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1. Introduction  

1.1 This Planning Statement has been prepared by Turley Planning on behalf of BDW 

Trading Limited and Property Capital όάǘƘŜ !ǇǇƭƛŎŀƴǘέύ. It is submitted alongside an 

application for planning permission for the redevelopment of the former Leyland Test 

Track site and adjoining land at its margins όάǘƘŜ {ƛǘŜέύ, situated in the Midge Hall / 

Moss Side area of Leyland.  

1.2 The Statement is submitted to assist South Ribble Borough Council (SRBC) as the Local 

Planning Authority in determining the application, by providing an evaluation of the 

Proposed Development against the relevant planning considerations. Having regard to 

Section 38(6) of the Planning and Compulsory Purchase Act 2004, the Statement 

considers the conformity of the Proposed Development with the Development Plan 

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

1.3 The planning application for redevelopment of the Site was first submitted to SRBC in 

November 2017. Since submission, comments from various statutory consultees and 

other stakeholders have been received. These have resulted in some amendments to 

the description of the Proposed Development and its design.  

1.4 Accordingly, the content of this Planning Statement has been updated to reflect the 

changes which have been made to the proposed development since first submission in 

November 2017. All updates are shown throughout the document as tracked changes.   

1.5 The amendments which have been made to the Proposed Development are as follows: 

April 2018: 

ω 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 reduction in the width of the exit to the Longmeanygate 

Quiet Lane;  

ω 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 be to accommodate cars which 

may be displaced from Titan Way following the implementation of new Traffic 

wŜƎǳƭŀǘƛƻƴ hǊŘŜǊǎ ό¢whΩǎύ ǿƘƛŎƘ ǿƻǳƭŘ ǇǊŜŎƭǳŘŜ ƻƴ-street car parking.  

ω An acoustic bund / fence is proposed on the north-eastern 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.  

ω The boundary between the different phases 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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ω The following amendments to the detailed design of the development 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 plots 1-18 amended in response acoustic consultant comments 

and feedback from SRBC Environmental Health Officer;  

 WǳƴŎǘƛƻƴǎ ƻƴǘƻ άbŜǿ [ƻƴƎƳŜŀƴȅƎŀǘŜέ ǿƛǘƘƛƴ ǘƘŜ ǎƛǘŜ ǊŜƳƻǾŜŘ ƛƴ ǊŜǎǇƻƴǎŜ 

to LCC Highway comments; 

 Barratt plots 45-61 and 108-137 amended due to removal of junction onto 

άbŜǿ [ƻƴƎƳŜŀƴȅƎŀǘŜέΤ 

 DWH plots 12-но ŀƳŜƴŘŜŘ ŘǳŜ ǘƻ ǊŜƳƻǾŀƭ ƻŦ ƧǳƴŎǘƛƻƴ ƻƴǘƻ άbŜǿ 

[ƻƴƎƳŜŀƴȅƎŀǘŜέΤ 

 Extent of acoustic barrier amended;  

 Bridleway amended to 3.5 metres wherever possible;  

 DWH house type 52 changed; 

ω The Drainage Management Strategy 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). 

ω Adjustments have been made to the Sustainable Urban Drainage Strategy.  

August 2018: 

¶ Incorporation of bridleway around the western perimeter of the application 

site. 

¶ 5ŜƭŜǘƛƻƴ ƻŦ ǘƘŜ άŜŀǎǘŜǊƴέ ŀŎŎŜǎǎ ƛƴǘƻ ǘƘŜ ǇǊƻǇƻǎŜŘ ŜƳǇƭƻȅƳŜƴǘ ŀǊŜŀΦ 

¶ !ŘƧǳǎǘƳŜƴǘ ƻŦ ǘƘŜ άǿŜǎǘŜǊƴέ ŀŎŎŜǎǎ ƛƴǘƻ ǘƘŜ ǇǊƻǇƻǎŜŘ ŜƳǇƭƻȅƳŜƴǘ ŀǊŜŀΦ 

¶ Adjustment to the position of acoustic barrier to reflect removal of eastern 

access to employment area; 

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

¶ Revisions to the design of the proposed bus gate; 
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¶ Revisions to the landscape scheme at the northern and western site accesses 

from Longmeanygate to incorporate semi-mature and mature trees; 

¶ Omission of speed 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); 

¶ Incorporation of area for horses to wait with cyclists / pedestrians in vicinity of 

plot 11 (Phase 2); 

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

and proposed 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 

vehicular movement;  

¶ Parking space to front of garages increased to 6 metres in length. 

October 2018 

1.6 In October 2018 amended technical drawings relating to the proposed off-site highway 

works along with additional technical highway notes were submitted to SRBC 

January 2019 

1.6 In January 2019 a number of further amendments were submitted responding to the 

comments of SRBC Environmental Health and Economic Development Officers,  

Lancashire County Council Highways Department, Lancashire County Council Public 

Rights of Way Officer, Lancashire County Council Education Department, SRBC Strategic 

Housing Officer and SRBC Ecology advisor. These amendments are summarised below:  

ω The employment area detail has been amended to reflect the demand for 

smaller business start-up units. 

ω Bus shelters have been moved forward 1m to improve their visibility. 

ω Bridleway crossings added and those already on the previous revisions shown 

in more detail.  

ω Visibility splays added at horse crossing points. 

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

ω Section 4 of the Framework Travel Plan has been updated to make reference to 

monies for unspecified off-site traffic calming. 

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

bridleways and PROW and include the provision of a safety audit.  
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ω Diversion routes shortened so that FP59 is being diverted only where 

absolutely necessary; 

ω Following a safety audit, the crossing at the bus gate has been amended to a 

Pegasus crossing; 

ω The size and shape of the land provided for the school has been amended to a 

more uniform shape and is now proposed as 16,739 m2. 

ω The substitution / amendment of three house types within the Phase 2 

ŘŜǾŜƭƻǇƳŜƴǘ ǿƘƛŎƘ Ƴŀȅ ōŜ ƻŦŦŜǊŜŘ ŀǎ άŀŦŦƻǊŘŀōƭŜ ƘƻǳǎƛƴƎέ ǳƴƛǘǎ ǎƘƻǳƭŘ ǎǳŎƘ 

provision be deemed necessary at the conclusion of ongoing discussions with 

Officers: 

 The Roxby house-type has been added and achieves 85% compliance 

with the NDSS. 

 House type 67 has been amended and is now 93% compliant with NDSS. 

 Maidstone house types have been amended and both are 92% 

compliant with NDSS. 

¶ Revisions to or substitution of all other house types as a result of a change to the 

portfolio of accommodation offered nationally by Barratt and Barratt David 

Wilson. 

¶ Amendments to proposed landscape planting schedule comprising substitution of 

ά{ŜŜŘŜŘ DǊŀǎǎ !ǊŜŀǎέ ǿƛǘƘ ά²CDнл 9Ŏƻ {ǇŜŎƛŜǎ-ǊƛŎƘ ƭŀǿƴέ in selected areas of the 

site. 

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

¶ Identification of development parameters relating to ecology for the proposed 

school site as follows: 

o 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 Species-rich lawn at all relevant areas of 

the school grounds;  

o Incorporation of features at the school buildings such as opportunities for 

nesting birds and roosting bats and invertebrate boxes 

o Preparation of a Habitat Management Plan for the school site to ensure 

biodiversity and conservation as a priority. 

¶ A package of ecological enhancement measures within Paradise Park to ensure 

that the proposed development delivers a net gain to biodiversity across the 

application site as a whole. 
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Background   

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

establishment of Leyland Motors in the late 19th 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 over 11,000 local people during the 

mid-20th Century. The factory played an important role during World War II, including 

the manufacture of the Cromwell Tank. 

1.31.8 The Site itself was the test track facility for Leyland Motors. It was opened in tƘŜ мфтлΩǎ 

to trial prototypes of new vehicles. It was a key part of the Leyland Motors operation 

ŦƻǊ ǎŜǾŜǊŀƭ ȅŜŀǊǎΦ ¢ƘŜ {ƛǘŜ ƛǎ ǘƘŜǊŜŦƻǊŜ ŀǎǎƻŎƛŀǘŜŘ ǿƛǘƘ ŀ ƪŜȅ ǇŀǊǘ ƻŦ ǘƘŜ ƭƻŎŀƭ ŀǊŜŀΩǎ 

economic and social history, but has been vacant and unused since its closure in the 

ƭŀǘŜ мффлΩǎΦ 

1.41.9 The Site is currently in a state of serious disrepair. The majority of structures within the 

Site ς including the test track itself and the surrounding wall ς are derelict. It 

experiences trespassing and anti-social behaviour. It suffers from 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. 

1.51.10 The Site has been allocated for re-development since 2000. It is a key strategic site in 

the context of the objectives for the Preston and Central Lancashire City Deal. There 

has been a failure to deliver it for almost 20 years, despite various development 

proposals for it and a national imperative to regenerate previously developed land. The 

Site is now one of the last remaining major brownfield development opportunities in 

the borough.  

1.61.11 The current development proposal for the Site ς which is the subject of the 

accompanying planning application ς is based upon the endorsed Masterplan for the 

Site (see below) and is the most realistic and deliverable development proposal which 

has been brought forward since it was vacated. The proposal has been the subject of 

extensive pre-application engagement over a number of years with SRBC, the local 

community and other key stakeholders such that as far as possible it represents a 

shared vision for the {ƛǘŜΩǎ ŦǳǘǳǊŜΦ It will deliver a sustainable and attractive community 

comprised of new homes and employment floorspace alongside a new school, local 

centre (including medical centre), green infrastructure and substantial improvements 

to the local highway network. It is in compliance with the local Development Plan when 

its provisions and objectives are considered as a whole. The Applicant therefore 

respectfully requests that SRBC approves the accompanying planning application 

without delay. 

The Planning Application 

1.71.12 Overall the re-development proposals for the Site comprise the construction of 

between 850 and up to 950 new homes, new employment floorspace, a local centre, a 
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primary school, and associated infrastructure and landscaping works. The planning 

ŀǇǇƭƛŎŀǘƛƻƴ ŦƻǊ ƛǘ ƛǎ ǎǳōƳƛǘǘŜŘ ƛƴ άƘȅōǊƛŘέ ŦƻǊƳat as follows: 

ω An application for full planning permission for site enabling works, the 

development of highway and drainage infrastructure for the full application site 

όάǘƘŜ ǎƛǘŜέύ and the provision of a car park accessed from Titan way  (Phase 1); 

together with the construction of  and 197 new homes and associated internal 

access roads, public open space, and green infrastructure, an acoustic barrier 

and highway infrastructure (Phase 2); 

ω An application for outline planning permission for the development of between 

653 and 753 up to 753 new homes, 5,000 sqm of Business Park (Use Classes B1) 

up to 15,000 sqm (Use Class B2) and up to 8,000 sqm Industrial Estate (Use Class 

B8), local centre comprising up to 3,000 sqm of accommodation for any 

combination of uses within Classes A1, A2, A3, A4, A5, B1 or D1 (including health 

centre / clinic) (which shall not exceed 2,500 sqm of main town centre uses), a 

Primary School (1.646ha) and associated public open space and green 

infrastructure (Phases 3-5) and education, employment and local centre phases).  

1.81.13 Hereafter the aforementioned works will be referred to as the άProposed 

5ŜǾŜƭƻǇƳŜƴǘέ. A detailed description of the Proposed Development is provided in 

Section 4 of this Statement. 

1.91.14 ¢ƘŜ tǊƻǇƻǎŜŘ 5ŜǾŜƭƻǇƳŜƴǘ Ƙŀǎ ōŜŜƴ ōǊŀƴŘŜŘ ŀǎ ά5ƻƭƭ [ŀƴŜέ ōȅ ǘƘŜ !ǇǇƭƛŎŀƴǘ ŀƴŘ ƛǎ 

referred to as such throughout this Statement. 

Accompanying Documentation 

1.101.15 The planning application is accompanied by an extensive range of detailed 

evidence and information. In particular, an 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) 

Regulations 2017. The proposed scope of the EIA was presented to SRBC in an 

Environmental Impact Assessment Scoping Report (EIASR) on 2 August 2017. The 

submitted Environmental Statement (ES) ς which presents the results of the EIA ς 

reflects the feedback received from SRBC and the various statutory consultees 

provided within a comprehensive Scoping Opinion.  

1.111.16 The Environmental Statement can be found in Planning Application Files 5-10. 

In association with the proposed amendments and pursuant to the requirements of the 

EIA Regulations, an Other Environmental Information Report (OEIR) has been prepared 

and submitted (Planning Application File 2215) to SRBC. 

1.121.17 The full range of plans/drawings and documentation which have been 

submitted to SRBC either in November 2017 or by way of amendment in April 2018 / 

August 2018 / October 2018 / January 2019 isto submitted by the Applicant and which 

will assist SRBC in its consideration and determination of the application is presented 

as Appendix 3 of this Planning Statement.  



 

7 

1.131.18 The schedule identifies which plans / documents relate to which phase of 

development. It also identifies which plans are for approval and which are illustrative 

only.    

1.141.19 In summary detailed plans for the approval of SRBC have been prepared for 

Phases 1 and 2 of development. A series of Parameter Plans has been prepared for 

Phases 3-5 and the education, employment and local centre phases. These parameter 

plans establish the framework for the preparation and submission future applications 

for the approval of reserved matters. They also provide the basis of the EIA for 

development in that part of the site.  

Planning Statement  

1.151.20 The purpose of this Statement is to present a description of the Site and the 

Proposed Development. Relevant national, sub-regional and local planning policies are 

identified and the Proposed Development is assessed against these in order to 

establish the degree to which it is compliant. The Statement is structured as follows: 

ω Section 2 describes the Site and its surroundings;  

ω Section 3 describes the pre-application consultation which has been undertaken 

with respect to the Proposed Development;  

ω Section 4 describes the Proposed Development for which planning permission is 

sought;  

ω Section 5 summarises relevant planning policies and other documents material 

to the determination of the application; 

ω Section 6 ŀǎǎŜǎǎŜǎ ǘƘŜ ŀŎŎŜǇǘŀōƛƭƛǘȅ ƻŦ ǘƘŜ tǊƻǇƻǎŜŘ 5ŜǾŜƭƻǇƳŜƴǘ Ψƛƴ ǇǊƛƴŎƛǇƭŜΩ 

having regard to the aforementioned polices and the existence of an endorsed 

Masterplan;  

ω Sections 7, 8 and 9 assesses the extent to which the Proposed Development 

ŎƻƳǇǊƛǎŜǎ άǎǳǎǘŀƛƴŀōƭŜ ŘŜǾŜƭƻǇƳŜƴǘέ ƛƴ ŀƴ ŜƴǾƛǊƻƴƳŜƴǘŀƭΣ ŜŎƻƴƻƳƛŎ ŀƴŘ ǎƻŎƛŀƭ 

context having regard to its detailed design and the conclusions of the technical 

assessments presented in the Environmental Statement. 

ω Section10 draws the overall planning balance.  
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2. Site Description & Surrounding Area  

The Site Location  

2.1 The application Site comprises previously developed land at Doll Lane which has been 

vacant / under-utilised for over 20 years. It extends to c.53 hectares and is located in 

the Midge Hall / Moss Side area of Leyland, approximately 2.5km to the west of the 

town centre. It comprises an area of ǇǊŜǾƛƻǳǎƭȅ ŘŜǾŜƭƻǇŜŘ άōǊƻǿƴŦƛŜƭŘέ land mainly 

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.  

2.2 The Site is surrounded by existing development on each side with a mix of residential 

and commercial uses, as follows: 

ω To the south, the application Site is bound by Paradise Park, a publicly owned 

area of open space providing amenity and access to the wider Public Right of 

Way network in this area of Leyland. Beyond Paradise Park is the residential area 

of Moss Side which principally comprises two storey detached and semi-

detached properties, including those on Greystones, Robin Hey, Ashfields, 

Nookfield and The Laund.  

ω To the west, the Site is bound by Longmeanygate, a road which continues 

around the northern edge of the Site. Properties on Longmeanygate include The 

Brambles School (a special educational needs facility) and several large detached 

residential properties with private driveways. Longmeanygate also forms the 

route of the current bus service to Leyland.  

ω To the north, also adjacent to Longmeanygate, are further large detached 

residential properties. The application Site is also bound to the north by a 

commercial / industrial facility operated by TNT. The area to the north-east 

mainly comprises the Moss Side Industrial Estate and is occupied by a mixture of 

large industrial and logistics businesses as well as a number of smaller business 

units, accessed off Aston Way.  

ω To the east, the application Site is bound by Paradise Lane and Titan Way, which 

run broadly north south. Paradise Lane provides access to Moss Side Primary and 

joins Dunkirk Lane.  

2.3 A range of different uses and facilities are located within the immediate surroundings 

of the application Site, within a 5 to 10 minute walk. For example, the residential area 

of Moss Side contains a primary school and a local centre which includes shops and a 

Methodist chapel. Moss Side also contains a public house situated to the east of 

Dunkirk Lane, the Dunkirk Hall. Moss Side Industrial Estate provides accommodation 

for a number of local businesses, varying in size.  

2.4 Figure 2.1 illustrates the location of the application Site in the context of its 

surroundings. The application Site is outlined in red. The location of the application Site 

is contained within the planning application submission. 
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Figure 2.1: Site Location 

 

(Source: Google Earth) 
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Site Description 

2.5 The application Site comprises a test track, formerly used for testing vehicles 

manufactured by Leyland Motors and areas of Green Infrastructure (GI) at its margins. 

2.6 The test track area is made up of a circular tarmac road which traverses the perimeter 

of the Site in a roughly oval shape. There is existing vegetation within the centre of the 

Site which mainly consists 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 

perimeter of the test track, which is indicated in Figure 2.2 below.  

Figure 2.2: Public Right of Way Plan 

 

Source: Lancashire County Council 

2.8 The areas of Green Infrastructure (GI) located at the margins of the Site are generally 

located to the north, west and south and, to a lesser extent, to the east. These areas 

include dense belts of trees and shrubs, many of which are self-seeded. The area 

between the test track and the existing housing development to the south of the Site is 

known as Paradise Park.  

2.9 Paradise Park will be retained, in accordance with the endorsed Masterplan.  

2.10 The Site incorporates a former road known as Doll Lane which runs broadly north-

south through the centre of the Site. The location of this former road is outlined on 

Figure 03:04 Constraints & Opportunities: Landscape & Ecology, within the approved 

Part 1: Masterplan Vision.  
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2.11 The application Site does not contain any listed buildings and is not within a 

conservation area. This is illustrated on the MAGIC1 map at Figure 2.3 below.  

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

 

Legend: Listed Building      

Source: MAGIC Maps  

  

                                                           
1 Multi-Agency Geographic Information for the Countryside 



 

12 

2.12 The Environment Agency Flood Risk Map, provided at Figure 2.4, confirms that the 

application Site is located entirely within Flood Zone 1, i.e. a probability of flooding 

from rivers of less than 0.1%. 

Figure 2.4: Flood Risk Map 

 

Source: Environment Agency 

 

2.13 More detailed descriptions of the application Site and its features can be found within 

the Environmental Statement. 
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3. Public Engagement and Consultation  

3.1 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 consultation which has taken place. Further 

detail is provided within the Statement of Community Involvement, which is submitted 

alongside the planning application.  

Pre-Application Discussions 

3.2 There is an endorsed Masterplan for the Site. This was prepared by Property Capital 

over the period 2015 to July 2017, informed by extensive consultation with the local 

community, their political representatives and Officers of South Ribble and Lancashire 

County Council.  The Masterplan was endorsed by South Ribble Borough Council on 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.  

3.3 Following endorsement of the Masterplan, both Property Capital and Barratt have 

worked closely with Officers at SRBC prior to the submission of the planning 

application. Pre-application meetings with Officers took place on 8 August 2017, 12 

September 2017 and 10 October 2017. These have discussed the following themes:  

ω The design, including its layout, building appearance and landscaping; 

ω Scoping of the Environmental Impact Assessment; 

ω Technical matters, such as noise, drainage, highways and ecology issues; 

ω The scope and content of the planning application, including the validation 

requirements; 

ω The requirement for and approach to securing planning obligations, including CIL 

/ s106 matters; and 

ω The nature and extent of public consultation. 

3.4 hŦŦƛŎŜǊǎΩ ŎƻƳƳŜƴǘǎ ǘƘǊƻǳƎƘƻǳǘ ǘƘŜ ǇǊŜ-application process have been taken into 

account in the formulation of the final submitted scheme.  

Community Consultation 

3.5 Property Capital and Barratt όά¢ƘŜ !ǇǇƭƛŎŀƴǘέύ have undertaken extensive pre-

application consultation with local residents and stakeholders. The objective of this 

consultation 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. 
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3.6 Community engagement is at the heart of the applicants approach to preparing the 

planning application. As part of its commitment to meaningful engagement, the 

applicants have undertaken a public consultation with the aim of listening to local 

ǊŜǎƛŘŜƴǘǎ ǾƛŜǿǎΦ ¢Ƙƛǎ Ŏƻƴǎǳƭǘŀǘƛƻƴ Ƙŀǎ ōŜŜƴ ǳƴŘŜǊǘŀƪŜƴ ƛƴ ŀŎŎƻǊŘŀƴŎŜ ǿƛǘƘ {w./Ωǎ 

Statement of Community Involvement, as well as the principles of localism and current 

national planning policy and guidance.  

3.7 The Statement of Community Involvement provided with the application sets out in 

detail the policy context; consultation programme; feedback received and the response 

to feedback. A summary is presented below. 

3.8 The engagement process has involved a multi-faceted and multi-platform approach to 

maximise the opportunities for involvement. The Applicant has sought to make 

information available via a variety of means, including: 

ω Letters containing information about the plans and the consultation process 

were issued to 6,445 homes;   

ω Two public exhibitions were hosted2; 

ω A dedicated project website3 was set up and advertised through direct mail as 

well as through the local press; 

ω Meetings were arranged with the Midge Hall Community Group, Friends of 

Paradise Park and the Ormskirk, Preston and Southport Travellers Association 

(OPSTA); 

ω Letters providing information about the proposals were issued to local 

politicians, including: Planning Committee members; ward members for Moss 

Side and Earnshaw Bridge; and relevant Cabinet members; 

ω A Community Information Line was set up and an email address; and 

ω 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 of 75 responses were received by the 

applicants. The level of public response to the planning application 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 received comprised: 

ω 43 feedback forms, received at the public exhibitions or subsequently; 

                                                           
2 Wednesday 27 September 2017 at Midge Hall Methodist Church; and on Saturday 30 September at Moss Side Community 

Centre 
3 www.testrackfuture.co.uk 
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ω 2 individual letters and 4 pro-forma letters 

ω 23 emails to testtrackfuture@lexcomm.co.uk; and 

ω 3 calls to the Community Information Line. 

3.12 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. 

3.13 A breakdown of feedback gathered during the consultation is outlined in the Statement 

of Community Involvement, together with details of how the application has been 

amended to reflect local views where possible.  

3.14 To those who 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 to Paradise Park.  

3.15 Details of how the Proposed Development has responded to this feedback is presented 

in the SCI. Please refer to that document for further information. 
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4. The Proposed Development  

Description of Development 

4.1 A hybrid planning application has been submitted to SRBC for the Proposed 

Development described below:  

ω An application for full planning permission for site enabling works and the 

development of highway and drainage infrastructure for the full application site 

όάǘƘŜ SƛǘŜέύ and the provision of a car park accessed off Titan Way (Phase 1); 

together with the construction of and 197 new homes and  associated internal 

access roads , public open space,  and green infrastructure, an acoustic barrier 

and highway infrastructure (Phase 2); 

ω An application for outline planning permission for the remainder of the Site for 

the development of between 653 and  up to 753 new homes, up to 5,000 sqm of 

Use Class B1 accommodation; up to 15,000 sqm  of Use Class B2 

accommodation, up to 8,000 sqm of Use Class B8 accommodation, local centre 

comprising up to 3,000 sqm of accommodation for any combination of uses 

within Classes A1, A2, A3, A4, A5, B1 or D1 (including health centre / clinic) 

(which shall not exceed 2,500 sqm of main town centre uses), a Primary School 

and associated public open space and green infrastructure (Phases 3-5) and 

education, employment and local centre phases) 

4.2 The accompanying Design & Access Statement (Planning Application File 3) provides a 

detailed description and assessment of the Proposed Development. It explains how the 

design has evolved in response to a detailed appraisal of the constraints and 

opportunities.  

4.3 Further details are also contained in the accompanying technical documents, including 

in the Environmental Statement (Planning Application Files 5-10) and the OEIR 

(Planning Application File 1522). Details of the works proposed within the scheme are 

provided below, following a summary of the context of development. 

4.34.4 A Phasing Plan accompanies the application and can be found at Planning Application 

File 3111 (drawing reference 015-008-P018 Rev QRP). 

 

Context for the Proposed Development 

4.44.5 The majority of the application Site is allocated in the adopted South Ribble Local Plan 

(2015) for a mixed-use 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 

Site subject to: 

(i) a masterplan for the comprehensive redevelopment of the Site;  
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(ii) a phasing and infrastructure delivery schedule; and  

(iii) an agreed programme of implementation.  

4.64.7 The Local Plan does not specify the precise mix of uses to be provided at the Site, nor 

does it specify a minimum amount of land to be used for employment purposes. 

{ƛƳƛƭŀǊƭȅΣ ǘƘŜǊŜ ƛǎ ƴƻ ΨŎŜƛƭƛƴƎΩ ƻƴ ǘƘŜ ŀƳƻǳƴǘ ƻŦ ƴŜǿ dwellings that may be provided. A 

Development Brief4 for the Site was published in June 2010 which estimated that 

approximately 850 dwellings could be accommodated on the Site.  

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 consultation, input and amendment. On the 22nd July 2017 SRBC 

endorsed a Masterplan for the comprehensive redevelopment of the Test Track site for 

mixed use purposes. The Masterplan comprises two documents:  

ω Part One: Masterplan Vision 

ω Part Two: Spatial Design Code.  

4.84.9 The above define a range of development parameters which together provide a unified 

framework for the future redevelopment of the Site. The key land use parameters are 

as follows: 

ω Between c.850 and 950 new homes (24.99 hectares); 

ω Employment  (6.08 hectares) 

ω Local Centre (1.85 hectares) 

ω Primary School (1.6 hectares) 

ω On-site green space (9.15 hectares, not including green space within 

employment, local centre and primary school) 

ω Retention of Paradise Park (9.51 hectares) 

4.94.10 The endorsed Masterplan also defines an access strategy for the Site, the key 

components of which are as follows: 

ω Primary residential access into the Site to be from Titan Way with additional 

access points into the Site from Longmeanygate to the north and to the west.  

ω Partial diversion of the existing Longmeanygate into and through the Site linking 

the northern and western access points. The remnant section of Longmeanygate 

ŀƴŘ ǎŜŎǘƛƻƴ ƻŦ aƛŘƎŜ Iŀƭƭ [ŀƴŜ ǘƻ ōŜ ŘƻǿƴƎǊŀŘŜŘ ǘƻ нлƳǇƘ άǉǳƛŜǘ ƭŀƴŜέΦ 

ω Implementation of speed restrictions (30 mph) on additional sections of 

Longmeanygate and Midge Hall Lane;  

                                                           
4 Development Brief for the Leyland Test Track Redevelopment Site, South Ribble Borough Council (June 2010) 
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ω A bus only access into the Site from Paradise Lane with access to be controlled 

via a bus gate; and 

ω Dedicated access into the employment area from Titan Way along with some 

secondary access points from the residential areas.  

4.104.11 The highway works defined in first three of the above bullet points are 

required to be delivered as part of the first phase of residential development.  

4.114.12 The Masterplan was endorsed by SRBC for Development Management 

purposes and, having been the subject of extensive public consultation, carries 

significant weight in the decision making process. It supersedes the previous 

Development Brief for the Site (2010) which now carries nil weight. 

4.124.13 It is important to note that the Masterplan relates not only to the former Test 

Track site allocated under Policy C2 in the adopted Local Plan, but also to land at its 

margins which is allocated as Green Infrastructure (Policy G7) and Green Corridor (G12) 

in the Local Plan.  

4.134.14 Both of these policies seek to protect Green Infrastructure (GI) in the first 

instance but recognise that its redevelopment may be permitted where specific criteria 

can be met. In endorsing the aforementioned Masterplan SRBC accepted that a level of 

incursion into areas of allocated GI was justifiable in order to achieve the necessary 

access strategy and appropriate urban design solution, subject to compensatory 

provision being incorporated within the Site in accordance with the requirements of 

the aforementioned policies. 
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Phase 1: Site Enabling Works and Highway and Drainage infrastructure Works  

4.144.15 Full planning permission is sought for: 

ω Site enabling works; 

ω the construction of vehicular access points into the proposed residential areas 

from Titan Way, Longmeanygate (north) and Longmeanygate (west) and into the 

employment area from Titan Way5;  

ω The construction of a car park to be accessed from Titan Way; 

ω the construction of the principal vehicular and pedestrian circulation routes 

within the application Site which shall link the aforementioned access points and 

provide access to individual development parcels;  

ω  the  construction of principal sustainable drainage infrastructure and 

interconnecting culverts and pipework across the application Site as a whole 

which shall include swales, ponds and pumping stations; 

ω the creation of areas of strategic landscape planting throughout the Phase 1 area 

and the long-term management and maintenance of those areas of existing 

areas of landscaping which are proposed for retention. 

4.154.16 As part of the Phase 1 development, off-site highway improvement works in 

the immediate locality of the application Site will also be completed pursuant to the 

provisions of a Section 278 Agreement with the Local Highway Authority.  

4.164.17 These improvement works are detailed on drawings scheduled at Appendix 3.  

4.174.18 In summary, following the construction of the principal vehicular and 

pedestrian circulation routes within PDS, the remnant section of the existing 

[ƻƴƎƳŜŀƴȅƎŀǘŜ ŀƴŘ ŀ ǎŜŎǘƛƻƴ ƻŦ aƛŘƎŜ Iŀƭƭ [ŀƴŜ ǿƛƭƭ ōŜ ŘƻǿƴƎǊŀŘŜŘ ǘƻ нлƳǇƘ άvǳƛŜǘ 

[ŀƴŜέ ǎǘŀǘǳǎ ŀƴŘ ǎǇŜŜŘ restrictions (30 mph) on additional sections of Longmeanygate 

and Midge Hall Lane will be implemented, subject to the agreement of LCC.  

4.184.19 The extent of works proposed in Phase 1 is consistent with the provisions of 

the endorsed Masterplan.  

4.194.20 Further details of the component elements within Phase 1 are outlined below. 

Enabling Works 

4.204.21 In order to facilitate the Proposed Development, extensive earthworks will be 

required. 

4.214.22 An Outline Enabling Works Strategy (July 2017) (Planning Application File 8) 

has been prepared and forms part of the planning submission. Detailed Enabling / 

Remediation Works Strategies will be developed for each individual phase of 

development prior to development works in each individual phase commencing. 

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

ω Enable the removal of existing surface topsoil and surface made ground 

materials, such as existing trackway, macadam / concrete and underlying 

granular sub-base materials from within the Test Track area of the Site; 

ω Enable the removal of principle earthwork features within the Test Track area of 

ǘƘŜ {ƛǘŜ ƛƴŎƭǳŘƛƴƎ ǘƘŜ Ψ¢Ŝǎǘ IƛƭƭǎΩ ŀƴŘ Ψ.ǊƛŘƎŜ 9ƳōŀƴƪƳŜƴǘΩΤ 

ω To create a stable development platform at levels 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 

ŀƳƻǳƴǘ ƻŦ ΨŎǳǘΩ ǿƛƭƭ ōǊƻŀŘƭȅ ŜǉǳŀǘŜ ǘƻ ǘƘŜ ƭŜǾŜƭ ƻŦ ΨŦƛƭƭΩ ǊŜǉǳƛǊŜŘ ǘƻ ŘŜǊƛǾŜ ǘƘŜ Ŧƛƴished 

development levels. 

4.244.25 The over-arching aim of the Proposed Development 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 / aggregates from Site as far 

as reasonably practicable.  

4.254.26 Phase 1 will comprise the principal enabling works: 

ω The establishment of a construction traffic Site access point off Titan Way 

involving the removal of some peripheral woodland planting and associated 

landscaping mounds, where present; 

ω 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 and road sub-

grade preparation to relevant lines and levels; 

ω 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 woodland, top soil stripping and road subgrade 

preparation to relevant lines and levels; 

ω 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 

soil stripping and road / car park subgrade preparation to relevant lines and 

levels; 

ω The localised removal of certain pre-existing roadways and other existing 

infrastructure within the Test Track area, with the retention of the majority of 

pre-existing roadways to facilitate construction Site traffic during subsequent 

development phases; 

ω 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 Titan 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 lines and levels. 

ω 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 existing watercourses within the Site; 

 The development of new surface water open channels or ΨǎǿŀƭŜǎΩ, with 

interconnecting culverts and pipework; 

 The connection of incoming pipes / ditches from off-site into proposed 

ΨǎǿŀƭŜǎΩ ƻǊ ǇƛǇŜǿƻǊƪ ǇǊƛƻǊ ǘƻ localised removal of pre-existing surface 

water drainage culverts; 

 The augmentation and re-shaping of existing surface water pond features; 

 The provision of surface water and foul water sewers below Phase 1 

principal access roadways. 

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

ω The removal of / clearance of pre-existing roadways and other existing 

infrastructure within the Phase 2 development area;. 

ω The crushing and screening (to a suitable grade) of hard arisings derived from 

Phase 1 and Phase 2 clearance works within a designated processing area and 

ǘƘŜ ǘŜƳǇƻǊŀǊȅ ǎǘƻŎƪǇƛƭƛƴƎ ƻŦ Ψ{ƛǘŜ ǿƻƴΩ ŀƴŘ ΨǎŜŎƻƴŘŀǊȅΩ ŀƎƎǊŜƎŀǘŜǎ ŦƻǊ 

subsequent use in development; 

ω The stripping of existing topsoil and surface landscape fill materials from within 

the Site Phase 2 development; 

ω The stripping of existing topsoil and surface landscape fill materials from within 

the Site Phase 2 development; 

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

ω Preparation of subgrade new estate roadways subgrade to approved lines and 

levels. 

4.274.28 Phase 3-5 will comprise similar enabling works as described above. 

4.284.29 The Outline Enabling Works Strategy (ES Appendix 7,2 - Planning Application 

File 8) presents proposed cut and fill depths across the Site. 
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4.294.30 The proposed re-grade level across the entirety of the application Site 

together with minimum / maximum finished floor levels across the Site are also shown 

within the Outline Enabling Works Strategy.  

Titan Way Accesses (Residential and Employment) 

4.304.31 The primary vehicular access to the Site will be 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 requirement to allow 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 Orders.  

4.314.32 The main access to the employment area will be from 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 Aston Way6.   

4.324.33 Details are presented in the planning application (drawing SCP/15043/F27 ς 

Planning Application File 2).   

Longmeanygate (North) Access: 

4.334.34 The proposed access from Longmeanygate (north) shall comprise the 

realignment of the existing Longmeanygate carriageway into the application Site and 

the creation of a roundabout junction. Traffic calming features shall denote the start of 

ǘƘŜ [ƻƴƎƳŜŀƴȅƎŀǘŜ άvǳƛŜǘ [ŀƴŜέ ŦƻǊ ǾŜƘƛŎƭŜǎ ǘǊŀǾŜƭƭƛƴƎ ƛƴ ŀ ǿŜǎǘŜǊƭȅ ŘƛǊŜŎǘƛƻƴ ŀƴŘ shall 

also include dedicated horse crossings. The remnant section of Longmeanygate shall 

become a shared private drive for property nos. 146, 148, 154, 162, 164, 166, 170 & 

172.  

4.344.35 Existing woodland situated between the aforementioned properties and the 

Site entrance shall be retained in order to ensure visual separation. Details are 

presented in the planning application (drawing SCP/15043/F27 ς Planning Application 

File 2) drawing SCP/15043/F06 Rev KM (Planning Application File 1218).   

4.36 A detailed landscape planting scheme for the northern access is presented in the 

Planning Application File 26172 (drawing reference LEY1701_PP01.00Rev DE). 

4.354.37 The design of this junction has been amended from that submitted in 

November 2017. The amendments comprise 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 reduction in the width of the exit to the Longm 

Meanygate Quiet Lane. 

Longmeanygate (West) access: 

4.364.38 On the western boundary, Longmeanygate will be diverted into and through 

the application Site 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 and 190, 192 Longmeanygate and 

²ŀƭǘƻƴΩǎ .ŀrn an additional area of landscape planting shall be created to provide 

additional visual screening of views into the site. (Properties 190, 192 Longmeanygate 

ŀƴŘ ²ŀƭǘƻƴΩǎ .ŀǊƴ) shall be served by a private driveway.  

4.384.40 Plan reference SCP/15043/F16 Rev I SCP/154043/F16 Rev KJ (Planning 

Application File 12218) provides further details of the junction 

4.394.41 For vehicles travelling in a northerly direction, entrance features on the 

ƴƻǊǘƘŜǊƴ ŀǊƳ ƻŦ ǘƘŜ ǊƻǳƴŘŀōƻǳǘ ǎƘŀƭƭ ŘŜƴƻǘŜ ǘƘŜ ǎǘŀǊǘ ƻŦ ǘƘŜ ά[ƻƴƎƳŜŀƴȅƎŀǘŜ vǳƛŜǘ 

[ŀƴŜέ. This shall be subject to various traffic calming measures and a 20mph speed 

limit as shown on the aforementioned plan. (see below). 

4.404.42 The detailed landscape scheme for this entrance is shown in design details for 

the western access, including a detailed landscape planting scheme, are shown in 

drawing reference LEY1701_PP01.00 Rev DERev_) (Planning Application File 26172). 

This shall be subject to various traffic calming measures and a 20 mph speed limit, as 

shown on plans referenced at Appendix 3. 

Titan Way Car Park 

4.43 A car park (20 spaces) is proposed 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 implementation of new Traffic 

wŜƎǳƭŀǘƛƻƴ hǊŘŜǊǎ ό¢whΩǎύ ǿƘƛŎƘ ǿƻǳƭŘ ǇǊŜŎƭǳŘŜ ƻƴ ǎǘǊŜŜǘ ŎŀǊ ǇŀǊƪƛƴƎΦ 

Access and circulation within the application site: 

4.414.44 The principal vehicular circulation routes within the application site shall have 

a carriageway width of 6 metres with a 3m wide shared footway / cycleway on the 

north western side and a 2m wide footway on the south eastern side of the road.  

4.424.45 Details of their construction and surface treatment are provided on plans 

referenced at Appendix  3 . 

Drainage and Green Infrastructure: 

4.434.46 The Proposed Development will incorporate multiple Sustainable Urban 

Drainage techniques (SUDS) as part of an integrated approach to surface water 

management. 

4.444.47  Swales are proposed to be incorporated into the green corridors throughout 

the PDS and will reduce the surface water run-off generated by the Proposed 

Development.  The updated Flood Risk Assessment and Drainage Strategy presented at 

Planning Application File 29 Appendix 9.1 of the OEIR  ES (Planning Application File 

1522) provides further 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 climate change. The works will enhance the biodiversity function of 

the ponds. 
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4.464.49 Areas of strategic landscape planting and provisions to enhance opportunities 

for biodiversity will be created alongside the swales and highway infrastructure 

throughout the Phase 1 area.  Details of this strategic landscape planting are shown in 

drawings LEY1701_PP01.00 Rev ACDE ς LEY1701_PP01.227/RevCAD E (Planning 

Application File2617 111). 

4.474.50 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 north-south alignment. It will provide 

ŦŀŎƛƭƛǘƛŜǎ ŦƻǊ άƻŦŦ ǊƻŀŘέ ǿŀƭƪƛƴƎΣ ŎȅŎƭƛƴƎ ŀƴŘ ƘƻǊǎŜ-riding.  It will be supported by a 

network of other off-road paths looping through the development which shall provide 

facilities for various recreational pursuits. As is indicated on the plans presented in the 

planning application (see Appendix.3 for full schedule of plans), other recreational 

ŦŀŎƛƭƛǘƛŜǎ ǎǳŎƘ ŀǎ ŀ ǘǊƛƳ ǘǊŀƛƭ ŀƴŘ ŎƘƛƭŘǊŜƴΩǎ Ǉƭŀȅ ŀǊŜŀǎ ŀƭǎƻ ŦƻǊƳ ǇŀǊǘ ƻŦ ǘƘŜ tǊƻǇƻǎŜŘ 

Development.  

Longmeanygate Quiet Lane / Traffic Calming: 
4.494.52 Within the sections of Longmeanygate / Midge Hall Lane which are to be 

ŘƻǿƴƎǊŀŘŜŘ ǘƻ άvǳƛŜǘ [ŀƴŜέ ǎǘŀǘǳǎ ŀ ǊŀƴƎŜ ƻŦ ǘǊŀŦŦƛŎ ŎŀƭƳƛƴƎ ƳŜŀǎǳǊŜǎ ǿƛƭƭ ōŜ 

implemented. These are shown on the plan SCP/15043/F24 Rev CD (within Transport 

Technical Note in File 14)ES Appendix 6.1 ς Planning Application File 6). These 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 

ǘƘŜ ΨvǳƛŜǘ [ŀƴŜΩ ƛǘǎŜƭŦΣ ǿƘƛŎƘ ǿƛƭƭ ƛƴǾƻƭǾŜ ƪŜǊō ōǳƛƭŘƻǳǘǎ κ ŎŀǊǊƛŀƎŜway narrowing, 

further changes in surface treatment and the introduction of a raised table at the 

Midge Hall Lane / Longmeanygate junction.   

4.504.53 Details of the traffic calming measures proposed to be introduced on 

[ƻƴƎƳŜŀƴȅƎŀǘŜ ƻǳǘǎƛŘŜ ƻŦ ǘƘŜ ΨvǳƛŜǘ [ŀƴŜΩ ŀǎ part of a proposed speed reduction to 30 

mph and those to be introduced along sections of Longmeanygate are also shown. 

4.514.54 The proposed vehicular access points into the application site and the 

proposed traffic calming / speed reduction measures to be provided within the 

[ƻƴƎƳŜŀƴȅƎŀǘŜ κ aƛŘƎŜ Iŀƭƭ [ŀƴŜ άvǳƛŜǘ [ŀƴŜέ ǎƘŀƭƭ ōŜ ŎƻƴǎǘǊǳŎǘŜŘ ǳƴŘŜǊ {ŜŎǘƛƻƴ нту 

of the Highways Act.  
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Phase 2: Residential Development 

4.524.55 Full planning permission is sought for the first phase of residential 

development which shall be focussed upon the north-west corner of the site. 

4.534.56 A total of 197 new homes are proposed to be created in this phase.  A variety 

of styles and sizes will be provided including detached, semi-detached and mews style 

properties.  

4.544.57 The proposed mix of accommodation is as follows:  

ω 106 x 2 bed homes  

ω 11102 x 3 bed homes  

ω 796 x 4 bed homes  

4.58 The proposed site layout plan is presented within drawings 471-CL01 Rev HD; LTT-PL01 

H7793:01P and 471/P/PL/01/Rev LQ G. 

4.554.58 The houses will be between 1 and 3 storeys in height and be of traditional 

construction.  All will be finished externally with either red-brick or reclaimed stone 

with Russell Grampian Grey Slate roof tiles. Four bungalows are included as part of the 

mix of accommodation. ! ǇǊƻǇƻǊǘƛƻƴ ƻŦ ǘƘŜ ƘƻƳŜǎ ǿƛƭƭ ōŜ ǇǊƻǾƛŘŜŘ ŀǎ άŀŦŦƻǊŘŀōƭŜ 

ƘƻƳŜǎέ ǎǳōƧŜŎǘ ǘƻ Ŧǳƭƭ Ǿƛŀōƛƭƛǘȅ ŀǎǎŜǎǎƳŜƴǘΦ The house types to be offered as 

άŀŦŦƻǊŘŀōƭŜ ƘƻƳŜǎέ ǿƛƭƭ ōŜ ǘƘŜ wƻȄōȅΣ aŀƛŘǎǘƻƴŜ ŀƴŘ IƻǳǎŜ ¢ȅǇŜ стΣ ŀƭƭ ƻŦ ǿƘƛŎƘ 

achieve an appropriate level of compliance with the NDSS. 

4.564.59 A mix of different 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 will create 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 ensure consistency with the surrounding 

traditional house types found within Moss Side and Midge Hall.  

4.584.61 Each individual plot has been designed with a garden and landscaped area to 

create a pleasant and attractive environment. There will be a combination of detached 

garages, integral garages and driveway parking arrangements across the site. 

4.594.62 A Sustainability Statement is included within the planning application. It 

confirms that the Proposed Development will meet the requirement of Building 

Regulations through the ŀǇǇƭƛŎŀǘƛƻƴ ƻŦ ǘƘŜ ΨŦŀōǊƛŎ ŦƛǊǎǘΩ ŀǇǇǊƻŀŎƘ to construction. 

4.604.63 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 those to be removed to facilitate the development. 

Details of new landscaping planting and provisions to enhance opportunities for 
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biodiversity are also presented. Landscaping proposals are presented on the plans 

LEY1701_PP01.00 Rev EDCA to LEY1701_PP01.272 / RevED CA (Planning Application 

File 2617) and 471/P/HL/01 Rev BD (Planning Application File 22719). 

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

adjacent to the existing employment area.  

4.65 The barrier will in places comprise This will comprise a 2.5 metre acoustic fence 

situated on top of a 2 metre high landscape bund and in other locations a free standing 

fence standing to between 3.3m and 3.75 metres in height. The barrier iswhich is 

designed to screen residential properties from any noise breakout from the 

employment operations adjacent.  

4.614.66 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 noise breakout to be screened by the buildings themselves. Details of 

the barrier are shown on plans LEY1701-PS01; LEY1701-PS02; 457/ED/42 Rev C and 

471/ED/41 Rev F 457/ED/41 Rev EC in Planning Application Files 19 and 281 and 193.  

 

Phases 3ς5: Residential development + education, employment and local 

centre phases  

4.624.67 Outline planning permission with all matters reserved is sought for Phases 3-5 

and the education, employment and local centre phases, which comprise:  

ω the development of up between 653 and to 753 new homes with 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 each subsequent reserved matters application. 

ω the development of up to 5,000 sq metres of B1 accommodation; up to 15,000 

sqm of B2 accommodation and up to 8,000 sqm of B8 accommodation within a 

6.09ha parcel of land with associated highways, green infrastructure and car 

parking.; 

ω the development of a local centre comprising of up to 3,000 sq metres of 

accommodation which may be occupied by any combination of uses falling 

within Use Classes A1, A2, A3, A4, A5, B1 or D1of the Town and Country Planning 

Act 1990 (including health centre / clinic) (which shall not exceed 2,500 sqm of 

main town centre uses), with associated green infrastructure and car parking. 

ω The provision of a two form entry primary school on a 1.646 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 of construction of development on site and the consideration of matters 

relating to capacity of primary schools in the locality more generally.  
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4.634.68 A series of development parameters have been defined in order to provide a 

framework for the preparation and submission of subsequent reserved matters 

applications.  

4.644.69 The parameters also define the framework for the Environmental Impact 

Assessment of the outline areas of the Proposed Development.   

4.654.70 It is anticipated that these plans will be tied to the grant of planning 

permission via an appropriately worded condition, requiring future reserved matters 

submissions to be in accordance. The parameter plans are provided in Planning 

Application File 13 and parameters have been defined in relation to: 

ω Land use (i.e which parts of the Site will be developed for the different uses) (see 

plan 15_008-P027 Rev DFE); 

ω Access and movement (i.e. the position, configuration and alignment of vehicular 

/ pedestrian / cyclist / equestrian movement routes not otherwise defined in the 

application for full planning permission) (see plan 15_008P031 Rev GFDE) 

ω Development parcels (which define the limits of built development relative to 

vehicular / pedestrian movement routes and areas of landscape planting) (see 

plan 15_008-P033);  

ω Block Structure (see plan 015-008-P020 Rev C BA) 

ω The provision of areas of public open space and green infrastructure not 

otherwise defined in the application for full planning permission; 

ω Building heights (see plan 015_008-P034 Rev AB) 

ω Green Infrastructure (LEY1701) 

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

will be remediated as necessary and prepared for development in accordance with the 

ALM Enabling Works strategy for the site. 

4.674.72 The opportunity for the development of employment accommodation 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 be delivered 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. 

4.694.74 Subject to outline planning permission being granted, a series of reserved 

matters applications would be prepared for the different character areas. As set out in 

the endorsed Part One: Masterplan Vision statement, each application would be 

supported by a Character Area Design Code which shall contain a level of detail 
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commensurate with that presented for Phase 2 development which is the subject of an 

application for full planning permission.  

Paradise Park 

4.704.75 Paradise Park is included within the boundary of the planning application Site. 

However, no built development is proposed within it. A package of ecological 

enhancement measures are, however, proposed within Paradise Park to 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 dated 3rd January 

2019 which is attached the Turley letter dated 4th January, both submitted as part of 

the planning application (Planning Application File 26).  

Overall Development Mix  

4.714.76 In totality the Proposed Development shall comprise the following mix of land 

uses. 

  

Formatted:  Superscript

Formatted:  Superscript
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Table 4.1: Development Mix 

Land Use  Quantum (units 

/ floor-space 

(m2) 

Land Take 

(Gross) 

Green 

Infrastructure  

Land Take 

(Net) 

Residential  Up to 950 34.4344623 ha  9.544472615 ha 23.994.99 

ha 

Employment (B1 / 

B2 / B8)  

Up to 28,000 m2 6.09 ha 1.764827 ha 4.326263ha 

Local Centre  Up to 3,000 m2  1.252 ha  0.375ha 0.877ha 

Primary School  N/A 1.674 646ha  0.748ha 0.9060.894

ha 

Highway 

Infrastructure  

N/A N/A N/A 0.84790 

Paradise Park  N/A 9.71 ha N/A 9.71ha 

Total   53.16ha 12.463351557 

ha 

40.6978096

03 

 

Green Infrastructure   

4.724.77 The Proposed Development will, as described above, result in the loss of some 

areas of Green Infrastructure within the Site which are allocated as such in the adopted 

Local Plan. It will also ensure the retention of other areas of allocated Green 

Infrastructure and the provision of new areas of Green Infrastructure.  

4.734.78 The relevant details (excluding Paradise Park which shall be retained in its 

entirety) are presented below: 

Existing GI within site (allocated in SRBC Local Plan)  7.83577 ha 

Existing GI within site (allocated in SRBC Local Plan) retained  4.183.475 ha 

Existing GI within site (allocated in SRBC Local Plan) removed 

for development  

3.594.36 ha  

Proposed Replacement GI within site 8.2841719.082 

Retained Existing GI + Proposed Replacement GI  12.46435 

Total Green Infrastructure Proposed 12.671557 

Difference (Existing and Proposed GI ς Existing GI) + 4.722581901 ha  

4.76 As noted above, Paradise Park is excluded from the above figures and provides a 

further 9.71 hectares of Green Infrastructure / Public Open Space. 
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Public Open Space  
4.744.79 The quantum of Green Infrastructure within the application Site includes the 

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 in the Environmental Statement (Planning Application Files 5-

10) and Transport Assessment (ES Appendix 6.1 ς Planning Application Files 6 and 7) 

the Proposed Development will give rise to impacts on certain junctions of the 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 with it ς ά!ǎǎƻŎƛŀǘŜŘ 5ŜǾŜƭƻǇƳŜƴǘέΦ  

4.784.83 The Associated Development comprises: 

Longmeanygate/Flensburg Way Roundabout 

4.794.84 The improvement scheme involves widening 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 existing grass verges. 

4.804.85 A number of safety improvements are also proposed which involve an 

enlarged central island  the introduction of an overrunable area on the central island to 

improve deflection, circulatory and approach lane markings to better improve lane 

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 and are shown on 

plans within the Transport Technical Note at Application File 2114..  

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 signal stages 

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.  

4.834.88 A plan of the improvement scheme is contained within the Transport Technical 

Note at Application File 21.  Transport Assessment at ES Appendix 6.1 (Files 6 and 7) 
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Leyland Tiger Traffic Signal Junction 
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 amendments to road markings.   

4.854.90 A plan of the improvement scheme is contained within Transport Technical 

Note at Application File 21 14..  the Transport Assessment at ES 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. It is 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 the Transport Technical 

Note at Application File 2114.  Transport Assessment at ES Appendix 6.1 (Files 6 and 7).  

 

Section 106 Heads of Terms  

4.884.93 Draft Heads of Terms for a Section 106 Agreement have been discussed with 

SRBC and are attached at Appendix 1. In summary these include the following 

commitments:  

ω Affordable Housing 

ω Public Transport 

ω Public Open Space ς Off-site contribution and maintenance 

ω Renewable Energy 

Community Infrastructure Levy 

4.894.94 The community Infrastructure Levy was introduced by the government in April 

2010. It allows Local Authorities in England and 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 that are identified on a published list known as a 

ΨwŜƎǳƭŀǘƛƻƴ мно [ƛǎǘΩΦ ¢ƘŜ ƭƛǎǘ ƛƴŎƭǳŘŜǎ ƘƛƎƘǿŀȅ ƛƴŦǊŀǎǘǊǳŎǘǳǊŜΣ ǇǳōƭƛŎ ǊŜŀƭƳΣ ƎǊŜŜƴ 

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

Land Use Cost per sqm 

Dwelling houses (excluding apartments) £65 

Convenience retail (excluding neighbourhood 

convenience stores) 

£160 

Retail warehouse, retail parks, and neighbourhood 

convenience stores 

£40 

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 proposed 197 dwellings in Phase 2 would provide 21,010 sqm of gross 

internal floor space. The current 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 payable in aŎŎƻǊŘŀƴŎŜ ǿƛǘƘ ǘƘŜ /ƻǳƴŎƛƭΩǎ ŎƘŀǊƎƛƴƎ ǎŎƘŜŘǳƭŜΦ Should any 

ƻŦ ǘƘŜ ŀŦƻǊŜƳŜƴǘƛƻƴŜŘ ƘƻǳǎƛƴƎ ōŜ ŘŜǎƛƎƴŀǘŜŘ ŀǎ άŀŦŦƻǊŘŀōƭŜέ ŘǳǊƛƴƎ ǘƘŜ ŎƻǳǊǎŜ ƻŦ 

application negotiations then the aforementioned payment figure would be reduced by 

the relevant amount as affordable housing is not liable for the payment of CIL. 

4.914.96 The application for phases 3-5 is in outline and thus the quantum of floor-

space likely to be delivered and the proportion of affordable housing is unknown. 

Therefore, the total floorspace area has been estimated at 80,307.26 sqm, based on 

753 dwellings open market houses (assuming an average floorspace area of 

103.65sqm). This would generate a total estimated payment of £6,378,805.57, which 

would be payable ƛƴ ŀŎŎƻǊŘŀƴŎŜ ǿƛǘƘ ǘƘŜ /ƻǳƴŎƛƭΩǎ ŎƘŀǊƎƛƴƎ ǎŎƘŜŘǳƭŜΦ  

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) of the Planning and Compulsory Purchase Act 2004, 

the application falls 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 applicable to the 

development proposals is contained in: 

ω Adopted Central Lancashire Core Strategy (2012); 

ω Adopted South Ribble Local Plan (2015); 

ω Adopted South Ribble Renewable and Low Carbon Energy SPD (2014); 

ω Adopted Central Lancashire Affordable Housing SPD (2012) 

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

ω Adopted Central Lancashire Design Guide (SPD 2012)  

ω Adopted Biodiversity and Nature Conservation SPD (2015) 

5.3 Other material considerations include the National Planning Policy Framework (the 

Framework) (March 2012) and associated Planning Practice Guidance (PPG) (March 

2014, as updated), and relevant ministerial statements and government 

announcements. The Preston, South Ribble and Lancashire City Deal is a further 

material consideration. 

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 Council has worked 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 Council and was adopted in July 2012. It is an important document with 

the purpose of helping to co-ordinate development in the area covered by these 

councils. 

5.7 The Joint Core Strategy sets the strategic policy context for development across the 

three authorities for a 15 year period.  
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5.8 The Joint Core Strategy covers strategic policies such as travel, housing development, 

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

Site.  

Presumption in Favour of Sustainable Development 

5.9 Policy 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: 

άΦΦΦǿƛƭƭ ŀƭǿŀȅǎ ǿƻǊƪ ǇǊƻŀŎǘƛǾŜƭȅ ǿƛǘƘ ŀǇǇƭƛŎŀƴǘǎ Ƨƻƛƴǘƭȅ ǘƻ ŦƛƴŘ solutions which mean that 

proposals can be approved wherever possible, and to secure development that 

ƛƳǇǊƻǾŜǎ ǘƘŜ ŜŎƻƴƻƳƛŎΣ ǎƻŎƛŀƭ ŀƴŘ ŜƴǾƛǊƻƴƳŜƴǘŀƭ ŎƻƴŘƛǘƛƻƴǎ ƛƴ ǘƘŜ ŀǊŜŀΦέ 

Spatial Strategy 

5.10 Policy 1 sets out the spatial strategy for the Central Lancashire sub-region. The policy 

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

Area, including Bamber Bridge.  

Housing Policies 

5.11 Policy 4 sets out an objective of ensuring that there are sufficient sites identified to 

provide a deliverable five 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 of 417 net additional dwellings per annum (dpa) in South Ribble is set. The 

policy also recognises the need to maintain a medium and long term housing land 

supply by identifying specific development sites through the Site Allocations 

documents (Part 2 Local Plans) prepared for each Borough. 

5.12 New housing should be of a density 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). 

5.13 Subject to site and development considerations residential developments in the urban 

part of Preston, South Ribble and Chorley should provide affordable housing in 

accordance with Policy 7. 

Ψ5ŜǾŜƭƻǇƳŜƴǘ aŀƴŀƎŜƳŜƴǘΩ tƻƭƛŎƛŜǎ 

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

management. Those of relevance to this application seek to ensure that new 

residential development: 

ω Contributes towards the provision of any necessary infrastructure, including 

education facilities (Policies 2 and 14).  

ω Reduces the need to travel by car by encouraging and improving opportunities 

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

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

design, safeguarding of the built and historic environment and relationship to 

existing land uses and occupiers (Policy 17).  
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ω Integrates well into the existing settlement pattern and the landscape character 

type within which it is situated and contributes positively to the conservation, 

enhancement or restoration of appropriate features (Policy 21). 

ω Conserves, protects and seeks opportunities to enhance biological and geological 

assets (Policy 22). 

ω Integrates public health principles and assists in reducing health inequalities 

(Policy 23). 

ω Ensures everyone has access to sport and recreation facilities (Policy 24). 

ω Reduces levels of crime and improves community safety (Policy 26). 

ω Incorporates sustainable resources through a number of measures such as the 

Code for Sustainable Homes (Policy 27).  

ω Reduces the risk of flooding whilst improving water quality and management 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 Infrastructure to contribute to flood relief 

(Policy 29).  

Adopted South Ribble Local Plan  

5.15 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.  

5.16 The majority of the application Site comprises the former Leyland Test Track Site, 

known as Doll Lane. It is previously developed land and is allocated for residential led 

mixed use development (Policy C2).  Redevelopment of the Site is seen as having the 

potential to make a significant contribution towards the economic growth of the 

borough.  

5.17 It advises that planning permission will be granted for the redevelopment of the Site 

subject to the submission of:  

(a) an agreed Masterplan for the comprehensive redevelopment of the Site, to 

include residential, employment and commercial uses; 

(b) a phasing and infrastructure delivery schedule; and  

(c) an agreed programme of implementation in accordance with the Masterplan 

and agreed design code. 

5.18 The supporting justification to the policy goes onto confirm that community facilities 

within the Site should 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 to be undertaken and proposals to address any deficiencies put forward.  
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5.19 Policy C2 also emphasises the importance of Green Infrastructure within the Site which 

ƛǎ ǘƻ ǘŀƪŜ ŀ άǾƛƭƭŀƎŜ ƎǊŜŜƴέ ŀǇǇǊƻŀŎƘ ǿƛǘƘ ƭƛƴƪŜŘ ƎǊŜŜƴ ŎƻǊǊƛŘƻǊǎ ǇǊƻǾƛŘƛƴƎ ŎȅŎƭŜǿŀȅΣ 

bridleway and footpath connections within the Site. 

5.20 It is important to note that Policy C2 does not seek to constrain the quantum of 

residential development which is to be provided on Site nor does it set out minimum 

requirements relating to the level of employment land provision / size of local centre.  

5.21 Policy D2 also relates. It confirms that sufficient land is allocated in the Local Plan to 

accommodate the development of 6,576 dwellings over the plan period to 2026. The 

former Leyland Test Track Site forms part of the identified supply. The policy does not 

seek to constrain the quantum of residential development within the Site but does 

estimate its capacity as being 750 units.  Delivery is expected to be phased with 50 

units in the period to 2016; 365 units in the period 2016/17-2020/21 and 335 units in 

the period 2021-2026. 

5.22 The remainder of the application Site comprises areas of existing vegetation which is 

allocated either as Green Infrastructure (Policy G7) or Green Corridor / Green Wedge 

(G12). 

5.23 Policy G7 advises that development which would involve the loss of GI will not be 

permitted unless (a) alternative 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; and (c) the development would not affect the amenity value and nature 

conservation of the site.  

5.24 Policy G12 advises that development within Green Corridors may be permitted, in very 

exceptional circumstances, if it can be demonstrated that the proposal would have 

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 provide new green corridors to existing/ 

neighbouring communities.  

5.25 There is a range of other Development Management Policies which are of relevance to 

the determination of the application as follows:  

ω A1 ς Developer contributions  

ω F1 ς Parking standards 

ω G8 ς Green Infrastructure (provision in new developments) 

ω G11 ς Green Infrastructure Provision in Residential Developments 

ω G13 ς Trees. Woodland and Development  

ω G14 ς Unstable or Contaminated Land  

ω G16 ς Biodiversity and Nature Conservation  



 

37 

ω G17 ς Design Criteria for New Development  

ω  H1 ς Protection of Health, Education and other Community Facilities  

5.26 A summary to the key requirements of each of these policies and an assessment of the 

applications consistency or otherwise with them is presented in Chapter 6.  

Preston, South Ribble and Lancashire City Deal  

5.27 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 in transforming Central Lancashire, creating thousands of new jobs 

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

5.28 Within this area of South Ribble, there are several projects identified as being capable 

of driving change and development required. Some examples of these projects include: 

housing in Bamber Bridge, Cuerden Strategic Site and the Penwortham by-pass.  

5.29 The City Deal sets out that the development which is the subject of this planning 

application will provide the following: 

ά²ƛǘƘ ƴŜǿ Ƙƻǳsing and employment 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 a site at Cuerden just off 

the M65, aiming to create thousands of high quality jobs and spark investment in the 

ŀǊŜŀΦέ 

5.30 Cuerden Strategic Site is another example of the projects which have benefitted from 

the City Deal. This planning application was approved at planning 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 brought forward in the 

first phase of this development. Cuerden Strategic Site is the 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 Deal area over the next 

decade. Cuerden Strategic Site is also capable of delivering up to 57ha of commercial 

development space or up to 46% of the City Deal allocation. 

5.31 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 bring the Doll Lane, Leyland Test Track Proposed Development 

forward in order to fulfil the aspirations of the City Deal for economic growth in this 

area of Central Lancashire. 

Adopted South Ribble Renewable Energy and Low Carbon SPD (2014) 

5.32 This document has been produced by SRBC with the intention of supporting policies 

within the Central Lancashire Core Strategy and South Ribble Site Allocations and 

Development Management Policies DPD.  The purpose of the SPD is to provide advice 
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to applicants on the suitability, appropriate location of such technologies and how the 

planning system relates to them.  

5.33 The purpose of this SPD is to provide guidance, advice 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) 

5.34 The purpose of thiǎ {t5 ƛǎ ǘƻ ǇǊƻǾƛŘŜ ŀŘǾƛŎŜ ƻƴ Ƙƻǿ ǘƘŜ /ƻǳƴŎƛƭǎΩ ŀŦŦƻǊŘŀōƭŜ ƘƻǳǎƛƴƎ 

ǇƻƭƛŎȅΣ ŀǎ ǎŜǘ ƻǳǘ ƛƴ ŜŀŎƘ ƻŦ /ŜƴǘǊŀƭ [ŀƴŎŀǎƘƛǊŜΩǎ 5ŜǾŜƭƻǇƳŜƴǘ tƭŀƴ 5ƻŎǳƳŜƴǘǎΣ ƛǎ ǘƻ ōŜ 

implemented. This includes guidance on the range of approaches, standards and 

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

5.35 ¢ƘŜ {t5 ǎŜǘǎ ƻǳǘ ǘƘŀǘΣ ƛƴ ŀŎŎƻǊŘŀƴŎŜ ǿƛǘƘ /ŜƴǘǊŀƭ [ŀƴŎŀǎƘƛǊŜΩǎ /ƻǊŜ {ǘǊŀǘŜƎȅΣ ǘŀǊƎŜǘǎ 

for affordable housing are set subject to site and development considerations such as 

financial viability and contributions to community services.  

5.36 {ŜŎǘƛƻƴ C ǎǘŀǘŜǎ ǘƘŀǘ ŀƴȅ ŀŦŦƻǊŘŀōƭŜ ƘƻǳǎƛƴƎ ƻƴ ǎƛǘŜǎ ǎƘƻǳƭŘ ōŜ ΨǇŜǇǇŜǊ-ǇƻǘǘŜŘΩ ǘƻ 

disperse them across a community to promote social inclusion and ensure the 

affordable housing is fully integrated with the market housing.  

5.37 The SPD also sets out guidance for off-site affordable housing contributions. It states 

that where it can be robustly justified, off-site provision of affordable housing may be 

acceptable as long as the agreed approach contributes to the creation of mixed 

communities in the local authority area. 

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

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

ǘƘŜ /ƻǳƴŎƛƭΩǎ ǇƻƭƛŎƛŜǎ ƻƴ ƻǇŜƴ ǎǇŀŎŜ ŀƴŘ ǇƭŀȅƛƴƎ ǇƛǘŎƘŜǎΦ The SPD includes guidance on 

provision of open space standards and how they will be applied.  

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

ω Amenity greenspace: 1.33 hectares per 1,000 population 

ω Provision for children and young people: 0.06 hectares per 1,000 population 

ω Parks and Gardens: 0.66 hectares per 1,000 population 

ω Natural and Semi-Natural green spaces: 1.98 hectares per 1,000 population 

ω Allotments: 0.08 hectares per 1,000 population 

ω Playing pitches: 1.14 hectares per 1,000 population 

Adopted Central Lancashire Design Guide (SPD 2012)  

5.40 This document was produced across the three Central Lancashire Authorities with the 

purpose of providing an overview of design principles across the area. It covers 

residential development as well as commercial, public realm and retail.  
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5.41 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 its unique 

character.  

Adopted Biodiversity and Nature Conservation SPD (2015) 

5.42 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) 

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

purpose is to investigate the social value which can be added to the planning 

application stage of developments. Particularly in relation to the ΨŀŘŘŜŘ ǾŀƭǳŜΩ ōŜƴŜŦƛǘǎ 

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

Other Material Considerations 

National Planning Policy Framework  
5.44 The Naǘƛƻƴŀƭ tƭŀƴƴƛƴƎ tƻƭƛŎȅ CǊŀƳŜǿƻǊƪ όάǘƘŜ CǊŀƳŜǿƻǊƪέύ ǎŜǘǎ ƻǳǘ ǘƘŜ DƻǾŜǊƴƳŜƴǘΩǎ 

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, 

proportionate and necessary to do so. The themes that are relevant to the 

determination of this application are summarised below. 

ω Positive Planning - The Government has made clear its expectation, through the 

Framework, that the planning system should positively embrace well-conceived 

development to deliver the economic growth necessary and the housing needed 

to create inclusive and mixed communities. 

ω Achieving Sustainable Development - The presumption in favour of sustainable 

ŘŜǾŜƭƻǇƳŜƴǘ ƛǎ ǘƘŜ ΨƎƻƭŘŜƴ ǘƘǊŜŀŘΩ ǊǳƴƴƛƴƎ ǘhrough the Framework for both 

plan-making and decision-taking. For plan-making this includes the requirement 

for local planning authorities to seek opportunities to meet the development 

needs of their area. For decision-taking where policies within the development 

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.  

ω Development Plans - The Framework makes clear that for development plans to 

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

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

ƘŀǾŜ ƳƻǊŜ ǘƘŀƴ ΨƭƛƳƛǘŜŘ ŎƻƴŦƭƛŎǘΩ ǿƛǘƘ ǘƘŜ CǊŀƳŜǿƻǊƪΣ ǘƘƛǎ ǿƛƭƭ ƛƴŦƻǊƳ ǘƘŜ ǿŜƛƎƘǘ 

that a decision-taker may apply (Paragraphs 214 and 215). Relevant policies 

within emerging Local Plans may also be given weight in the decision-making 

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

objections (Paragraph 216).  
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ω Building a Strong, Competitive Economy - The Framework encourages local 

planning authorities to avoid 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). 

ω Housing Development - Housing applications should be considered in the 

context of the presumption in 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 five-year supply 

of deliverable housing sites (Paragraph 49).  

5.45 In order to άōƻƻǎǘ ǎƛƎƴƛŦƛŎŀƴǘƭȅέ the supply of housing, local planning authorities should 

use their evidence base to ensure their Local Plans meet the full objectively assessed 

needs for market and affordable housing; identify a 5-year land supply of deliverable 

housing sites; and identify a supply of specific developable sites or broad locations for 

growth for years 6 ς 10 and, where possible, for years 11 ς 15 (Paragraph 47). 

Government Ministerial Statements on Housing 

5.46 The past two Governments have issued various ministerial statements and strategies 

on the need to boost the supply of good quality new homes in the UK. These are 

summarised below: 

ω Laying the Foundations: A Housing Strategy for England (Communities and 

Local Government, November 2011) - Introduced 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 

strategy set out Government proposals to get the housing market moving. 

ω 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 confirming that the 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 

community ƻƴŎŜ ŘŜƭƛǾŜǊŜŘΦ ¢ƘŜ {ǘŀǘŜƳŜƴǘ ǎŜǘ ƻǳǘ DƻǾŜǊƴƳŜƴǘΩǎ ŎƻƳƳƛǘƳŜƴǘ ǘƻ 

work in partnership with local authorities, promoters and the community to 

deliver major housing sites. 

ω Fixing the Foundations: Creating a More Prosperous Nation (July 2015) ς In July 

2015, ǘƘŜ DƻǾŜǊƴƳŜƴǘ ǇǳōƭƛǎƘŜŘ ŀ Ωмр-Ǉƻƛƴǘ ǇƭŀƴΩ ǘƻ άōƻƻǎǘ ǘƘŜ ¦YΩǎ ǇǊƻŘǳŎǘƛǾƛǘȅ 

growth, centred around two key pillars: encouraging long-term investment, and 

ǇǊƻƳƻǘƛƴƎ ŀ ŘȅƴŀƳƛŎ ŜŎƻƴƻƳȅέ. Increasing housing delivery is seen as a 

fundamental part of promoting a dynamic economy. 

ω Fixing Our Broken Housing Market (Housing White Paper) ς The 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. The HWP outlines four proposals required to achieve the 

DƻǾŜǊƴƳŜƴǘΩǎ ǇƭŀƴǎΣ ŀǎ ŦƻƭƭƻǿǎΥ 

 Planning for the right homes in the right places ςincluding making better 

use of land for housing 

 Building homes faster ςincluding supporting developers to build out (more 

quickly by tackling unnecessary delays) 

 Diversifying the market ς including supporting housing associations and 

local authorities to build more homes. 

 Helping people now ς including encouraging development of housing that 

meets the needs of our future population. 
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6. The Principle of Development  

6.1 Section 38(6) of the Planning and Compulsory Purchase Act 2004 refers to the 

Development Plan as a whole and requires that: 

άLŦ ǊŜƎŀǊŘ ƛǎ ǘƻ ōŜ ƘŀŘ ǘƻ ǘƘŜ 5ŜǾŜƭƻǇƳŜƴǘ tƭŀƴ ŦƻǊ ǘƘŜ ǇǳǊǇƻǎŜ ƻŦ ŀƴȅ ŘŜǘŜǊƳƛƴŀǘƛƻƴ ǘƻ 

be made under the Planning Acts, the determination must be made in accordance with 

ǘƘŜ tƭŀƴ ǳƴƭŜǎǎ ƳŀǘŜǊƛŀƭ ŎƻƴǎƛŘŜǊŀǘƛƻƴǎ ƛƴŘƛŎŀǘŜ ƻǘƘŜǊǿƛǎŜέ 

6.2 This is in addition to Section 54A of the 1990 Act, and is a reiteration of the 

presumption in favour of development that accords with an adopted and up to date 

Development Plan, as qualified by Paragraph 12 of the Framework. 

6.3 The Framework makes clear that Development Plans should be kept up-to date and in 

accordance with its policies at all times, following the approach 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 weight as a material 

consideration in the decision-making process. 

6.4 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 sustainable development means:  

ά!ǇǇǊƻǾƛƴƎ ŘŜǾŜƭƻǇƳŜƴǘ ǇǊƻǇƻǎŀƭǎ ǘƘŀǘ ŀŎŎƻǊŘ ǿƛǘƘ ǘƘŜ ŘŜǾŜƭƻǇƳŜƴǘ Ǉƭŀƴ ǿƛǘƘƻǳǘ 

ŘŜƭŀȅέΦ  

Consideration of the principle of development 

6.5 It is considered that the principle of development at the application Site is established 

by virtue of the following: 

ω The Site is comprised principally of brownfield land. 

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

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

ω ¢ƘŜ {ƛǘŜ ƛǎ ƛƴŎƭǳŘŜŘ ǿƛǘƘƛƴ {w./Ωǎ ŘŜƭƛǾŜǊŀōƭŜ ƘƻǳǎƛƴƎ land supply. 

ω The Proposed Development accords with the endorsed Masterplan. 

6.6 Each of these matters is discussed in turn. 

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

establishment of Leyland Motors in the late 19th 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 over 11,000 local people during the 
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mid-20th Century. The factory played an important role during World War II, including 

the manufacture of the Cromwell Tank. 

6.8 ¢ƘŜ {ƛǘŜ ƛǘǎŜƭŦ ǿŀǎ ǘƘŜ ǘŜǎǘ ǘǊŀŎƪ ŦŀŎƛƭƛǘȅ ŦƻǊ [ŜȅƭŀƴŘ aƻǘƻǊǎΦ Lǘ ǿŀǎ ƻǇŜƴŜŘ ƛƴ ǘƘŜ мфтлΩǎ 

to trial prototypes of new vehicles. It was a key part of the Leyland Motors operation 

ŦƻǊ ǎŜǾŜǊŀƭ ȅŜŀǊǎΦ ¢ƘŜ {ƛǘŜ ƛǎ ǘƘŜǊŜŦƻǊŜ ŀǎǎƻŎƛŀǘŜŘ ǿƛǘƘ ŀ ƪŜȅ ǇŀǊǘ ƻŦ ǘƘŜ ƭƻŎŀƭ ŀǊŜŀΩǎ 

economic and social history, but has been vacant and unused since its closure in the 

late 1ффлΩǎΦ 

6.9 The application Site is currently in a state of serious disrepair. The majority of 

structures within the Site ς including the test track itself and the surrounding wall ς are 

derelict. It experiences trespassing and anti-social behaviour. It suffers from 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. 

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

to: 

ά9ƴŎƻǳǊŀƎŜ ǘƘŜ ŜŦŦŜŎǘƛǾŜ ǳǎŜ ƻŦ ƭŀƴŘ ōȅ ǊŜǳǎƛƴƎ ƭŀƴŘ ǘƘŀǘ Ƙŀǎ ōŜŜƴ ǇǊŜǾƛƻǳǎƭȅ ŘŜǾŜƭƻǇŜŘ 

όōǊƻǿƴŦƛŜƭŘ ƭŀƴŘύΣ ǇǊƻǾƛŘŜŘ ǘƘŀǘ ƛǘ ƛǎ ƴƻǘ ƻŦ ƘƛƎƘ ŜƴǾƛǊƻƴƳŜƴǘŀƭ ǾŀƭǳŜέ (paragraph 17) 

6.11 Moreover, Policy 1 of the Central Lancashire Core Strategy sets out a requirement to: 

άCƻŎǳǎ ƎǊƻǿǘƘ ŀƴŘ ƛƴǾŜǎǘƳŜƴǘ ƻƴ ǿŜƭƭ ƭƻŎŀǘŜŘ ōǊƻǿƴŦƛŜƭŘ ǎƛǘŜǎΧέ 

6.12 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.  

6.13 The Applicant acknowledges that some relatively small areas of land at the periphery of 

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

ŘŜǎƛƎƴŀǘŜŘ ŀǎ DǊŜŜƴ LƴŦǊŀǎǘǊǳŎǘǳǊŜ ōȅ {w./Ωǎ [ƻŎŀƭ tƭŀƴ όPolicy G7 / G12); however, the 

use of this land for the Proposed Development has been endorsed by SRBC (see below) 

ŀƴŘ ŎƻƳǇŜƴǎŀǘƻǊȅ ǇǊƻǾƛǎƛƻƴ ƛǎ ƛƴŎƭǳŘŜŘ ŀǎ ǇŀǊǘ ƻŦ ǘƘŜ ǎƛǘŜΩǎ ǊŜŘŜǾŜƭƻǇƳŜƴǘ ŀǎ ƛǎ 

explained elsewhere in this document. 

Development Plan allocation 

6.14 Mindful that the application Site has been vacant and unused for close to 20 years, 

there have been attempts to promote its redevelopment in numerous local planning 

policy documents without, to date, any success.  

6.15 Indeed, the Site has been allocated for mixed-use redevelopment since 2000, within 

{w./Ωǎ ƴƻǿ-superseded Unitary Development Plan.  

6.16 aƻǊŜ ǊŜŎŜƴǘƭȅΣ tƻƭƛŎȅ /н ƻŦ {w./Ωǎ ŎǳǊǊŜƴǘ [ƻŎŀƭ tƭŀƴ ŀƭƭƻŎŀǘŜǎ ǘƘŜ {ƛǘŜ ŦƻǊ ŀ ǊŜǎƛŘŜƴǘƛŀƭ-

led mixed-use 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 The previous and ŜȄǘŀƴǘ ŘŜǾŜƭƻǇƳŜƴǘ ŀƭƭƻŎŀǘƛƻƴǎ ŎƻƴŦƛǊƳ ǘƘŜ {ƛǘŜΩǎ ǎǳƛǘŀōƛƭƛǘȅ ŦƻǊ 

development. Indeed, the Site is explicitly identified as being suitable for residential 

ŘŜǾŜƭƻǇƳŜƴǘ ōȅ {w./Ωǎ 

ω Strategic Housing Land Availability Assessment (SHLAA), which concludes that 

the Site is deliverable within years 0-5; and 

ω Brownfield Register, which confirms that the Site is potentially suitable for 

housing development. 

6.18 As above, two relatively small areas of land are designated as Green Infrastructure by 

Policy G7 / G12 of the Local 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 below) and compensatory provision is included within the redevelopment 

proposals. 

Contribution to City Deal 
6.19 The Proposed Development will contribute to the realisation of the objectives of the 

Preston, South Ribble and Lancashire City Deal.  

6.20 The City Deal is a ten-year infrastructure delivery programme which seeks to invest in 

economic growth and development across Lancashire. It is funded through pooled local 

and national private and public sector resources.  

6.21 The private sector is contributing through Community Infrastructure Levy (CIL) and 

other developer contributions. The Department for Transport (DfT) is investing 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 and the councils via New Homes Bonus (NHB), Business Rates (NNDR), 

capital programme resources and land. 

6.22 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 Deal Business 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 SRBC). The delivery of the Proposed 

Development is therefore explicitly identified to as being a critical aspect of the 

delivery of the City Deal. 

6.23 In addition, the Proposed Development will contribute: 

ω c.£8 million in Community Infrastructure Levy Payments; 

ω c.£4.4m per annum in New Homes Bonus Payments; 

ω c.£1.5m in Council Tax Payments per annum; and  

ω c. £560,000 in Business Rates per annum. 

6.24 The Proposed Development will 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 The Proposed Development is entirely consistent with the requirements of Policy C2 of 

the adopted Local Plan: 

ω A Masterplan for the comprehensive redevelopment of the Site including 

residential, employment, commercial and community facilities together with 

substantial areas of green infrastructure has been prepared and endorsed by the 

Council.  

ω A phasing plan and infrastructure delivery plan forms part of the endorsed 

Masterplan as does as Spatial Design Code. A more detailed Character Area 

Design Code for Phase 2 of the Proposed Development is included as part of the 

planning application submission.  

6.26 The proposed quantum of development in totality, and in terms of the individual land 

uses, is generally consistent with the provisions of the endorsed Masterplan, as is 

shown in Table 6.2 below.  

6.27 The only variance is in respect to the size of the local centre which has been reduced by 

0.65 hectares to 1.252 hectares7, in order to remove incursion of built development 

into Paradise Park (which was endorsed in the Masterplan) and facilitate an increased 

level of open space / green infrastructure within the application Site.  

6.28 As can be seen in the illustrative Masterplan the adjusted size of local centre is still 

capable of accommodating a range of uses, including a medical centre, to 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 for the Site.  

6.29 In the circumstances it can be concluded that no material harm arises from this slight 

adjustment. Rather the adjustment represents an improvement on that envisaged at 

the time of the Masterplan. 

6.30 As is noted in Chapter 4, a proportion of the application Site comprises land which is 

allocated either as Green Infrastructure (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 against those criteria is presented in 

Paragraphs 9.1 to 9.70 of this statement and the Proposed Development is found to be 

compliant.   

6.32 In the circumstances, it 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 of the Site which 

was endorsed by the Council in July 2017.  

6.33 In simple terms the proposed quantum and mix of development seeks to realise the 

development potential of the Test Track Site and to maximise its contribution to the 

                                                           
7 Including Green Infrastructure  
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economic growth of the borough whilst being sensitive to existing environmental 

conditions: objectives which are derived from and directly respond to the planning 

policy drivers at national and sub-regional local level.     

Housing Land Supply 

6.34 The housing land supply for an authority should be based on an objective assessment 

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 

ƻŦ ǎƛǘŜǎ ǎǳŦŦƛŎƛŜƴǘ ǘƻ ǇǊƻǾƛŘŜ ŦƛǾŜ ȅŜŀǊǎΩ ǿƻǊǘƘ ƻŦ ƘƻǳǎƛƴƎΦ  

6.35 SRBC currently claims a 6.1 year8 supply 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 period9.  

6.36 The application Site comprises previously developed land which has become vacant 

and under-utilised for over 20 years. The Proposed Development seeks to realise 

{w./Ωǎ ƭƻƴƎ ǎǘŀƴŘƛƴƎ ŀƳōƛǘƛƻƴ ŦƻǊ ǘƘŜ comprehensive redevelopment of the Site. It is 

important for this brownfield Site to come forward now, since it has been recognised 

wiǘƘƛƴ {w./Ωǎ ǎǳǇǇƭȅ ŀǎ ōŜƛƴƎ ǎǳƛǘŀōƭŜ ǘƻ ŀŎŎƻƳƳƻŘŀǘŜ ǊŜǎƛŘŜƴǘƛŀƭ ŘŜǾŜƭƻǇƳŜƴǘ ƛƴ 

order to meet the future housing needs of South Ribble. Indeed, SRBC estimates that 

the Site will deliver 275 dwellings within a five-year period, such that ς ōŀǎŜŘ ƻƴ {w./Ωǎ 

own calculations ς the supply position would drop to 5.6 years if planning permission is 

refused.  

6.37 Lǘ ƛǎ ǘƘŜǊŜŦƻǊŜ ŎƭŜŀǊ ǘƘŀǘ ǘƘŜ {ƛǘŜ ƛǎ ŀƴ ƛƳǇƻǊǘŀƴǘ ŎƻƳǇƻƴŜƴǘ ƻŦ ǘƘŜ .ƻǊƻǳƎƘΩǎ ƘƻǳǎƛƴƎ 

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 five-year period 2017/18-2021/22. 

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 3.45-years and a shortfall of 3,356 dwellings.  

6.39 It is therefore clear that housing delivery 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 planning application provides for 197 dwellings as 

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 of delivery 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 the Housing Land Position Paper (At March 2017) 
9 ¢ƘŜ !ǇǇƭƛŎŀƴǘ ǊŜǎŜǊǾŜǎ ǘƘŜ ǊƛƎƘǘ ǘƻ ŎƻƳƳŜƴǘ ŦǳǊǘƘŜǊ ƻƴ ŀƴŘ ǳƴŘŜǊǘŀƪŜ ŀ ŘŜǘŀƛƭŜŘ ŀǎǎŜǎǎƳŜƴǘ ƻŦ {w./Ωǎ ƘƻǳǎƛƴƎ ƭŀƴŘ ǎǳǇǇƭȅ 
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 

 

Table 6.1:Table 1.1: Table: Estimated Build Programme 

6.406.41 It is considered that the development of this Site 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 the application Site is allocated for development by Policy C2 

of the adopted Local Plan and the Proposed Development is in accordance with the 

endorsed Masterplan for the Site. It is therefore evident that the principle of 

development for the Proposed Development is established. Moreover, the grant of 

planning permission will: 

ω Secure the regeneration of a brownfield site which has been vacant and 

allocated for re-development for 20 years; 

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

ω {ŜŎǳǊŜ ǘƘŜ ŘŜƭƛǾŜǊȅ ƻŦ ŀ {ƛǘŜ ǿƘƛŎƘ ƛǎ ƻŦ ŎǊƛǘƛŎŀƭ ƛƳǇƻǊǘŀƴŎŜ ǘƻ ǘƘŜ .ƻǊƻǳƎƘΩǎ 

housing land supply position, particularly given the requirements 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 sub-regional planning policy objectives 

relating to the reuse of previously developed land, boosting the supply of new housing 

and driving sustainable economic growth and, in those terms, is acceptable in principle.  

6.436.44 The planning application must be determined in accordance with the 

Presumption in Favour of Sustainable Development. This means that planning 

permission must be granted άΧǿƛǘƘƻǳǘ ŘŜƭŀȅΧέ (paragraph 15) unless: 

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

ω 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 application Site is a suitable and sustainable location for residential 

development, it is next relevant to consider whether or not the Proposed Development 

itself is sustainable.  

6.456.46 The NPPF makes clear that there are three aspects to sustainable development 

ς social, economic and environmental. The sustainability of the Proposed Development 

is considered in respect of each of these aspects in the following sections, mindful of 

the policies of the local development plan and other material considerations. 
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7. Social Sustainability 

Design 

7.1 This planning application is accompanied by a Design & Access Statement (Planning 

Application File 3119 14) which sets out the overarching design principles which have 

informed the iterative design process.  

7.2 It is considered that the proposed design complies with the provisions and parameters 

of the endorsed masterplan.  

7.3 The Design & Access 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.  

7.4 The design of the Proposed Development has evolved throughout the period in which 

Property Capital have been involved in developing the Site in 2010. Initially, the 

proposed development parcel included development within Paradise Park but it 

became apparent through stakeholder consultation that this was 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 was reviewed by 

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

following changes were made: 

ω Changes to the primary development access 

ω !ŘŘƛǘƛƻƴŀƭ ŘŜǘŀƛƭ ƻƴ ǘƘŜ ǇǊƻǇƻǎŜŘ ΨvǳƛŜǘ [ŀƴŜΩ 

ω Reining back development parcels at the Longmeanygate access point to the 

north and west of the Proposed Development 

ω Details of the landscape treatments to Longmeanygate 

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

dwellings to up to between 850 and 950 homes 

ω The allocation of land for a Primary School 

7.5 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 application today.  

7.6 The design follows the principles and parameters of sustainable design, as set out in 

the Design & Access Statement. This forms a high quality design which will be enjoyed 

by the new community within Leyland. It contributes to place making and creating a 

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

stage, as set out in the Design & Access Statement.  
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7.7 The Site includes a variety of buildings of residential, employment, commercial and 

community use which have been designed to create architectural 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 used by a 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 surrounding Leyland and 

beyond.   

7.8 In addition, the Design & Access Statement (Planning Application File 3119 314) sets 

out how the Site has been designed to meet the design policy tests set out by South 

Ribble Borough Council.  The Design and Access Statement includes an Illustrative 

Masterplan (Drawing Reference: 015-008-P019 Rev QMLJ) which is an illustrative 

drawing to indicate that it is possible to provide the quantum of development 

proposed across the whole Site.  

7.9 The Design & Access Statement is accompanied by a Design Code10, 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 in July 2017. 

7.10 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 a potential 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 

7.11 The NPPF requires 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 disabilities, service families and people wishing to build their own homes) 

(Paragraph 50).  

7.12 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 improving the 

quality of existing housing and increasing the supply of affordable housing and special 

needs housing.  

7.13 The current Strategic Housing Market Assessment for Preston, Chorley and South 

Ribble was prepared in 2009 and South Ribble is in the process of preparing a new 

assessment which identifies the need for housing, of various types across the borough.  

 

                                                           
10 The Design Code is a standalone document and sits alongside Application Files 1-10 
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Table 7.1: Proposed Housing Mix ς 197 dwellings 

House type Number Percentage 

2 bed 106 58 

3 bed 11102 526 

4 bed 769 3940 

Total 197  

7.14 As is detailed in Table 7.1 (above), the first phase of residential development at the 

application Site will deliver a property mix of property types and sizes including 

detached, semi-terraced and mews style properties as well as bungalows in 2, 3 and 4 

bed units.  

7.15 The housing mix proposed in the first phase of residential development is entirely 

consistent with the objectives set out in the NPPF, the South Ribble Local Plan and with 

the emerging SHMA.  

7.16 To conclude it is considered that the proposed mix of housing within the first phase of 

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. Phases 3-5 will provide further opportunities 

for an appropriate mix of housing to come forward.  

Affordable Housing  

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

ǘƘƛǎ ǘƘŜ !ǇǇƭƛŎŀƴǘΩǎ ǿƛƭƭ ŎƻƴŦƛǊƳ ǘƘŜ ǘƻǘŀƭ ƭŜǾŜƭ ƻŦ ŀŦŦƻǊŘŀōƭŜ ƘƻǳǎƛƴƎ ǘƻ ōŜ ǇǊƻǾƛŘŜŘ 

within the scheme as a whole.  As noted earlier, the Roxby, Maidstone and House Type 

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

achieving an appropriate level of compliance with NDSS. 

Social Infrastructure 

7.18 It is important to ensure that the delivery of new homes is accompanied, where 

necessary, by new 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, employment accommodation, a primary school and facilities for 

recreation. Each of these is discussed in turn. 

Local Centre 

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

άΧǎƘƻǳƭŘ ōŜ ƭƻŎŀǘŜŘ ǿƛǘƘƛƴ ǿŀƭƪƛƴƎ ŘƛǎǘŀƴŎŜ ƻŦ Ƴƻǎǘ ǇǊƻǇŜǊǘƛŜǎΧέ (paragraph 38) 

where practical. This is to ensure that local residents have access to local services and 

facilities which they may need to use on a day-to-day basis, whilst reducing the number 

of trips made by the car in favour of walking or cycling. 
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7.20 As highlighted in Section 4, the Proposed Development includes the provision of a local 

centre. The local centre is proposed in outline at this stage. The submitted parameter 

plans and associated description of development confirm that consent is sought for up 

to 3,000 sqm of floorspace to be occupied within Use Classes A1, 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 The mix of uses will include a medical centre / clinic11  with the commercial uses to be 

determined in due course having 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 uses for which outline planning permission is sought 

could enable the delivery of: 

ω Local shops and community amenities, such as convenience retail and/or a range 

of small-scale shops or services (e.g. a newsagent, hairdressers, dry cleaners, 

bank, etc) 

ω A pub, wine bar, restaurant or café; 

7.23 The potential uses offer the potential to meet the needs of new and existing residents 

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 cater for the 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 distance12. This 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 to 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 centre is of 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 children of school age.  

7.27 During discussions with SRBC and Lancashire County Council regarding the (now 

endorsed) Masterplan for the site it was agreed that a ǎƛǘŜ ǿƻǳƭŘ ōŜ ΨǊŜǎŜǊǾŜŘΩ ǿƛǘƘƛƴ 

the Site to accommodate a two-form entry primary school.  

                                                           
11 Subject to the requirements of the local health authority  
12 Guidelines for Journeys on Foot, The Chartered Institution of Highways and Transportation (2000) 
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7.28 This commitment has been carried forward from the Masterplan and the parameter 

plans confirm the location of the proposed 1.646ha school site to be the same as that 

proposed in the Masterplan.  

7.29 It has further been agreed with Officers of SRBC during pre-application 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 ApplicaƴǘΩǎ 

responsibilities with respect to satisfying the requirements of Development Plan 

policies regarding education.  

7.30 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 for Lancashire County Council to 

determine as the local education authority.  

Employment  

7.31 The Proposed Development seeks outline planning permission for the delivery of up to 

28,000 sq 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.  

7.32 As is confirmed earlier, the land for the proposed employment area, local centre and 

primary school will be remediated as necessary and prepared for development in 

accordance with the ALM Enabling Works strategy for the site. 

7.33 The opportunity for the development of employment accommodation 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 be delivered in response to 

appropriate demand from prospective occupiers and operators.  

7.34 The provision of modern accommodation for local businesses and those from further 

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.  

Recreation / PRoW 

7.35 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 quantum of which comfortably exceeds the policy requirements of the 

adopted local plan.  

7.36 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 the application site. Route 

7τ1-FP6 will be unaffected by the proposals. Similarly the alignment of 7-1-FP59 will 

only be adjusted where absolutely necessary be unaffected by the Proposed 

Development although itand it will be crossed in three locations by the proposed 

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 concept (i.e. without 

the western access it will not be possible to downgrade Longmeanygate). The 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 applications site, as 

described above. The diversion to FP59 and its crossing has been discussed with an 

agreed by Lancashire County Council. 

7.38 In conclusion the Proposed Development will deliver significant opportunities for 

future residents and existing residents of the area to engage in a variety of recreational 

pursuits and to that end the proposals will deliver considerable benefit.  

Other Matters 

7.39 As is noted above, the Applicants recognise their responsibilities to the payment of a 

Community Infrastructure Levy which in this case will be in the region of £8 million 

depending upon the type and mix of accommodation delivered in Phases 3-5 of 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 range of local 

infrastructure improvements. Precisely what the CIL contribution will be utilised for, is 

a matter for determination by SRBC and LCC with the CIL 123 list identifying the 

following priorities:  

ω The provision of two form entry primary school in Leyland [i.e. at the site] 

ω The delivery of new health facilities; 

ω The reopening of the Midge Hall railway station; 

ω Improvements to the local highway network; and/or 

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

7.37 ¢ƘŜ !ǇǇƭƛŎŀƴǘΩǎ ōŜƭƛŜǾŜ ǘƘŀǘ ǘƘŜ ƭƻŎŀƭ ŎƻƳƳǳƴƛǘȅ ǎƘƻǳƭŘ ōŜ ƛƴǾƻƭǾŜŘ ƛƴ ŘƛǎŎǳǎǎƛƻƴǎ ǘƻ 

determine where and how the CIL contribution from this site is utilised.  
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8. Economic Sustainability 

8.1 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 growth opportunities and states that: 

ά¢ƘŜ DƻǾŜǊƴƳŜƴǘ ƛǎ ŎƻƳƳƛǘǘŜŘ ǘƻ ŜƴǎǳǊƛƴƎ ǘƘŀǘ ǘƘŜ ǇƭŀƴƴƛƴƎ ǎȅǎǘŜƳ ŘƻŜǎ ŜǾŜǊȅǘƘƛƴƎ ƛǘ 

can to support sustainable economic growth. Planning should operate to encourage 

and not act as an impediment to sustainable growth. Therefore significant weight 

ǎƘƻǳƭŘ ōŜ ǇƭŀŎŜŘ ƻƴ ǘƘŜ ƴŜŜŘ ǘƻ ǎǳǇǇƻǊǘ ŜŎƻƴƻƳƛŎ ƎǊƻǿǘƘΦέ (paragraph 19) 

8.2 ¢ƘŜ [ƻŎŀƭƛǎƳ !Ŏǘ нлмм ŀƭǎƻ ŜǎǘŀōƭƛǎƘŜǎ ǘƘŀǘ άƭƻŎŀƭ ŦƛƴŀƴŎŜ ŎƻƴǎƛŘŜǊŀǘƛƻƴǎέ ŀǊŜ ŀ 

material consideration in the determination of planning applications. 

8.3 An assessment of the economic benefits which will result from the Proposed 

Development has been undertaken by Turley Economics. These benefits are as follows: 

Construction Phase Impacts: 

ω As set out in table 8.1, the construction spend is estimated at £171m, for the 

entire Site. This will likely generate 155 FTE jobs, during the 10-year construction 

phase 

hǇŜǊŀǘƛƻƴŀƭ Ψ[ƛŦŜǘƛƳŜΩ tƘŀǎŜ LƳǇŀŎǘǎ 

ω Upon completion of the Proposed Development, there will be wider economic 

benefits, including 780FTE Gross Direct jobs and £41m total GVA  

Table 8.1: Table of economic benefits 

Quantum of Development  

Residential accommodation  Up to 950 

Employment Floorspace  28,000 sqm 

Local Centre  3,000sqm 

Construction Phase Impacts:  

Construction Cost £171,200,000 

Construction Period 10 

Gross Direct 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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Operational Phase Impacts:  

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 

8.4 It is evident that the Proposed Development will 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 Proposed Development is economically sustainable and add significant weight in 

favour of the grant of planning permission. 
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9. Environmental Sustainability 

9.1 This section of the Planning Statement addresses the detailed design of the Proposed 

Development. Drawing from the conclusions of the Environmental 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 policies and other material 

considerations. It does so, on a thematic basis as follows:  

ω Green Infrastructure and Public Open Space; 

ω Ecology 

ω Landscape and Visual Impact;  

ω Drainage and Flood Risk; 

ω Noise;  

ω Air Quality;  

ω Archaeology;  

ω Transport; 

ω Climate Change; 

ω  Ground Conditions  

Green Infrastructure and Public Open Space 

9.2 The Design & Access Statement (Planning Application File  3119 314) which has been 

submitted alongside this planning application carefully details the process which has 

been undertaken to accommodate Green Infrastructure (GI) and Public Open Space 

within the application Site.  

9.3 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 allocation for 

mixed use development but which are instead allocated as GI in the adopted Local 

Plan. Policies G7 relate and whilst the policies are protectionist in nature they do allow 

for the redevelopment of areas of land allocated as GI providing specific policy tests 

can be met. In the case of Policy G7, GI may 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 detrimentally affect 

the amenity value or nature conservation value of the site.    

9.4 The release of allocated GI for 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 of the Masterplan and, 

accordingly requires the loss of some GI on the northern and western margins of the 

site to accommodate the proposed access arrangements and a suitable pattern of 

urban development based on these arrangements.  

9.6 As is presented in the table below, the Proposed Development incorporates sufficient 

GI to more than replace that which will be lost on a quantitative basis.  

Table 9.1: Table 9.1: Allocated Green Infrastructure  

Existing GI within site (allocated in SRBC Local Plan)  7.77835 ha 

Existing GI within site (allocated in SRBC Local Plan) retained  4.183.475 ha 

Existing GI within site (allocated in SRBC Local Plan) removed 

for development  

3.594.36 ha  

Proposed Replacement GI within site 8.2841719.082ha 

Total Green Infrastructure Proposed 12.671557 

Difference (Existing and Proposed GI ς Existing GI) + 4.722581901 ha  

9.7 Furthermore, it is self-evident that the replacement provision will be of a far higher 

amenity and recreational value and value 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. In addition, the retained areas of existing GI 

would become managed under the provisions of a Landscape Habitat Management 

Plan which would be prepared prior to development commencing. Such management 

would be of benefit to the local community and biodiversity. Indeed, as is confirmed 

within the Environmental Statement (Planning Application Files 5-10), release of the 

allocated GI for access purposes enables the site to come forward for development 

and, in turn, deliver net benefits in biodiversity across the site. 

9.8 In the 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 adopted Local 

Plan and the Central Lancashire Open Space and Playing Pitch SPD (August 2013).  

9.10 These documents require the provision of 5.19 hectares of land per 1,000 population 

for sports and recreation provision (0.00519 hectare per person). Provision is expected 

ǘƻ ōŜ ŀ ŎƻƳōƛƴŀǘƛƻƴ ƻŦ Ψƻƴ ǎƛǘŜ ǇǊƻǾƛǎƛƻƴΩ ŀƴŘ ŦƛƴŀƴŎƛŀƭ ŎƻƴǘǊƛōǳǘƛƻƴǎ ǘƻǿŀǊŘ ǘƘŜ 

provision of new or enhancement of existing provision off site.  

9.11 Lǘ ƛǎ ƴƻǘŜŘ ǘƘŀǘ άŀƳŜƴƛǘȅ ƎǊŜŜƴ-ǎǇŀŎŜέ ŀƴŘ ŎƘƛƭŘǊŜƴΩǎ ŀƴŘ ȅƻǳƴƎ ǇŜǊǎƻƴΩǎ ǇǊƻǾƛǎƛƻƴ 

should typically be provided 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 that the requirements with respect to these elements can 
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be met by making a financial contribution to either new provision off site or 

enhancement of existing provision off site.    

9.12 The Proposed Development would deliver a maximum of 950 new homes and a 

population of 2,280 (assuming a standard occupancy of 2.4 persons per household). 

The resultant requirement for on-site provision of amenity green space κ ŎƘƛƭŘǊŜƴΩǎ ŀƴŘ 

ȅƻǳƴƎ ǇŜǊǎƻƴΩǎ Ǉƭŀȅ ǎǇŀŎŜ ƛǎ оΦмс ƘŜŎǘŀǊŜǎΦ  

9.13 As can be discerned from Table 9.1 above, there is more than sufficient new green 

infrastructure proposed within the site (9.082 8.284171 hectares) to accommodate this 

requirement (3.16 hectares) and replace the allocated green infrastructure which will 

be lost to development (3.594.36 hectares).  

9.14 Negotiations 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 

9.15 An assessment 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 ς Planning Application Files 5-10) with further information 

presented within the OEIR (Planning Application File 22 15).  

9.16 A primary focus of the iterative design process was to avoid significant adverse effects 

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

occurrence of significant ŀŘǾŜǊǎŜ ŜŦŦŜŎǘǎ ŎŜǊǘŀƛƴ ŦŜŀǘǳǊŜǎ ƘŀǾŜ ōŜŜƴ ΨŜƳōŜŘŘŜŘΩ ƛƴǘƻ 

the design of the Proposed Development. These features are known as embedded 

mitigation and include but are not limited to the retention of Paradise Park, the 

retention of woodland habitat and mature trees within the Test Track area, the 

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 planting. This has 

been combined with the provision of replacement 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 supplemented with additional planting 

9.17 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 submission: of an appropriate lighting 

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

(Planning Application File 4), a Construction Environment Management Plan for 

Biodiversity and a Landscape Habitat Landscape Management Plan.   

9.18 Having regard to the design of the proposed development, the embedded mitigation 

and the additional mitigation, the ecological assessment presented within the ES and 

OEIR concludes that there would be no significantly adverse effects to ecological 

receptors. Indeed, the assessment reveals that the development would deliver 

significant benefits to Bats (through increased opportunities to roost) and the long 
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term conservation status of the Common Toad. A range of other significant benefits 

have also been identified.  

9.19 Notwithstanding these conclusions and following further feedback from the CouncilΩǎ 

ecology advisor a package of further measures have been incorporated into the 

proposed development as follows: 

¶ Amendments to proposed landscape planting schedule comprising substitution of 

ά{ŜŜŘŜŘ DǊŀǎǎ !ǊŜŀǎέ ǿƛǘƘ ά²CDнл 9Ŏƻ {ǇŜŎƛŜǎ-ǊƛŎƘ ƭŀǿƴέ 

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

¶ Identification of development parameters relating to ecology for the proposed 

school site as follows: 

o 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 Species-rich lawn at all relevant areas of 

the school grounds;  

o Incorporation of features at the school buildings such as opportunities for 

nesting birds and roosting bats and invertebrate boxes 

o Preparation of a Habitat Management Plan for the school site to ensure 

biodiversity and conservation as a priority. 

¶ A package of ecological enhancement measures within Paradise Park to ensure 

that the proposed development delivers a net gain to biodiversity across the 

application site as a whole. 

9.18  

9.199.20 Overall, the revised assessment presented in the ERAP Letter dated 3rd January 

2018 (Planning Application File 26) concludes that the Proposed Development would 

conserve and create opportunities for wildlife and deliver a net gain in biodiversity 

across the site.  

9.209.21 In the circumstances it can be concluded that the Proposed Development 

complies with Policies 22 and G16 of the SRBC Local Plan and Paragraph 109 of the 

NPPF.  

Transport 

9.22 The application is accompanied by a Transport Assessment and Travel Plan (ES 

Appendix 6.1 and 6.2 ς Planning Application File 6 and 7). A Transport Technical Notes 

are is also provided in Planning Application File 21, 25 and 3014.  

9.219.23 An assessment of likely significant effects is presented within the 

Environmental Statement. The conclusions presented in the ES with respect to 

transport are not affected by 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 Longmeanygate to the north 

ŀƴŘ ǿŜǎǘΦ ¢ƘŜǊŜ ǿƛƭƭ ōŜ ŀ άōǳǎ ƻƴƭȅέ ŀŎŎŜǎǎ ƛƴǘƻ ǘƘŜ ǎƛǘŜ ŦǊƻƳ tŀǊŀŘƛǎŜ [ŀƴŜ ŎƻƴǘǊƻƭƭŜŘ 

by a bus gate.  

9.239.25 In addition, the scheme will deliver a comprehensive range of traffic calming 

measures on Longmeanygate and Midge Hall Lane including creation of the 

ŀŦƻǊŜƳŜƴǘƛƻƴŜŘ άvǳƛŜǘ [ŀƴŜέ ǿƛǘƘƛƴ ǘƘŜ ǎŜŎǘƛƻƴ ƻŦ [ƻƴƎƳŜŀƴȅƎŀǘŜ ōŜǘǿŜŜƴ ǘƘŜ ǘǿƻ 

site entrance points. These 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 including the Comet Road / Longmeanygate / Flensburg Way / 

Schleiswig Way roundabout junction; the Schleiswig Way / Dunkirk Lane junction and 

the Longmeanygate / Golden Hill Lane, Leyland Lane junction. All of these 

improvement works can be secured by Section 278 Agreement with the Local Highway 

Authority.  

9.259.27 These works will significantly improve the operation of these junctions and 

mitigate the impact of the Proposed Development.   

9.269.28 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 off-road routes for cycling, walking and horse riding within 

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 

established.  

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 

άǎŜǾŜǊŜέΦ Lƴ ǘƘŜǎŜ ǘŜǊƳǎ ǘƘŜ tǊƻǇƻǎŜŘ 5ŜǾŜƭƻǇƳŜƴǘ ǎŀǘƛǎŦƛŜǎ ǘƘŜ ǇƻƭƛŎȅ ǘŜǎǘǎ ƻŦ 

national planning policy. The development is also in accordance with policies SO3 and 

SO4 of the Central Lancashire Core Strategy and the strategic objectives of the South 

Ribble Local Plan which seeks to reduce the need to travel by car and to support 

quicker easier 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 Visual Impact Assessment Third Edition (2013) with the 

results presented within the Environmental Statement, Chapter 13 (Planning 

Application Files 5-10).  
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9.299.31 The assessment is presented in two scenarios. The first assesses landscape and 

visual effects of the development when it will be fully completed in 2028 and when 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 decision-making process. The 

second assessment (identified as 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.  

9.309.32 Overall, the assessment concludes that the 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 and not significant in both scenarios. 

9.319.33 Similarly, the effects on national and local landscape character areas have 

been assessed as being neutral in both scenarios. 

9.329.34 In terms of the effects of the Proposed Development on visual amenity, the 

assessment has considered 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 intervening topography, 

vegetation and buildings. The largest effect would be experienced by the residents of 

those properties to the north and west of Longmeanygate who may experience some 

visibility of the proposed access road into the site and, initially some of the buildings 

although the majority will be screened. This visual effect will be no more than 

moderately adverse in 2028 as the proposed landscape planting will have reached a 

level of maturity and, together with that retained will ensure that the effects 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 on previously 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 designed as sensitively as possible incorporating a 

significant amount of new green infrastructure which shall screen views of the 

development from outside the site, provide an attractive setting for the new buildings 

and roads within the site and delivery a net gain in biodiversity value.  

9.349.36 In the circumstances it can be concluded that the Proposed Development 

accords with paragraphs 109, 113 and 115 of the NPPF and Policy 21 of the Core 

Strategy. In addition, the Proposed Development accords with policies C2, G7, G8, G10, 

G12, G13, G16 and G17 of the South Ribble Local Plan.  

Drainage and Flood Risk 

9.35 The planning application is accompanied by a Flood Risk Assessment and Drainage 

Strategy with likely significant effects considered within the Environmental Statement, 

Chapter 9 (Planning Application Files 5-10). The FRA and Drainage Management 
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Strategy has been updated in response to the scheme amendments and is presented in 

Planning Application File 29.in Appendix 9.1 to the OEIR (Planning Application File 

2215). 

9.369.37 The assessments have considered all sources of flood risk to the Proposed 

Development and to the existing adjacent developments including fluvial, tidal, surface 

water, groundwater and flooding from artificial sources.  

9.379.38 It is concluded that the application Site is located within Flood Zone 1 and at 

very low risk of flooding with 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 dwellings are raised above external ground levels by at 

least 150mm. 

9.389.39 With respect to the impact of the Proposed Development on adjacent 

development, the 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 the incorporation of methods for the 

sustainable management of surface water run-off. The proposals are to implement 

multiple Sustainable Urban Drainage techniques including green corridors which will 

incorporate primary and secondary swales, and balancing ponds. The use of SuDS will 

also assist in improving water quality in the ditches and ponds which receive the run-

off. Overall the drainage system has been designed to cater for a 1 in 100 year storm 

event with allowance for climate change.  

9.399.40 The Environmental Assessment concludes that 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. 

9.409.41 In the circumstances the Proposed Development is concluded to be in 

accordance with the 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 houses but 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 Estate) has also been 

considered. The assessments have been undertaken 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 the OEIR (Planning Application File 22 15) to 

reflect the changes in the design of the proposals and further details of the acoustic 

barrier.  

9.439.44 During the construction process, the 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 development commencing 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 traffic generated by the new houses and other uses and from plant and 

equipment associated with the commercial uses in the local centre and the operation 

of businesses within the employment area.  

9.459.46 The impact of noise from road traffic associated with the Proposed 

Development has been assessed as negligible.   

9.469.47 Maximum noise limits have been identified for operation of the industrial / 

commercial uses so as to safeguard residential amenity and these limits can be 

transposed into planning conditions attached to any grant of planning permission. 

Achievement of these limits will likely require a number of features to be incorporated 

into the detailed design of the electrical and mechanical plant of the industrial units 

and commercial uses. The relevant features are specified in the Environmental 

Statement, Chapter 10 (Planning Application Files 5-10) and include: ensuring that all 

service yards are enclosed with sufficiently high walls and imperforate gates where 

required; incorporating rubber matting where trollies operate and utilising quiet roll 

cages for retail service yards where required and incorporating soft-close delivery bay 

doors to the employment units and any local centre retail units where required. 

9.479.48 It may also be necessary (when considering subsequent applications for 

reserved matters approval) to ensure that proposed 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 the perimeter of 

each garden or a bund/barrier formation on the boundary of the employment area and 

residential area, may also be needed depending upon the final scheme layout designs. 

Such matters can be resolved at reserved matters stage. 

9.489.49 Through the incorporation of the mitigation measures identified within the 

Environmental Statement the impact of the operation of the proposed industrial and 

commercial uses on existing and future residents would be minor. 

9.49 As noted above, the assessment also considers 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 orientation of individual houses and the 

incorporation of glazing and ventilation façade 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 achieved.  

9.50    

9.51 The National Planning Policy Framework states 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 the National Planning Policy Framework.  
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9.52 The noise assessment which has been carried out as part of the planning application 

has demonstrated that the Proposed Development is in accordance with national and 

local planning policy. 

Air Quality 

9.53 The application is accompanied by an air quality assessment which is presented within 

the Environmental Statement, Chapter 11 and updated within Chapter 11 of the OEIR 

(Application File 22 15) following publication of the latest version of DEFRAΩǎ 9Ƴƛǎǎƛƻƴ 

Factor Toolkit and background mapping, both of which were unavailable during 

preparation of the original air quality assessment in November 2017. The assessment 

considers both construction and operational phase effects. 

9.54 With regard to construction effects it is confirmed that a Construction Environment 

Management Plan will be prepared within which 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 

construction activities on local air quality will not be significant.  

9.55 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 vehicle emissions and background pollution levels are 

accounted for (as is common place in AQA) the effects of the Proposed Development 

on concentrations of N02, PM10 and PM2.5 would be negligible having regard to the 

mitigation measures which are embedded into the scheme design such as pedestrian 

and cycle-ways, traffic calming within Longmeanygate, funding of bus service 

extensions, production of travel plan and the provision of electric charging sockets 

within a proportion of garages . However, due to uncertainties over the rate at which 

background pollution levels and vehicle emission rates will decrease in the future a 

ǎŜƴǎƛǘƛǾƛǘȅ ŀƴŀƭȅǎƛǎ Ƙŀǎ ŀƭǎƻ ōŜŜƴ ŎƻƳǇƭŜǘŜŘΦ ¢Ƙƛǎ ŀŘƻǇǘǎ ŀ ǾŜǊȅ Ǌƻōǳǎǘ ΨǿƻǊǎǘ ŎŀǎŜΩ 

approach and assumes no improvements whatsoever in background pollution levels or 

vehicle emissions. When these robust assumptions are applied the assessment 

confirms that the impact of the Proposed Development on PM10 and PM2.5 

concentrations would be negligible but significant for N02 concentrations. Accordingly 

a suite of potential mitigation measures are identified each of which would reduce the 

significance of effect. The need for and precise blend of mitigation is a matter for 

further discussion during the determination of the planning application.  

9.56 With the aforementioned mitigation measures, the impact of the Proposed 

Development on levels of PM10, PM2.5 and N02 concentrations would be acceptable 

and in accordance with relevant national and local planning policies.  

Archaeology 

9.57 The application is accompanied by an archaeological desk based assessment, the 

effects of the Proposed Development have also been assessed within the 

Environmental Statement, Chapter 8 (Planning Application Files 5-10).  
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9.58 The assessments conclude that the application site  does not contain any protected 

heritage assets. The assessment also concludes that there is low potential for any 

currently unknown archaeological remains.  

9.59 Overall it is concluded that the Proposed Development would not have an adverse 

impact upon archaeological or heritage assets.  

9.60 In the circumstances it can be concluded that the Proposed Development accords with 

relevant paragraphs of the NPPF, Policy 16 of the Core Strategy and Policy 17 of the 

South Ribble Local Plan.  

Ground Conditions 

9.61 An assessment of 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 ES, Chapter 7 (Planning Application Files 5-10).  

9.62 The assessment has been informed by desk based studies and intrusive site 

investigations: including the excavation of over 200 trial pits and the drilling of 66 bore 

holes.  

9.63 The assessments confirm that there is very low potential for any significant 

contamination on the site, due to it only being used occasionally for its intended use as 

a vehicle testing track and the very limited and localised storage of heating oil. The 

assessment confirms that any localised areas of contamination will be removed and 

disposed of off-site as part of the site enabling works. 

9.64 Additionally, the Site has not been used for some time.  Ground water has been 

assessed as good and there is no evidence of below ground gas at any significant 

concentrations.  

9.65 The ground investigations report considers that the Site is suitable for conventional 

shallow foundations for the proposed residential and commercial buildings. It also 

concludes that natural and made ground materials present on site are suitable for 

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

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

Development. 

9.66 The assessment identifies a range of mitigation measures 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 potential for significant adverse 

effects.  

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

accords with Policies G14 and G15 of the South Ribble Local Plan and relevant policies 

of the NPPF.  
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Climate Change 

9.68 The application is accompanied 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 carbon dioxide.   

9.69 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. 

9.70 The assessment also considers the potential scale of emission of carbon dioxide from 

the Proposed Development during its operation. The scale of these emissions would be 

minor in the context of climate change which is a global phenomenon  

9.71 It is considered the Proposed Development accords with relevant national and local 

policy concerned with issues relating to climate change adaptation and mitigation. 

Conclusion  

9.72 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 

sensitively designed to avoid the occurrence of adverse effects wherever possible and 

where this is not possible to minimise adverse effects as far as reasonably practicable. 

In some instances, net benefits, such as to biodiversity are achievable. The level of 

residual effect falls well within the parameters considered acceptable by national and 

local planning policy. 
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10. Conclusion on the Planning Balance 

10.1 The concluding section of this Planning Statement has considered the Proposed 

Development against current planning policy and other material considerations. This 

section concludes on whether planning permission should be approved for the 

Proposed Development. 

The Planning Appraisal 

10.2 Having regard to the relevant statutory and policy framework for the determination of 

the application, the following questions are posed and need to be considered in 

appraising the development and whether planning permission should be granted: 

ω Is the proposal in accordance with the Development Plan? 

ω Do material considerations indicate that the application should be determined 

otherwise? 

10.3 Each is considered in turn below. 

Is the Proposed Development in accordance with the Development Plan? 

Site Allocation 

10.4 The majority of application Site is allocated for residential 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 

10.5 This Planning Statement 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, including those 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 relevant 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 other than in accordance with the Development Plan? 

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

sustainable development (NPPF, paragraph 6). ¢ƘŜ DƻǾŜǊƴƳŜƴǘΩǎ ŘŜŦƛƴƛǘƛƻƴ ƻŦ 

άǎǳǎǘŀƛƴŀōƭŜ ŘŜǾŜƭƻǇƳŜƴǘέ ƛǎ ǇǊƻǾƛŘŜŘ ŀǘ ǇŀǊŀƎǊŀǇƘ му ǘƻ нмф ƻŦ ǘhe NPPF. The 

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 expression of 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 relevant 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. Mindful 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 a sustainable location 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 

substantially outweigh the very limited harm associated with this proposal, including: 

ω The reuse of a brownfield site which has been unused for many years; 

ω Significant economic benefits which will have a positive impact upon the areas 

immediately surrounding the Site and the wider borough 

ω A significant contribution towards meeting the housing needs of the borough 

and wider area and realising the objectives of the City Deal; 

ω ! ŎƻƴǘǊƛōǳǘƛƻƴ ǘƻǿŀǊŘǎ ƳŜŜǘƛƴƎ ǘƘŜ ōƻǊƻǳƎƘΩǎ ŜƳǇƭƻȅƳŜƴǘ ƴŜŜŘǎΣ ǘƘǊƻǳƎƘ ǘƘŜ 

employment and local centre elements of the Proposed Development, creating 

local jobs and sustained economic activity in this area of the borough 

ω The provision of a local centre providing community facilities to serve the needs 

of future residents including a medical centre 

ω A range of other benefits including 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. 

ω The delivery of net gain to ecology and biodiversity across the application site as 

a whole. 

10.11 The proposals are fully aligned with local and national planning policy and the 

Applicant respectfully requests that SRBC grants planning permission for it without 

delay.  

 



 

 

Appendix 1: Draft Heads of Terms ς 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. 

The Heads of Terms will be the subject of further discussions between BDW Trading 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 of Terms should 

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 once the matters 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 requirements 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 scale and 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 important 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 obligations. 

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, revocation or modification of the planning permission and 

exclusion of third party rights to enforce, etc. 

BDW Trading Limited and Property Capital will use a standard template for the Section 106 

Agreement if provided by South Ribble Borough Council.   



 

 

Affordable Housing Provision 

A percentage of 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 made affordable 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 relevant Affordable 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 usual restrictions guarding their affordability in 

perpetuity, subject 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 Dwellings have not been purchased by an 

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

ǘƻ ǘƘŜ /ƻǳƴŎƛƭΩǎ ǇǊƛƻǊ ŀǇǇǊƻǾŀƭ ŀƴŘ ŎŜǊǘŀƛƴ ǇǊŜŎƻƴŘƛǘƛƻƴǎ ōŜƛƴƎ ǎŀǘƛǎŦƛŜŘύ ōŜ ǎƻƭŘ ƻƴ ǘƘŜ ƻǇŜƴ 

market free of restrictions. 

Open Space 

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 

{ǘŀƴŘŀǊŘ ΨŎƭŀǿōŀŎƪΩ ǇǊƻǾƛǎƛƻƴ ǿƘich requires the return of any unspent part 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 the Owner with appropriate protection. 

Public Transport 

Bus contribution towards re-routing of existing Stagecoach service 111, £120,000-£130,000 

per annum for a period of five years.  

Public Open Space 

A calculation of off-site 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 to Paradise Park are offered as part of the Proposed 

Development. Discussions with SRBC Parks & Recreation Team have taken place, in association 



 

 

with the extensive community consultation which has taken place throughout the 

development of these proposals. This has resulted in a request for a contribution towards 

improved benches or seating areas, upgraded signage, improvements to pathways.  

Education 

Trigger points for land transfer and cap on dwelling delivery 

 

 

 

 

 

 

 

 

 



 

 

Appendix 2: Community Infrastructure Levy 

CIL Forms have been submitted to SRBC for approval ahead of the submission of the planning 

application. 

The CIL charging schedule for SRBC was published on 23rd July 2013. 

Land Use Cost per sqm 

Dwelling houses (excluding apartments) £65 

Convenience retail (excluding neighbourhood convenience 

stores) 

£160 

Retail warehouse, retail parks, and neighbourhood 

convenience stores 

£40 

Community Uses Nil 

All other Uses Nil 

Full Planning Application 

Total of 197 dwellings 21,010 sqm internal floorspace 

Internal floorspace x £65 per sqm x BCIS = £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 

Outline area (573 dwellings) x 106.65sqm* = 80,307.26sqm 

Internal floorspace x £65 per sqm x BCIS = £6,378,805.57  

*assumption based on average internal floorspace of 106.65sqm which is an average across 

the 197 dwelling scheme 

Local Centre  

£40 per sqm retail warehouse 

954 sqm Local Centre x £40 x BCIS = £46,631.52* 

*dependent upon use 




