial viability and@ontributions to community services.

{SO0lGAa2y C aitriSa GKIFIG Fye FFFRRROBRA &2dzaAy3d 2y &A0S:
disperse them across a community to promote social inclusion and ensure the
affordable housing is fully integrated with the market himggs

The SPD also sets out guidance forsitf affordable housing contributions. It states
that where it can be robustly justified, edite provision of affordable housing may be
acceptable as long as the agreed approach contributes to the creatioixetl
communities in the local authority area.

Adopted Central Lancashire Open Space and Playing Pitch SPD (2012)

This SPD was produced between the three authorities with the purpose of setting out

GKS / 2dzy OAf Q& LI2f AOASAE& Zhé SPDLMIyYdesiguitla®@Sont Yy R LI F @ Ay 3 LIA (0 «
provision of open space standards and how they will be applied.

For South Ribble the standards have been sets out as follows:

w  Amenity greenspace: 1.33 hectares per 1,000 population

W Provision for children and young people: Ot@&tares per 1,000 population

W Parks and Gardens: 0.66ctares per 1,000 population

W Natural and SerriNatural green spaces: 1.8@ctares per 1,000 population

w  Allotments: 0.0thectares per 1,000 population

W Playing pitches: 1.1Hdectares per 1,000 populatio

Adopted Central Lancashire Design Guide (SPD 2012)

This document was produced across the three Central Lancashire Authorities with the
purpose of providing an overview of design principles across the kmeazers

residential development as well as commercial, public realm and retail.
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541

5.42

5.43

5.44

A key objective of the SPD is to raise the level and quality of design of new buildings in

the built environment across the whole of Central Lancashire and reinforce ggeauni

character.

Adopted Biodiversity and Nature Conservation SPD (2015)
This document has been produced between the three Central Lancashire authorities
and aims to improve biodiversity in relation to international, national and local areas of
recognised importance. The SPD states that it aims to ensure there is no net loss of
nature conservation assets, and where appropriate there is an improvement.

Employment and Skills SPD (December 2016)

This SPD has been prepared jointly across the Central Lancashire authorities. Its

purpose is tanvestigate the social value which candmtled to the planning

application stage of developments. Particularly in relationtothe RRSR @I t dzSQ o0SySTAda

to the residents of Lancashire, in the area of employment and.skills

Other Material Considerations

National Planning Policy Framework

TheNa A2yl f tflyyAy3 t2fA0&8 CNIVYSg2N]
planning policies for England and how these are expected to be applied; it also sets out
the requirements for the planning system to the extent that it is relevant,
proportionateand necessary to do so. The themes that are relevant to the
determination of this application are summarised below.

w

6aGKS CNI YSs2N] £ ¢

Positive Planning The Government has made clear its expectation, through the
Framework, that the planning system should positively embreekconceived
development to deliver the economic growth necessary and the housing needed

to create inclusive and mixed communities.

Achieving Sustainable DevelopmeniThe presumption in favour of sustainable
RS@PSt2LIYSyd Aa GKS heugrethieRFanfeworkiotBothR Q NXzy y Ay 3
plan-making and decisioetaking. For plammaking this includes the requirement

for local planning authorities to seek opportunities to meet the development

needs of their area. For decisitaking where policies within the delopment
plan are out of date, this means granting permission unless adverse impacts
would outweigh the benefits, or specific policies within the Framework indicate

development should be restricted.

Development Plans The Framework makes clear that favélopment plans to

be afforded full weight in the decision making process they should He-up

date; prepared and adopted in accordance with the Planning and Compulsory

Purchase Act 2004; and have no more than limited conflict with the Framework.

Where tte development plan policies are likely to be regarded as out of date or

KIS Y2NB (KIy WEAYAGSR O2yFtA0GQ 6AGK GKS CNIYSg?2
that a decisiortaker may apply (Paragraphs 214 and 215). Relevant policies

within emerging Local Plam€may also be given weight in the decisinaking

process, dependent on their stage of preparation and the extent of unresolved

objections (Paragraph 216).
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5.45

5.46

W Building a Strong, Competitive Economyrhe Framework encourages local
planning authorities to avd the long term protection of sites allocated for
employment use where there is no reasonable prospect of a site being used for
that purpose (Paragraph 22).

w Housing Development Housing applications should be considered in the
context of the presumptioin favour of sustainable development. Relevant
development plan policies for the supply of housing should not be considered
up-to-date if the local planning authority cannot demonstrate a-fpear supply
of deliverable housing sites (Paragraph 49).

Inodertod 0 2 2 &G & Atg gubplyofdoduging flaa planning authorities should
use their evidence base to ensure their Local Plans meet the full objectively assessed
needs for market and affordable housing; identify-gear land supply of deliverébd
housing sites; and identify a supply of specific developable sites or broad locations for
growth for years & 10 and, where possible, for years 415 (Paragraph 47).

Government Ministerial Statements on Housing

The past two Governments have issuedmas ministerial statements and strategies
on the need to boost the supply of good quality new homes in the UK. These are
summarised below:

W Laying the Foundations: A Housing Strategy for England (Communities and
Local Government, November 2014)ntroduced in the autumn 2011 budget
statement as a response to earlier Ministerial Statements and budget
announcements which recognised that a thriving, active but stable housing
market is critical to the economic and social wellbeing of the country. The
strategyset out Government proposals to get the housing market moving.

®  Housing and Growth (Communities and Local Government, September 2012)
In September 2012, the Secretary of State for Communities and Local
Government made a further announcement confirmingttthe number one
priority for Government is to get the economy growing. He stated that the need
for new homes is acute, but supply remains constrained, noting that housing
schemes in areas of high demand could provide a real benefit to the local
community2 Y OS RSt AGSNBR® ¢KS {dFGSYSyid aSi 2dzi D2@SNYyY
work in partnership with local authorities, promoters and the community to
deliver major housing sites.

W Fixing the Foundations: Creating a More Prosperous Nation (July 2Q1r5)uly
20150 KS D2 @SNY YSy dRAdfoif fLaaFEikee8p ! YQ& LINRRdAzOGA BA e
growth, centred around two key pillars: encouraging lbegn investment, and
LINEY2GAY3 I R e2intleasihghouSind 2igliry & seen as a
fundamental part of promoting dynamic economy.

W Fixing Our Broken Housing Market (Housing White Pagefhe Housing White
Paper (HWP) was published on 7 February 2017 in response to the
aforementioned concerns regarding the shortage of quantity of good quality
housing. It set out plans to reform the housing market and boost the supply of
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new homes in England’he HWP outlines four proposals required to achieve the
D2@SNYyYSyiQa LXlIyasz +a F2tt2p6ay

Planning for the right homes in the right plaegscluding making better
use of land for housing

Building homes fastagincluding supporting developers to build outore
quickly by tackling unnecessary delays)

Diversifying the market including supporting housing associations and
local authorities to build more homes

Helping people now including encouraging development of housing that
meets the needs of our futerpopulation
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6.1

6.2

6.3

6.4

6.5

6.6

6.7

The Principle of Development

Section 38(6) of the Planning and Compulsory Purchase Act 2004 refers to the
Development Plan as a whole and requires that:

GLT NBIAFNR A& G2 6S KIR (2 (KS 5S8S@St2LISyd tftly F2NI i
be made under the Planning Acts, the determination must be made in accordance with
GKS tfly dzyt Saa YFOISNARIE O2yaARSNIrdAz2ya AYyRAOFIGS 20K

This is in addition to Section 54A of the 1990 Act, and is a reiteration of the
presumption in favour of developemt that accords with an adopted and up to date
Development Plan, as qualified by Paragraph 12 of the Framework.

The Framework makes clear that Development Plans should be keptdgie and in
accordance with its policies at all times, following the agmh of the presumption in
favour of sustainable development. For that reason, wherever an adopted
Development Plan is absent, silent or not up to date, or where there is more than
limited conflict with its policies, the Framework will carry greater weagha material
consideration in the decisiemaking process.

The second part of Paragraph 14 of the Framework sets out clear guidance for decision
makers, stating that unless material considerations indicate otherwise, the
presumption in favour of sustaibée development means:

G LIWINE @AY 3 RSOSE2LIVSYyd LINRLRAalta GKFIG | O02NR sAGK (K:
RStfl&aé¢o

Consideration of the principle of development

It is considered that the principle of development at #ygplication Sités established
by virtue of the following:

w  The Site is comprised principally of brownfield land.

w The Site is allocated for development in the adopted development plan.

®  The Site is a critical part of realising the City Deal.

w ¢KS {AdS Aa AyOftdzRSR glandkuppfy. { w. / Qa RSt ABSNI o6fS K2d
w  The Proposed Development accords with the endorsed Masterplan.

Each of these matters is discussed in turn.

Site Regeneration

There is a long history of vehicle manufacture in Leyland, beginning with the

establishment of Leyland Motors in theté 19" Century. The company was a

manufacturer of lorries and buses, and later became known as Leyland Motor

Corporation Limited, and then British Leyland after being nationalised in 1975. Leyland
Motors was a significant local employer, employing ovE0Q0 local people during the
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6.8

6.9

6.10

6.11

6.12

6.13

6.14

6.15

6.16

mid-20" Century. The factory played an important role during World War I, including
the manufacture of the Cromwell Tank.

¢KS {AGS AdGaStT sgra GKS GSad GNIX Ol FrLOAtAGE F2NI[ Sefl
to trial prototypes of new vehicles. It was a key part of the Leyland Motors operation

T2NJ AaSOSNIt B8SIENAR® ¢KS {AGS Aa GKSNBT2NBE |aa20AF GSR
economic and social history, but has beatant andunused since its closure in the

late ppn Q& @

TheapplicationSite is currently in a state of serious disrepair. The majority of
structures within the Site including the test track itself and the surrounding vegdire
derelict. It experiences trespassing and aucial behaviour. It suffefsom fly-tipping,
graffiti and bonfires. This is having an affect both on the physical structures at the Site
and its natural environment, both of which are continuing to degrade in quality. There
is therefore a compelling need to remediate the Site.

TheNPPF sets out 12 core principles for the planning system in England. One of these is

to:
G9y02dNI 38 (KS STFSOUAOGS dzas 2F tFyR 08 NBdaAy3d fFyR
GONRGYTFASER I yROI LINPOARSR (paraglaphild) Aa y2d 2F KAIK S\

Moreover, Policy 1 of the Central Lancashire Core Strategy sets out a requirement to:
6C20dza INRGYGK YR Ay@SaiaySyild 2y 6Stt t20FrGSR ONRGY FA

The remediation and regeneration of the Site for residential uses is therefore aligned
with some of the key aspirations of planning policy at both the national and local level.
The grant of planning permission for the accompanying planning application should
therefore be expedited.

The Applicant acknowledges that somedatively small areas dénd at the periphery of

the Site to the north and west is not previously developed land is instead

RSaA3dylriSR a DNBSY Ly TRIGGTNGED hawetdBr, thee {w. / Q& [ 20t t f
use of this land for th@roposedDevelopment has been endorséy SRBC (see below)

YR O2YLISyal 2N LINP@GAAAZ2Y A& AYyOfdzZRSR & LI NI 2F (K
explained elsewhere in this document.

Development Plan allocation

Mindful that theapplication Sitdhas beervacant and unused for close t0 Zears,
there have beerattempts to promote itgedevelopnentin numerous local planning
policydocumentswithout, to date, any success

Indeed, the Site has been allocated for mixest redevelopment since 2000, within
{ w. / Q-aupeysgdéed Unitary Development Plan.

a2NB NBOSyidtesx t2tA08 /u 2F {w./ Qa OdNNByd [20Ff tfl\

led mixeduse development and it is identified as having the potential to make a
significant contribution to the economic growth of the Borough.
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6.17

6.18

6.19

6.20

6.21

6.22

6.23

6.24

The previousan@ Eli I yi RS@St 2LIvSyid tt20FiA2ya O2yFANY GKS
development. Indeed, the Site is explicitly identified as being suitable for residential
RS@PSt2LISyd o0& {w./ Qa

w  Strategic Housing Land Availability Assessment (SHLAA), which concludes that
the Site is deliverable within yearssQand

w Brownfield Register, which confirms that the Sitpagentially suitable for
housingdevelopment.

As above, two relatively small areas of land are designated as Green Infrastructure by
PolicyG7/ G120f the Loal Plan, such that they are not allocated for development.
However, the use of this land for the Proposed Development has been endorsed by
SRBC (see beloaid compensatory provision is included within the redevelopment
proposals.

Contribution to City Deal
The Proposed Development will contribute to the realisation of the objectives of the
Preston, South Ribble and Lancashire City Deal.

The City Dealks a tenyear infrastructure delivery programme which seeks to invest in
economic growth and developmentrass Lancashire. It is funded through pooled local
and national private and public sector resources.

The private sector is contributing through Community Infrastructure Levy (CIL) and
other developer contributions. The Department for Transport (DfT)vissiting through
Local Mayor funding, the Local Enterprise Partnership (LEP) through the Growth Deal,
the Homes and Communities Agency (HCA) through the local retention of value uplift
from land sales anthe councils via New Homes Bonus (NHB), Business RNNDR),
capital programme resources and land

The City Deal partners have established a City Deal Infrastructure Delivery Programme
and City Deal Investment Fund, which together are worth £450m over the lifetime of
the Deal. Figure 2 of the City DeakBess and Delivery Plan 2016/19 details that 9%

of aforementioned fund will comprise receipts from Moss Side / Leyland Test Track
(which is partially within the ownership of SRBZje delivery of the Proposed
Development isherefore explicitly identifid to as being a critical aspect of the

delivery of the City Deal.

In addition, the Proposed Development will contribute

w  c.B8million in Community Infrastructure Levy Payments
@  C£4.4m per annum in New Homes Bonus Paymgnts

®  c£1.5min Council Tax Paymemtsr annum and

w €.£560,000in Business Rates per annum.

The Proposed Developmewill therefore yield substantial financial income to SRBC
which will help to deliver the projects included within the City Deal.
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Development Plan / Endorsed Masterplan
6.25 TheProposed Development is entirely consistent witik requirements of Policy G
the adopted Local Plan

w A Masterplan for the comprehensive redevelopment of Ste including
residential, employment, commercial and community facilities together with
subgantial areas of green infrastructure has been prepared and endorsed by the
Council.

w A phasing plan and infrastructure delivery plan forrag pf the endorsed
Masterplan as does as Spatial Design CAdeore detailedCharacter Area
Design Code for Phageof the Proposed Development is included as part of the
planning application submission.

6.26 The proposed quantum of development in totajignd in terms of the individual land
uses is generallyconsistent with the provisions of the endorsed Masterplasis
shown in Tabl&.2below.

6.27 The only variance is in respect to the size of the local centre which has been reduced by
0.65hectares to 1252 hectare, in order toremove incursion of built development
into Paradise Park (which was endorsed in the Kigsan) and facilitaten increased
level of open space / green infrastructure within the applicatdia.

6.28 Ascan be seen ithe illustrative Masterplarthe adjusted size of local centre is still
capable of accommodatingrange oluses including a medal centreto meet the
needs of future residents and the existing nearby community. Indeed the local centre
is still larger than that was envisaged in the 2010 Development Brief fcditthe

6.29 In the circumstances it can be concluded thatmaterial ham arises from this slight
adjustment. Rather the adjustment represents an improvement on that envisaged at
the time of the Masterplan.

6.30 Asis noted in Chaptdr, a proportion of the applicatiofite comprises land which is
allocated either as Green Infragtiture (G7) and / or Green Corridor / Green Wedge
(G12). Whilst generally protectionist in nature these policies do allow for allocated land
to be developed subject to compliance with specified criteria.

6.31 An assessment of the Proposed Development agalmste criteria is presented in
Paragraph®.1 to 9.70of this statementandthe Proposed Developmentfesund to be
compliant.

6.32 In the circumstancest can be concluded that the Proposed Development is acceptable
in principle having regard to the provisions of the adopted Development Plan and, by
extension, the provisions of the Masterplan for the redevelopment of3teewhich
was endorsed by the @acil in July 2017.

6.33 Insimple terms theproposed quantum and mix of development seeks to realise the
development potential of the Test Tra&ke andto maximise its contribution to the

7 )
Including Green Infrastructure
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economic growth of the borougWwhilst being sensitive to existing @mnmental
conditions:objectives which arederived from and directly respond to the planning
policy drivers at national and sukgional local level.

Housing Land Supply
6.34 The housing land supply for an authority should be based on an objective asaessme
of housing need, as set out at paragraph 47 of the NPPF. It is also stated within
paragraph 47 that local authorities should annually update a specific deliverable supply
2T aAlSa AdFFAOASY(H (2 LINPOGARS FTALSS @8SENBRQ g2NIK 27F |

6.35 SRBC currently claina 6.1 yedrsupply of housing land. This supply includes a backlog
which has not been met over the previous five years, which is spread over the
remainder of the plan pericd

6.36 TheapplicationSte comprises previously developed land which has becomantac
and underutilised Pr over20 years. The Piposed Development seeks to realise
{w./ Qa t2y3 &ail ycevpsiknsiverédavildpment offtidtallt is K S
important for this brownfieldSte to come forward now, since it has been recognised
wilil KAY {w./ Q& &adzldLllf e a o0SAy3 adzadlrotsS G2 F0O0O2YY2RIGS
order to meet the future housing needs of South Ribble. Indeed, SRBC estimates that
the Site will deliver 275 dwellings withérfive-year period, suchthatdo  a SR 2y {w. / Qa
own calculations; the supply position would drof 5.6 years ifplanning permission is
refused.

637 LG A& GKSNBF2NB Ot SINJGKIFIG GKS {AGS A& Fy AYLRNIFYyG
land supply.

6.38 This is particularly the case given the scale of delivery requirements established under
the City Deal. The City Deal establishes that SRBC and Preston City Council have
committed to delivering 10,792 dwellings over the fiwear period 2017/18021/22.
However, the supply information for this period indicates that both authorities
together will be capable of delivering just 7,436 dwellings. This equates to a supply of
just 3.45years and a shortfall of 3,356 dwellings.

6.39 Itis therefore clear that housing @livery is falling short of the requirements set by
the Government in the City Deal, such that there is an imperative for SRBC to grant
planning permission for residential development proposals as quickly as possible

6.40 The detailed element of the hybrid plaing application provides for 197 dwellings
the first phase of residential development with development scheduled to commence
in 2018 should planning permission be granted. The Construction Environment
Management Plan confirms the anticipated rate efidery across the site (shown in
Table 6.1 below) subject to prevailing market conditions. Development is anticipated to
be completed by 2028.

8 As set out in th Housing Land Position Paper (At March 2017)
¢ KS 1 LILX A OF yi NBaSNwSa (KS NAIKG (2 O02YYSyd FdzNIKSNI 2y FyR dzy RSNIF1S F RSGI
position in due course.
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Table 6.1: Table:Estimated Build Programme

Year Estimated number of
dwellings completed

2018/2019 036

2019/2020 7253

2020/2021 18008

2021/2022 18008

2022/2023 108

2023/2024 108

2024/2025 108

2025/2026 108

2026/2027 62108

2027/2028 4386

Total 950

6-406.41 It is considered that the development of tttise will make a significant
contribution towards the supply of housing and towards achieving the requirements of
the City Deal.
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Conclusion

6:416.42 The majority of theapplicationSite is allocated for development by Policy C2
of the adopted Local Plaand theProposed Development is acordance with the
endorsedMasterplanfor the Site It is therefore evident that the principle of
development for the Proposed Development is established. Moreover, the grant of
planning permission will:

W Secue the regeneration of a brownfield site whictas been vacant and
allocated for redevelopmet for 20 years;

W Secure the delivery of one of the key City Deal projects; and

w {S0dNB (KS RSIAGSNE 2F | {AdGS 6KAOK A&

housing land supply position, particularly given tequirements for housing
delivery outlined by the City Deal.

6:426.43 In the circumstances it can be concluded that the Proposed Development is
also entirely consistent with national and stdgional planning policy objectives
relatingto the reuse of previouslgeveloped land, boosting the supply of new housing
and driving sustainable economic growth and, in those terms, is acceptable in principle.

6:43%6.44 The planning application must be determined in accordance with the
Presumption in Favour of Sustainable Developm&his means that planning
permission must be grantedl X 6 A (i K 2 dz(pardg@ih 18 dhiess:

W Doing so would result in significant and demonstrable adverse impacts; and

w The adverse impacts significantly outweigh the benefits of the proposed
development.

6-446.45 In light of the above and the conclusions of previous sections of this Statement
that the applicationSite is a suitable and sustainable location for residential
development,t is next relevant to consider whether or not tReoposed Development
itselfis sustainable.

6-456.46 The NPPF makes clear that there are three aspects to sustainable development
¢ social, economic and environmental. The sustainability oPtteposed Development
is considered in respect of each of these aspects iridt@wing sectionsmindful of
the policies of the local development plan and other material considerations.
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7.1

7.2

7.3

7.4

7.5

7.6

Social Sustainability

Design

This planning application &companied by a Design & Access Statenffélatning

Application Filé 14) which sets out the overarching sigin principlesvhich have

informed the iterative design process.

It is considered that thproposeddesign complies with thprovisions and parameters

of the endorsednasterplan.

The Design &ccess Statement provides commentary on the design principles which
have been followed to establish the use, quantum, layout, scale, landscape and open

space, appearance and access for the Proposed Development.

The design of the Proposed Development éeslved throughout the period in which

Property Capital have been involved in developing the Site in 26iti@lly, the
proposed development parcel included development within Paradise Park but

it

became apparent through stakeholder consultation thastivas not desirable. As a
result, the development parcel was pulled back away from Paradise Park and replaced
with new areas of development to the north and west, adjoining Longmeanygate. The

proposals were developed from here into a Masterplan which \eagewed by

Planning Committee and approved in July 2017. In order to reach this stage, the

following changes were made:
®  Changes to the primary development access

w !'RRAGAZ2YIE RSGFAf 2y GKS LINRLRA&S

R

W Reining back development parcels at the Longnygate access point to the

north and west of the Proposed Development

W Details of the landscape treatments to Longmeanygate

Wv dzA S i

W Reduction in the residential element of the Proposed Development from 1,200

dwellings to up to between 850 and 950 homes
w  The allocatn of land for a Primary School

Following the approval of the masterplan in July 2017 and in consultation with

members of the local community, the design has evolved into the plans which are

submitted alongside this planning applicatimuay.

The desigriollows the principles and parameters of sustainable design, as set out in
the Design & Access Statemenhisforms a high quality design which will bejoyed
by the new community within Leyland. It contributes to place making and creating a

sense of plee through the design process which has been undertaken to reach this

stage, asetout in the Design & Access Statement.
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7.7

7.9

7.10

7.11

7.12

7.13

The Site includes a variety of buildings of residential, employment, commercial and
community use which have been designed to creathitectural interest. The entire

Site has been carefully integrated with generous amounts of open space and Green
Infrastructure which punctuate the Site and provide important leisure and wildlife
corridors running through the area. The Site will be usgé@ range of people

interacting with the buildings which are proposed, who will be both new to the
community or have lived in the area of many years. The buildings have been designed
to an acceptable scale, to integrate well with the area surroundintahdyand

beyond.

In addition, the Design & Access Statem@ianning Application Fiil10 314) sets
out how the Site has been designed to meet the depiglitytests set out by South
Ribble Borough Councilhe Design and Access Statemectudes anllustrative
Masterplan (Drawing Reference: 6088-P019 RewWiL) which is an illustrative
drawing to indicate that it is possible to provide the quantum of development
proposed across the whole Site.

The Design & Access Statement is accompanied bgigrD@od¥, which is applied to

each of the Character Areas identified. This includes: Longmeanygate North,
Longmeanygate West and the Village Heart. Each of the character areas were set out in
the endorsed Masterplan Vision and Design Codes, approved/ig@L7.

The Design Code summarises that the character areas within the development are
required to create a sense of place and legibility, particularly on larger sites where
there is apotential for large blocks of homogenous development. The difference in the
character areas is determined by the size and density of buildings, pallet of building
materials, separation distances and unique features of public realm.

Housing Mix

The NPPF gpiires Local Authorities to plan for a mix of housing based on current and
future demographic trends, market trends and the needs of different groups in the
community (such as but not limited to, families with children, older people, people
with disabilites, service families and people wishing to build their own homes)
(Paragraph 50).

Chapter D of the South Ribble Local Plan sets out the objectives which South Ribble are
seeking to achieve to plan for homes for all. It sets out objectives on imprtheng

quality of existing housing aridcreasing the supply of affordable housing and special
needs housing.

The current Strategic Housing Market Assessment for Preston, Chorley and South
Ribble was prepared in 2009 and South Ribble is iptbeess of prepang a new
assessmenwhichidentifiesthe need for housing, of various types acrosshibeough.

“The Design Code is a standalone document and sits alongsitieation Files 1.0
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7.14

7.15

7.16

7.17

7.18

7.19

Table 7.1: Proposed Housing Mig 197 dwellings

House type Number Percentage
2 bed 106 58

3 bed 11102 526

4 bed 769 390

Total 197

As is detailed in Table 7(dbove), the first phase of residential development at the
application Site will deliver a property mix of property types and sizes including
detached, semterraced and mews style properties as well as bungalows 3agd 4
bed units.

The housing mixrpposed inthe first phase of residential development is entirely
consistent with the objectives set out in tiNPPF, th&outh Ribble Local Plan and with
the emergingSHMA

To conclude it is considered that the proposed mix of housing within the fiestepbf
development will meet the needs of broad cross section of society. In itself the mix will
provide the foundations of a sustainable community where residents are able to trade
up / down as life circumstances change. Phasgsdl provide further oportunities

for an appropriate mix of housing to come forward.

Affordable Housing

A Viability Assessment will be provided as part of the planning application and through

iKAa GKS 1T LI AOlIYyGQa 6Aff O2yFTANX (KS Gz2alf fSg@St
within the scheme as a wholé\s noted earlier, the Roxby, Maidstone and HougeeT

67 units have been identified as being suitable for release as affordable housing,

achieving an appropriate level of compliance with NDSS.

Social Infrastructure

It is important to ensure that the delivery of new homes is accompanied, where
necessary, pnew or expanded social infrastructure. This is an important part of
ensuring that residential development can result in the creation of sustainable
communities. In this regard, the Proposed Development includes provision for a new
local centre employmeh accommodationaprimary schoolnd facilities for

recreation Each of these is discussed in turn.

Local Centre
The NPPF sets out that for large scale developments key facilities such as local shops

GaXaK2dd R 05 201 (SR 6A0KS NI phdghphgd RAAGH YOS 2F v2a

where practical. This is to ensure that local residents have access to local services and
facilities which they may need to use on a dayday basis, whilst reducing the number
of trips made by the car in favour of walking or oygl
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7.20 As highlighted in Sectiof) the Proposed Development includes the provision of a local
centre. The local centre is proposed in outlatehis stage The submitted parameter
plans and associated description of development confirm that consent i©\stargip
to 3,000sgm of floorspacéo be occupied within Use Classes Al, A2, A3, A4, A5, B1 or
D1.Not more than 2,500 sqm of the floorspace will be used for main town centre uses
(as defined in the NPPF).

7.21 Themix of uses will include a medical centrelihic* with the commercial uses to be
determinedin due courséhaving regard to both the demands of the market and the
need to ensure a sustainable mix of uses which can cater for the needs of local
residents.

7.22 However, the scale and mix of usesvdrich outline planning permission is sought
could enable the delivery of:

W Local shops and community amenities, such as convenience retail and/or a range
of smallscale shops or services (e.g. a newsagent, hairdressers, dry cleaners,
bank, etc)

w A pub, winebar, restaurant or café

7.23 The potential uses offer the potential to meet the needs of rawl existingesidents
and can provide a range and choice of local amenities which will complement and
support the development as a whole. It can also help to catethi® needs of the Titan
Way Industrial Estate, which is not currently served by a local centre.

7.24 The local centre is proposed to be located at the south east of the Proposed
Development, adjacent to Paradise Lane. This location will ensure that all the new
homes at the Site are within a reasonable walking distén@is location will also
ensure that it has road frontage and is within relatively close proximity of the
residential areas to the south and from the Titan Way Industrial Estate, such that
footfall is maximised. This will be of critical importance in attracting occupiers te take
up the units. The local centre is therefore in the most optimum location within the Site
and in accordance with the endorsed Masterplan

7.25 In conclusion the local centread$ a size which can accommodate an appropriate
amount and mix of commercial and community uses and will make a significant
contribution to the sustainability of the community.

Education
7.26 The residential development at Doll Lane will accommodate childrentafol age.

7.27 During discussions with SRBC and Lancashire County Council regarding the (now
endorsed) Masterplan for the site it was agreedthd@ta S ¢2dzZ R 6S WNBaSN
the Site to accommodate a twi@rm entry primary school.

1 Subject to the requirements of the local health authority
12 Guidelines for Journeys on Fobhe Chartered Institution of Highways and Transportation (2000)
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7.28

7.29

7.30

7.31

7.32

7.33

7.34

7.35

7.36

This commitment habeen carried forward from the Masterplan and the parameter
plans confirm the location of the proposédéd6haschool site to be the same as that
proposed in the Masterplan.

It has further been agreed with Officers of SRBC duringppdication discussions that
the provision of a school site by the Applicants and the payment of the required level
of Community Infrastructure Levy contribution would discharge all of the Agplic® &
responsibilities with respect to satisfying the requirements of Development Plan
policies regarding education.

Delivery of the primary school and the timing of its construction relative to the rate of
housing delivery of the site would be a matter fancashire County Council to
determine as the local education authority.

Employment

The Proposed Development seeks outline planning permission for the delivery of up to
28,000sg m of accommodation for employment uses within Use Classes B1, B2, B8 of
the Town and Country Planning Act. Such provision would be made, in accordance with
the endorsed Masterplan on a 6.09 hectare parcel of land which is reserved for such
purposes.

As is confirmed earliethe land for the proposed employment area, local cergnd
primary school will be remediated as necessary and prepared for development in
accordancewith the ALM Enabling Works strategy for the site.

The opportunity for the development of employment accommodation and local centre
facilities will be marketetbhy Property Capital pursuant to a strategy to be agreed with
SRBC as a conditiohany planning permission which may be granted. The
employment accommodation and local centre facilities will be delivered in response to
appropriate demand from prospectivecupiers and operators

The provision of modern accommodation for local businesses and thmweftirther
afield will support the economic growth of the area and create new job opportunities
for the benefit of existing and future residents. The creation of employment
opportunities is critical to the successful creation of sustainable development and
communities which are sustainable in the long term.

Recreatior/ PRoW

As is described in the next section, the Proposed Development incorporates a
substantial amount of Green Infrastructure (including facilities for outdoor recreation
and play), the quamnim of which comfortably exceeds the policy requirements of the
adopted local plan.

In summary, there will be an extensive network of pedestrian, cycleway and bridleway
links through the areas of green infrastructure connecting to the surrounding area. The
historic route of Doll Lane will be reinstated providing a key traffic free route through
the heart of the development. Trim trail equipment will also be provided in

appropriate locations.
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7.37 There are two existing Public Rights of Way (PRoW) within thiicapon site. Route
7t 1-FP6 will be unaffected by the proposals. Similarly the alignmentlefR?59 will

will be crossed in three locations by theoposed
access roads whose alignment was endorsed as part of the Masterplan and whose
provision is essential in order to ensure the overall permeability of the site and, in the
case of the western access, critical to the delivery of Quiet Lane conceptiifieut
the western access it will not be possible to downgrade Longmeanydéie effects of
these crossings are very limited and more than compensated for through the provision
of substantial network of new paths and trails throughout the applicatgites as
described abovel

7.38 In conclusion the Proposed Development will deliver significant opportunities for
future residents and existing residents o&threa to engage in a variety of recreational
pursuits and to that end the proposals will deliver considerable benefit.

Other Matters

7.39 Asis noted above, the Applicants recognise their responsibilities to the payment of a
Community Infrastructure Lewyhich in this case will be in the region & #illion
depending upon the type and mix of accommodation delivered in PhaSes the
development.

7.40 As is confirmed within the CIL 123 List, this contribution will be pooled with
contributions from other schemes and could be used to fund a rafitgcal
infrastructure improvements. Precisely what the CIL contribution will be utilised for, is
a matter fa determination by SRBC and LCC with the CIL 123 list identifying the
following priorities:

®  The provision of two form entry primary school in Leyland [i.e. at the site]
®  The delivenypof new health facilities;

w  The reopening othe Midge Hall railway statign

W Improvements to the local highway network; and/or

w  The provision of or upgrades to footpaths and/or cycleways.

737 ¢KS LXK AOFYyiQa o0StAS@S GKIFG GKS f20Ff O2YYdzyAide &K2
determine where and how the CIL contribution fromstiite is utilised.
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8.1

8.2

8.3

Economic Sustainability

The NPPF makes clear that the economic role of planning is one of the three aspects of
achieving sustainable development. In addition, the NPPF requires local planning
authorities to respond positively to growttpportunities and states that:

G¢KS D2O@SNYyYSyd Aa O2YYAUGGSR (G2 SyadNRARy3a (KFG GKS LK
can to support sustainable economic growth. Planning should operate to encourage

and not act as an impediment to sustainable growth. Tteesegignificant weight

aK2dzZ R 6S LXIFOSR 2y (KS (fédraphil?) adzllll2 NI SO2y2YA O 3INE

¢tKS [20FftAay ! OG wnmm Ffaz2 SadlrofArakSa GKFG at 20t T
material consideration in the determination of planning applications.

An assessent of the economic benefits which will result from tReposed
Development has been undertakday Turley Economic3 hese benefits are as follows:

Construction Phase Impacts:

w  Assetoutintable 8.1, the construction spend is estimated @ty for the
entire Site. This will likely generat83FTE jobs, during the 3@ar construction
phase

hLISNF GA2YFE WIAFSGAYSQ tKIFIaS LYLN Oda
W Upon completion of the Proposed Development, there will be wider economic
benefits, including 80FTE Gross Direct jobs antlfh total GVA

Table 8.1: Table of economic benefits

Quantum of Development

Residential accommodation Up to 950
Employment Floorspace 28,000 sgm
Local Centre 3,000sgm

Construction Phase Impacts:

Construction Cost £171,200,000
Construction Period 10
GrossDirect FTE Jobs 155

Direct Net Additional Jobs (Wider) 155

Direct Net Additional Jobs (Local) 45
Indirect/Induced Jobs (Wider) 75
Indirect/Induced Jobs (Local) 10

Total GVA (Wider) £14,500,000
Total GVA (Local) £3,600,000
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8.4

Operational Phasknpacts:

Gross Direct FTE Jobs 780

Direct Net Additional Jobs (Wider) 585

Direct Net Additional Jobs (Local) 265
Indirect/Induced Jobs (Wider) 290
Indirect/Induced Jobs (Local) 65

Total GVA (Wider) £41,000,000
Total GVA (Local) £14,900,000
Business Rates £560,000
Retail Expenditure £11,200,000
Leisure Expenditure £6,300,000
Retail/Leisure Jobs Supported 149

First Occupation Expenditure £4,750,000
Employed Residents 1190
Income £28,200,000
Council Tax £1,500,000
NHB (4 Years)(LA)* £4,430,000

It is evident that théProposed Developmentill deliver a range of economic benefits

which provide a boost to the growth of the local economy, delivering new employment
opportunities and additional finance to the local area. These benefits demonstrate that

the ProposedDevelopment is economicallyistainable and add significant weight in
favour of the grant of planning permission.
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9.1

9.2

9.3

9.4

Environmental Sustainability

This section of the Planning Statement addresses the detailed design of the Proposed
Development. Drawing from the conclusions of the Envirental Statement and

content of other application documents its presents a summary of the potential effects
of the Proposed Development on existing environmental conditions. It also assesses
the degree of compliance with adopted Development Plan policidsotimer material
considerations. It does so, on a thematic basis as follows:

w  Green Infrastructure and Public Open Space;
W Ecology

W Landscape and Visual Impact;

W Drainage and Flood Risk;

w  Noise;

w Air Quality;

w  Archaeology;

w Transport;

w  Climate Change;

W Ground Conditions

Green Infrastructure and Public Open Space

The Design & Access Statem@planningApplication File3119314) which has been
submitted alongside this planning application carefully details the process which has
been undertaken to accomodate Green InfrastructuréGl)and Public Open Space
within the applicationSte.

As has been explained in earlier sections of the statement, the application Site includes
areas of land at its margins which do not form part of the Test Track allodation
mixed use development but which are instead allocated lds tBe adopted Local

Plan. Policies G7 relagad whilst the policies are protectionist in nature they do allow
for the redevelopment of areas of land allocated dp®@viding specific policiests

can be met. In the case of Policy GVmay be released for development where the
provision of similar or better facilities for the community would be implemented on
another site or within the locality and the development would not detrimentalfgctf
the amenity value or nature conservation value of the site.

The release of allocatedl &r development was a central consideration in the decision
of Members to endorse the Masterplan in 2017 and has been established in principle.
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9.5 The Proposed Development is based on the principles dit&sterplan and,
accordingly requires the loss dmed on the northern and western margins of the
site to accommodate the proposed access arrangements and a suitable pattern of
urban developmenbased on these arrangements.

9.6 Asis presented in the table below, the Proposed Development incorporates sufficient
Gl to more than replace that which witle lost on a quantitative basis.

Table 9.1: Table-91Allocated Green Infrastructure

Existing Gl within sit@llocated in SRBC Local Plan) 7. ha
Existing Gl within site (allocated in SRBC Local Plan) retain 4.183.475ha

Existing Gl within site (allocated in SRBC Local Plan) remoy 3.59%4-36ha
for development

Proposed Replacement GI within site 8.2841719.08%ha
Total Green Infrastructure Proposed 12,
Difference (Existing and Proposedc@xisting Gl) +4.722581901ha

9.7  Furthermore, it iselfevident that the replacement provision will be of a far higher
amenity and recreational value andlue to local residents than that which shall be
lost, which primarily comprises unmanaged woodland which is largely inaccessible and
a grazing paddock in private ownersHip.addition, theretainedareas of existing Gl
would become managednder the prwisions of dandscape Habitat Management
Plan which would berepared prior to development commencing. Such management
would be ofbenefit to the local community and biodiversity. Indeed, as is confirmed
within the Environmental StatemeirfPlanning Appletion Files 8L0), release of the
allocated Gfor access purposes enables the site to come forward for development
and, in turn, delivenet benefitsin biodiversityacross the site.

9.8 Inthe circumstances it may be concluded that the Policy requirements of G7 have been
met.

9.9  Turning to the matter of provision of public open space to meet the needs of future
residents, relevant requirements are set out within Policy G10 of the adopteal Lo
Plan and theCentral Lancashire Open Space and Playing Pitch SPD (August 2013).

9.10 These documents require thgrovision 0f5.19 hectares of land per 1,000 population
for sports and recreation provisid.00519 hectare per persarBrovision is expected
2 0S I O2Yo0AylLiAz2y 2F W2y &AA0S LINRPOBAAAZ2YQ YR FTAYL Y
provision of new or enhancement of existing provision off site.

911 LG Aa y2GSR GXWNO%E YISWR (@K ANBNEYY Qa yR &2dzy3 LISNE2Y Q3
should typically be progied on site at a quantum of 1.39 hectares per 1,000
population or 0.00139 hectares per person). The policies go onto recognise that it is
not necessary or appropriate to provide other forms of green space (i.e. playing
pitches) on site and advises thakthequirements with respect to these elements can



9.12

9.13

9.14

9.15

9.16

9.17

be met by making a financial contribution to either new provision off site or
enhancement of existing provision off site.

The Proposed Development would delizemaximum 0950 new homes and a

population of 2,280 (assuming a standard occupancy of 2.4 persons per household).
The resultant requirement for esite provision of amenity green spake OKA f RNB Yy Q&

YR

@2dzy3 LISNR2YyQa LIXle& aLl O0S A& odmc KSOGFNBao

As can be discerned from Table 9.1 above, themeoise than sufficient new green

infrastructure proposed within the sité€{0828.284171 hectares) to accommodate this
requirement (3.16 hectares) and replace the allocated green infrastructure which will

be lost to developmenty 5%4-36hectares).

Negotidions on the quantum of financial contribution to be paid toward the provision
of new public open space off site or the enhancement of existing open space off site

will conducted during the course of the determination of the application.

Ecology

An assessent of the impacts of the Proposed Development on ecological habitats and
species has been undertaken with the results presented within the Environmental

Statement(Chapter 12; Planning Application Files1®)with further information
presented within tle OEIR (Planning Application R#15).

A primary focus of the iterative design process was to asigidificantadverse effects

and where this was not possible to proposed suitable mitigation. To avoid the

occurrence obignificant RGSNBES SFFSOGa OSNIFAY FSI ddzNBa

the design of the Proposed Developmemtese features ar&nown as enbedded
mitigationandinclude butare not limited to theretention of Paradise Park, the
retention of woodland habitat and mata trees within the Test Track arghge

retention of existing ponds and other key features to create a network of green links
throughout the site and the provision of extensive areas of landscape plaifitiighas

been combined with the provision of regdement landscape planting to create a

continuous and contiguous green infrastructure network extending to over nine

hectares. A central feature of the Green Infrastructure Network will be Doll Lane

where existing trees will be retained and supplemength additional planting

In addition to the embedded design features. a range of additional mitigation measures
have been identified all of which can be secured by planning condition. These include

but are not limited to the preparation and submissionaofappropriate lighting

strategy (to for the protection of bats), a Construction Environment Management Plan

(Planning Application File,4 Construction Environment Management Plan for
Biodiversity and a Landscape Habitat Landscape Management Plan.

Haning regard to the design of the proposed development, the embedded mitigation

and the additional mitigatiojthe ecological assessment

concludes that there woulble no significantly adverse effects to ecological
receptors.Indeed the assessment reveals that the development would deliver
significant benefits to Bats (through increased opportunities to roamstjthe long
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term consenration status of the Common Toad range of other significant benefits
have also been identéd.

9.19 Notwithstanding these conclusions and following further feedback from the C6uacil
ecology advisor a package of further measures have been incorporated into the
proposed developmends follows:

I Amendments to proposed landscape planting schedaolaprising substitution of

4{ SSRSR DNJI &4 ! NBI| & &NWAK Kf lagyédDun 902 {LISOASE

1 Review of all proposed tree planting to ensure diversity of native species;

1 __Identification of development parameters relating to ecology for the proposed
school site as falws:

0 __Maximised use of native species and species known to be of value for the
attraction of wildlife within the school landscape planting scheme; this
may include use of the WF20 Eco Spedigslawn at all relevant areas of
the school grounds;

0 __Incorporaion of features at the school buildings such as opportunities for
nesting birds and roosting bats and invertebrate boxes

0 Preparation of a Habitat Management Plan for the school site to ensure
biodiversity and conservation as a priority.

1 A package of ecotpcal enhancement measures within Paradise Park to ensure
that the proposed development delivers a net gain to biodiversity across the
application site as a whole.

918 — « Formatted: Indent: Left: 1.2 cm, No
bullets or numbering
9.199.20 Overall, therevisedassessmenpresented in the ERAP Letter datetl Banuary | Formatted: ~ Superscript )

2018 (Planning Application File Z@ncludes that the Proposed Development would
conserve and create opportunities for wildlife adeliver a net gain in biodiversity
across the site.

9.200.21 In the circumstances it can be concluded that the Proposeaibpment

complies withPolicies 22 an®160f the SRBC Local Plan and Paragraph 109 of the
NPPF.

Transport
9.22 The application is accompanied by a Transport Assessment and Trav@®lan

Appendix 6.1 and 6.2 Planning Application File 6 and Z)TransportTechnical Note
areis-also provided in Planning Application Rl 25 and 3@4.

9.219.23 An assessment of likely significant effects is presented within the
Environmental Statemenf.he conclusions presented in the ES with respect to
transport are not affectedy the scheme amendments.
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9.229.24 As noted earlier, the proposed access strategy for the site is entirely consistent
with that presented within the endorsed Masterplan. The primary development access
shall be from Titan Way with secondary accesses from Longmai@nygthe north
YR 6Sa0d® ¢KSNBE gAfft 0S | Godza 2yfeé¢ | 0O0Saa Ayidz2z GKS
by a bus gate.

9-23.25 In addition, the scheme will deliver a comprehensive range of traffic calming
measures on Longmeanygate and Midge Hall Lane includdagan of the
FF2NBYSYyiaA2ySR avdzaSia [FySé gAGKAY GKS aSOlAizy 2F [ 2)
site entrance pointsThese improvements have been designed in consultation with LCC
and the local community.

9.249.26 The scheme will also deliver a range of wider improvements on the local
highway network includinthe Comet Road / Longmeanygate / Flensburg Way /
Schleiswig Way roundabout junction; the Schleiswig Way / Dunkirk Lane junction and
the Loagmeanygate / GoldeHlill Lane, Leyland Lane junctidil of these
improvement works can be secured by Section 278 Agreement with the Local Highway
Authority.

| 9.250.27 These works will significagtimprove the operation of these junctions and
mitigate the impact of the Proposed Delepment.

| 9.260.28 For the site itself, the proposed junctions to Longmeanygate and Titan Way
meet relevant design guidelines and have been shown to operate well within capacity.
There will be a network of offbad routes for cycling, walking and horse ridinghivit
the site and the provision of a local centre, primary school and employment area
further enhances the overall sustainability of the site reducing the need to travel by
car. Through discussions with Lancashire County Council and Stagecoach it has been
agreed that the existing 111 service will be extended and diverted through the site
which will be of benefit to both existing and future residents. The applicants will
provide £125,000 per annum for five years to enable this extended service to become
estabished.

9:279.29 Overall, it can be concluded that the Proposed Development is sustainable in
transportation terms and that its impact on the local highway network will not be
GaSPOSNBEDP Ly (GKSaS GSNya GKS tNRLRASR 5S@St2LIYSyd &l i
nationalplanning policy. The development is also in accordancepulicies SO3 and
S04 of the Central Lancashire Core Strateglthestrategic objectives of the South
Ribble Local Plan which seeks to reduce the need to travel by car and to support
quicker eaer journeys to Preston by public transport.

Landscape and Visual Impact

9.289.30 An assessment of the potential effects of the Proposed Development to
landscape character and visual amenity has been carried in accordance with the
Guidelines for Landscape and \dklmpact Assessment Third Edition (2013) with the
results presented within the Environmental Stateme@hapter 13 (Planning
Application Files-40).
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9.29.31 The assessment is presented in two scenarios. The first assesses landscape and
visual effects of the delopment when it will be fully completed in 2028dwhen the
proposed landscaping in Phases 1 and 2 and the western parcel of Phase 3 will have
reached a level of maturity which is relevant to the decisiweiking process. The
second assessment (identified assessment of residual effects) assesses landscape
and visual effects in 2038 when all proposed landscaping within the scheme will have
reached a level of maturity relevant to the determination of the application.

9.300.32 Overall, the assessment concludestttiee impact of the development on
landscape fabric within the application site and the landscape setting of the site
application site will, in overall terms having regard to both the impacts of vegetation
removal and new landscape planting, be neutral antisignificant irboth scenarios

| 9.319.33 Similarly, the effects on national and local landscape character areas have
been assessed as being neutraboth scenarios

| 9.329.34 In terms of the effects of the Proposed Development on visual amenity, the
assessment has cadgred the impact on views from a range of representative view
points within 7.5km of the site.

9.26 The results demonstrate that there will be a variable degree of visual effect depending
upon the distance between the representative viewpoint and iméging topography,
vegetation and buildings. The largest effect would be experienced by the residents of
those properties to the north and wesf Longmeanygate who may experience some
visibility of the proposed access road into the site and, initiallyesofrthe buildings
although the majority will be screened. This visual effeiitbe no more than
moderately adversén 2028as the proposed landscape planting will have reached a
level of maturity and, together with that retainedill ensure that the efcts are not
significant. By 2038 the proposed and existing landscape planting will have benefited
from a further 10 years growth and the overall effect to visual amenity from the
Proposed Development would be negligible.

9.339.35 The delivery of new housing gmeviously developed sites, particularly those
allocated in local plans is expressly encouraged by national and local planning policy
and the occurrence of a degree of visual effect is to be expected and is unavoidable. In
this case the scheme has been ideed as sensitively as possible incorporating a
significant amount of new green infrastructunenich shall screen views of the
development from outside the site, provide an attractive setting for the new buildings
and roads within the site and deliverynat gain in biodiversity value.

9.349.36 In the circumstances it can be concludbdt the Proposed Development
accords withparagraplts 109, 113 and 115 of the NPPF &wlicy21 of the Core
StrategyIn addition, the Proposed Development accords with policie$322G8, G10,
G12, G13, G16 and G17 of the South Ribble Local Plan.

Drainage and Flood Risk

| The planning application is accompanied Bjomd Rsk Assessment an@rainage
Srategywith likely significant effects considered within the Environmental Statgmn
| Chapter 9 (Planning Application File$®. The FRA and Drainage Managgzrn
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Strateqy has been updated in response to the scheme amendments and is preisented
Planning Application File 28-Appendix-9-1-to-the OEIR (Planning-Application File
2215).

9.360.37 The assessmentsgve consideredll sources of flood risk to the Proposed
Development and to the existing adjacent developments incluflinggal, tidal, surface
water, groundwater and flooding from artificial sources.

9.379.38 It is concluded that thapplicationSite is located within Flood Zoneafid at
very low risk of floodingvith any residual risk being capable of being mitigated through
the implementation of surface water management methods and ensuring that the
finished floor levels of proposed dwellingeaaised above external ground levels by at
least 150mm.

9.38.39 With respect to the impact of the Proposed Development on adjacent
developmentthe proposals will reduce the rate of surface water discharge from the
site by 30% compared to existing levels (161 litres / second compared to 260 litres /
second). This will be achieved through theorporation of methods for the
sustainable managemenf surface water ruroff. The proposals are to implement
multiple Sustainable Urban Drainage techniques including green corridors which will
incorporate primary and secondary swales, and balancing pditdsuse of SuD&ll
also assist in improving water quality in the ditches and ponds which receive the run
off. Overall thedrainage system has been designed to cater for a 1 in 100 year storm
event with allowance for climate change.

| 9:39.40 The Environmental Assessment conésidhat having regard to the designs of
the Proposed Development and additional mitigation measures the impact of the
Proposed Development on relevant receptors will be neutral overall.

| 9.400.41 In the circumstances the Proposed Development is concluded o be
aacordance withthe NPPF, Policy 29 of the Central Lancashire Joint Core Strategy and
the core objectives of the SRBC Local .Plan

Noise

9.419.42 An assessment of the impacts of the Proposed Development on existing and
future receptors (principally residents of howsseut also the proposed primary school)
has been undertaken. The suitability of the site for residential development (having
regard to the proximity of the neighbouring Moss Side Industrial Ega® also been
considered. The assessments have been urdtert following a methodology pre
agreed with the Environmental Health Officer of South Ribble Borough Council.

9.429.43 The results of the assessment are presented within the ES (Application-Files 5
10) with further updates presented in tHREIR (Planning Applien File22 15) to
reflect the changes in the design of the proposals and further details of the acoustic
barrier.

9:430.44 During the construction process)e principal contractor and trade contractors
will at all times apply the principle of Best Practicable Means as defined in Section 72 of
the Control of Pollution Act. In addition, a Construction Environment Management Plan
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will be prepared prior to devefamentcommencing and this can be secured by
planning condition. With these measures in place any effects arising from construction
noise / vibration will be minor.

9.449.45 Noise during operation of the Proposed Development will principally arise
from road trafficgenerated bythe new houses and other uses and frptant and
equipment associated with the commercial uses in the local centre and the operation
of businesses within the employment area.

| 9.45).46 The impact of noise from road traffic associated with the Proposed
Development has been assessed as negligible

| 9-4e0.47 Maximum noise limithiave beeridentified foroperation of the industrial /
commercial useso as to safeguard residential amenity and these limits can be
transposed into planning conditions attached to amgrg of planning permission.
Achievement of these limitwill likelyrequire a numbebpf features to be incorporated
into the detailed desigof the electrical and mechanical plant of tivedustrial units
and commercial uses. The relevant features are ifipelan the Environmental
Statement Chapter 1qPlanning Application FilesI®)and includeensuring that all
service yards are enclosed with sufficiently high walls and imperforate gates where
required; incorporating rubber matting where trollies opég and utilising quiet roll
cages for retail service yards where required ammbrporating soficlose delivery bay
doors to the employment units and any local centre retail units where required.

9.47.48 It may also be necessary (when considering subsequentcafiplis for
reserved matters approvaio ensure that poposed residential development nearest
to the employment area be orientated such that outdoor areas are incorporated to the
rear of the properties. The incorporation of an acoustic fence around thienpéer of
each garden or a bund/barrier formation on the boundary of the employment area and
residential areamay also be neededepending upon the final scheme layout designs.
Such matters can be resolved at reserved matters stage.

| 9:48.49 Through the incorporation of the mitigation measures identified within the
Environmental Statement thinpact of the operation of theroposedindustrial and
commercial uses on existing and future residents would be minor.

| 9.49—As noted above, the assessmerg@tonsiders the impact of noise from the adjoining
Moss Side Industrial Estate on the amenities of future residents. Through the
incorporation of the acoustic barrier (landscape bund / fence) between the TNT
operation and proposed houses, the orientatiohindividual houseand the
incorporation of glazing and ventilation fagcade elements of an appropriate
specification (as defined in the ES) an appropriate level of residential amenity both
within the houses and within external garden areas will be ackieve

9.50

9.51 The National Planning Policy Framewsti&tes that development should avoid noise
from giving rise to significant adverse impacts on health and quality of life (Paragraph
123).The proposals are in accordance with thiational Planning Policy Framesk.
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9.52

9.53

9.54

9.55

9.56

9.57

The noise assessment which has been carried out as part of the planning application
has demonstrated that th@roposed Development is in accordance with national and
local planning policy.

Air Quality

The application is accompanied by an air qua#gessmenivhich is presented within

the Environmental StatemenChapter 1nd updated within Chapter 11 of the OEIR
(Application Fil€2 15) following publication of the latest version of DEERA 9 YA aa A 2 Yy
Factor Toolkit and background mapping, bottwiiich were unavailable during

preparation of the original air quality assessment in November ZDR& assessment

considers both construction and operational phase effects.

With regard to construction effects it is confirmed that a Construction Environment
Management Plan will be prepared withirhigh will be a bespoke best practice Dust
Mitigation Plan. The preparation, submission and implementation of these plans can
be secured by planning condition and through their implementation the effects of
construdion activities on local air quality will not be significant.

With respect to the impact of the operation of the Proposed Development on air
quality (through additional vehicle movements and activity) the assessment concludes
that when improvements in vetle emissions and background pollution levels are
accounted for (as is common place in AQA)dfiects of the Proposed Development

on concentrations of NO2, PM10 and PM2.5 would be negligibléengregardio the
mitigation measures which are embeddedarhe scheme design such as pedestrian
and cycleways, traffic calming within Longeanygate funding of bus service

extensions, production of travel plan and the provision of electric charging sockets
within aproportion of garages Hewever-due-taincerainties-overthe-rate-at-which

ma \A

With the aforementioned mitigation measurethe impact of the Proposed
Development on levels of PM10, PM2.5 and NO2 concentrations would be acceptable
and in accordance with relevant national and local planning policies.

Archaeology
The applications acompanied by an archaeological desk based assessthent

effects of the Proposed Development have also been assessed within the
Environmental StatemenChapter 8 (Planning Application Filesd.
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9.58

9.59

9.60

9.61

9.62

9.63

9.64

9.65

9.66

9.67

The assessments conclude that the application sites not contain any protected
heritage assets. Thessessment alsconcludes that there is low potential for any
currently unknown archaeological remains.

Overall it is concluded that theroposedDevelopment wouldhot have an adverse
impact upon archaglogical or heritage assets.

In the circumstances it can be concluded that BneposedDevelopment accords with
relevant paragraphs of the NPHHglicy16 of the Core Strategy arféolicyl7 of the
South Ribble Local Plan

Ground Conditions

An assessmertf the impact of the Proposed Development on ground conditions and
of the effect of existing ground conditions on persons involved in the construction of
the development, on future residents and other receptors has been completed and is
recorded in the ESChapter 7 (Planning Application File:(.

The assessment has been informed by desk based studies and intrusive site
investigationsincluding the excavation of over 200 trial pits and the drilling of 66 bore
holes

The assessments confirm that thésvery low potential for any significant
contaminationon the site due toit only being used occasionally for its intendesklas
a vehicle testing tracnd the very limited and localised storage of heatingTdik
assessment confirms that afycalised areas of contamination will be removed and
disposed of offite as part of the site enabling works.

Additionally, he Site has not been used for sotirae. Ground water has been
assessed as good and there is no evidence of below grourat gag significant
concentrations

The ground investigations report considers that the Site is suitable for conventional
shallow foundations for the proposed residential and commercial buildings. It also
concludes thanhatural and made ground materials presemt site are suitable for

reuse; the quality and quantity of such will mean thaere will be no significant

guantity of soil or aggregate required to be imported in order to facilitate the Proposed
Development

The assessment identifies a range of miiigameasures which are designed to

protect the health of construction works and nearby residents during the construction
and operational phases, the implementation of which can be secured by planning
condition and which will completely remove the potentiar significant adverse

effects.

In consideration of the above it can be concluded that the Proposed Development

accords withPolides G14 and G1&f the South Ribble Local Plandrelevant policies
of the NPPF
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9.68

9.69

9.70

9.71

9.72

Climate Change

The application is accgmanied by a Climate Change chapter within the Environmental
Statement This considers the potential effects of future climate change on the
Proposed Development and the impact of the Proposed Development on climate
change through the emissions of carboonxdde.

The assessment confirms that during the principal effects of future climate change on
the Proposed Development during operation will result from warmer drier summers
than are presently experienced. As a result, the proposed landscaping scheme has
been designed to incorporate species capable of tolerating such conditions. As a result
the development is considered to have a high degree of resilience to future climate
change.

The assessment also considers the potential scale of emission of carbate dioxn
the Proposed Development during its operation. The scale of these emissions would be
minor in the context of climate change which is a glgf@nomenon

It is considered the Proposed Development accords weivant national and local
policyconcerned with issues relating to climate change adaptation and mitigation.

Conclusion

Taking all of the above together it may be concluded that the Proposed Development
demonstrates a very high level of environmental sustainability. The scheme has been
sengtively designed to avoid the occurrence of adverse effects wherever possible and
where this is not possible to minimiselverseeffects as far as reasonably practicable.

In some instances, net benefits, such as to biodiversity are achieVidtddevel of

residual effect falls well within the parameters considered acceptable by national and
local planning policy.
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10.

10.1

10.2

10.3

10.4

10.5

10.6

Conclusion on the Planning Balance

The concluding section of this Planning Statement has considered the Proposed
Development against current plaing policy and other material considerations. This
section concludes on whether planning permission should be approved for the
Proposed Development.

The Planning Appraisal

Having regard to the relevant statutory and policy framework for the determinatfon
the application, the following questions are posed and need to be considered in
appraising the developmerndwhether planning permission should be granted:

W Is the proposal in accordance with the Development Plan?

W Do material considerations indicate that the application should be determined
otherwise?

Each is considered in turn below.
Is the Proposed Development in accordance with the Development Plan?

Site Allocation

Themajority of application Site is allocated fiesidential led mixed use development

in the adopted local plan. The Proposed Development is entirely consistent with that
allocation and with the provisions of the Masterplan which was endorsed in July 2017.

Other Development Plan Policy

This Plannin@tatement has considered the sustainability of the Proposed
Development and its accordance with other policies of the Development Plan. It
satisfies the requirement of relevant economic, environmental and social policies of
the Development Plan, includirigose relating to design, ecological impacts, traffic

and transport, flood risk, noise, air pollution and ground conditions. The accompanying
Environmental Statement has concluded that no unacceptable impacts as measured
against the requirements of the mlant Development Plan policies will arise from the
Proposed Development. The Proposed Development satisfies relevant policies of the
Development Plan.

Do other material considerations indicate that the application should be
determined otherthan in accodance with the Development Plan?

The overall purpose of the planning system is to contribute to the achievement of

sustainable development (NPPF, paragrap8 .S D2 SNy YSy i Qa RSTAYyAlGAZY 27F
GadzadlrAylrotS RSOSt2LIVSyi(é ABRNPMRT@®A RSR G LI NI 3INI LK
appraisal in this Planning Statement has considered the Proposed Development against

the NPPF as a whole.
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10.7 The appraisal has demonstrated significant compliance with policies of the NPPF and
the Proposed Development represents a local expoessi many of the key social and
economic objectives of the NPPF.

10.8 In respect of the presumption in favour of sustainable development as set out in
paragraph 14 of the NPPF, it has been demonstrated that the Proposed Development is
in accordance with releant planning policies and that material considerations weigh
further in favour of grant of planning permission. In this respect, the decision taking
limb of paragraph 14 is consistent with section 38(6) of the Planning and Compulsory
Purchase Act 2004. Miiful of the presumption in favour of sustainable development,
planning permission should be granted without delay.

Overall conclusion on planning balance

10.9 The proposals put forward by BDW Trading and Property Capital represent sustainable
development in austainabldocation on a brownfield site which has been recognised
as being suitable for residential development.

10.10 The Proposed Development will give rise to substantial benefits, which will
substantiallyoutweighthe very limitedharm associated with teiproposal, including:

w  The reuse of a brownfield site which has been unusednfamy years;

w  Significant economic benefitghich will have a positive impact upon the areas
immediately surrounding the Site and the wider borough

w A significant contribution towardsieetingthe housing needs of the borough
and wider area and realising the objectives of the City Deal;

w ! O2yGNROodziAz2zy (261 NR& YSSiAy3a GKS 0602NRdAKQa SYLX 2
employment and local centre elements of tReoposed Development, creating
local jobs and sustained economic activity in this area of the borough

w  The provision of a local centre providing community facilities to serve the needs
of future residentgncluding a medical centre

A range of other beneftincluding land for a primary school, traffic calming
measures along Longmeanygate, contributions towards the local bus service and
improvements to other road junctions in the surrounding highway network

10.11 The proposals artullly aligned with local and nationalanning plicy ancthe
Applicant respectfully requests that SRBC grants planning permission for it without
delay.
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Appendix 1. Draft Heads of Termg Section 106

Introduction

This document sets out the draft Heads of Terms of potential Section 106 planning obligations
which may be entered into in connection with the proposed development.

TheHeads of Terms will be the subject of further discussions betw&all Brading Limited
Property Capital LLP and South Ribble Borough Council (SRBC) once the latter has had the
opportunity to fully appraise the planning application. These draft Heads ofsTshould
therefore be viewed as a starting basis for those discussions and the negotiation and
progression of a Section 106 Agreement, rather than a committed set of obligations. A first
draft of a proposed Section 106 Agreement will be produced oncentlitéers set out below

have been finalised.

In light of the above, the applicant reserves the right to amend the Heads of Terms as
discussions progress during the course of the determination of the planning application.

In order to comply with the requirenmés of Regulation 122 of the Community Infrastructure

Levy Regulations 2010, each obligation will need to be justified as directly related to the
development, necessary in order for the development to proceed and be fairly and reasonably
related in scalered kind to the development. It is noted that, as South Ribble Borough Council
has adopted a Community Infrastructure Levy (CIL) charging schedule, the development would
be liable for CIL at £65 per m2.

Interaction with Planning Conditions

It is importart that any Section 106 Agreement sits alongside and is read in conjunction with
the conditions attached to any planning permission granted. Therefore, the applicant will seek
to discuss the schedule of draft planning conditions alongside the S106 abigati

General

The S106 Agreement will contain standard provisions relating to conditionality (linked to the
grant and implementation of planning permission).

The planning obligations will be specifically tied to any planning permission granted pursuant
to the planning application.

Other standard provisions will be included in the S106 Agreement, including (but not limited
to) provisions relating to release from obligations in the event of the disposal of interests,
consequences on the lapsing, revocatiommardification of the planning permission and
exclusion of third party rights to enforce, etc.

BDW Trading Limiteend Property Capital will use a standard template for the Section 106
Agreement if provided by South Ribble Borough Council.



Affordable Housng Provision
A percentagef the dwellings to be constructed on the site shall be Affordable Housing.

An Affordable Housing Scheme will be submitted as part of the application which identifies
those dwellings within the development which are to be maderafiible and the tenure of
those dwellings.

Not more than [percentage to be agreed with SRBC]% of the Market Dwellings shall be
occupied until the Affordable Housing Units have been offered to an Affordable Housing
Provider in accordance with the relevaitfordable Housing Scheme.

Not more than [percentage to be agreed with SRBC]% of the Market Dwellings shall be
occupied before 100% of the Affordable Housing Units have been Practically Completed.

The Affordable Dwellings will also be subject to usudtimi®ns guarding their affordability in
perpetuity, SUDjECt tO exceptions e.g. mortgagees in possession etc.

A fallback mechanism will address the circumstances in which, despite reasonable endeavours

having been used by the Owners, the Affordable Diagdlihave not been purchased by an

Affordable Housing Provider. In those circumstances the Affordable Dwellings would (subject

G2 GKS /2dzyOAf Q& LINR2NJ I LIINRPGIFE yR OSNIFAY LINBO2YRAGAZ2)
market free of restrictions.

Open $ace

A management company will be formed for the management and maintenance of Public Open
Space within the site, with a service charge payable by residents used for this purpose.

Covenants by South Ribble Borough Council
{GFYRFENR WOt | gidhreQuireR thé IbLRTZoA gy uBspentédp&it of the
contributions plus interest if the contribution is not spent 5 years after the date of payment.

Other obligations may be imposed upon the Councils in order to reflect the above
requirements and provide th®wner with appropriate protection.

Public Transport

Bus contribution towards reouting of existing Stagecoach service 111, £12G£1XXD,000
per annum for a period of five years.

Public Open Space

A calculation of ofkite open space provision to cover sports pitches and allotments is being
calculated by Zoe at SRBC, in collaboration with Catherine Lewis. Details have been promised
w.c 16/10/17

Paradise Park Upgrade

The provision of upgrading works Paradise Park are offered as part of the Proposed
Development. Discussions with SRBC Parks & Recreatiorh@gartaken place, in association



with the extensive community consultation which has taken place throughout the
development of these proposal$his has resulted in a request for a contribution towards
improved benches or seating areapgraded signage, improvements to pathways.

Education

Trigger points for lantransfer and cap on dwelling delivery



Appendix 2: Community Infrastructure Levy

ClILForms have been submitted to SRBC for approval ahead of the submission of the planning
application.

The CIL charging schediie SRB@/as published on 23July 2013.

Land Use Cost per sgm

Dwelling houses (excluding apartments) £65
Convenience reta{excluding neighbourhood convenience £160
stores)

Retail warehouse, retail parks, and neighbourhood £40
convenience stores

Community Uses Nil
All other Uses Nil

Full Planning Application
Totalof 197 dwellings 21,018gm internal floorspace
Internalfloorspace x £65 per sqmBCI$ £1,668,824.30

BCIS (Build Cost Index Figure) = 1.222/1

Land Use Type CIL charge
Total including BCIS £1,552,777.07

Outline Planning Application
Qutline area (573 dwellings) x 106.65sgm* = 80,303c26
Internalfloorspace x £65 per sqmBCIS = £6,378,805.57

*assumption based onverage internal floorspace of 106 &§mwhich is an average across
the 197 dwelling scheme

Local Centre
£40 per sgm retail warehouse

954 sgm Localentre x £4& BCIS £46,631.52

*dependent upon use






