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Number

Proposal Outline planning permission for the erection of up to 269

dwellings, up to 5,532sqm of Class B1a offices, up to 3,957sqm of
Class B1c light industrial floor space, up to 495sgqm (gross) Class
A1 convenience store, up to 300sqm (gross) Class A3 Coffee shop
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Lane including the construction of a new roundabout and
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Location Land To The West Of The A6 (Preston/Lancaster New Road)
Bounded By Nateby Crossing Lane & Croston Barn Lane Nateby
Garstang PR3 1DY

Applicant J Chippendale Ltd

Correspondence c/o Mr Richard Gee

Address Roman Summer Associates Ltd Lime Leach Studio 363-367
Rochdale Road Turn Village Ramsbottom Bury Lancashire BLO
ORL

Recommendation Permit

REPORT OF THE HEAD OF PLANNING SERVICES
CASE OFFICER - Mrs Lyndsey Hayes

1.0 INTRODUCTION AND ASSESSMENT (UPDATED FROM ORIGINAL
REPORT FOR 22ND MARCH 2017 COMMITTEE)

1.1 This application is before the Committee for a second time. It was initially
presented to the Committee on 22nd March 2017 along with other applications along
the A6 corridor. At that meeting the Committee resolved to grant outline planning
permission subject to conditions presented at the time and the completion of a
necessary S106 legal agreement to secure appropriate contributions towards
sustainable travel and highway improvement works and local education provision.
The full report from March 2017 can be viewed below this update report.

1.2 The S106 agreement for this application has not yet been completed and so
planning permission has yet to be formally granted. The Applicant is in the process of
finalising the S106 agreement; in doing so he has requested an amendment to one of
the planning conditions (condition 5 relating to affordable housing) which requires the
approval of the Planning Committee.

1.3 Members will be aware that this application represents a second application for a
mixed use development on the site; the original application (reference



14/00458/OULMAJ) was allowed by the Planning Inspectorate on appeal. That
appeal decision to grant outline planning permission was also subject to a number of
planning conditions and a legal agreement.

1.4 In terms of the amendment requested to condition 5 relating to affordable
housing on the 16/00241/OULMAJ application, essentially it involves a ‘swap’ for the
corresponding affordable housing condition (also condition 5) attached by the
Inspector and agreed by the Local Planning Authority at the time for the appeal
scheme. This is to ensure that both permissions are consistent.

1.5 The affordable housing condition on the appeal scheme includes reference to
a viability clause. This allows the developer to submit robust viability evidence in the
event that the 30% provision of affordable housing would not be viable to deliver and
propose an alternative (lower) figure that would be considered viable to deliver. This
viability evidence would then be scrutinised by the Local Planning Authority with input
from its specialist viability advisors, to determine whether a lower level of provision is
justified. This process is reflective of national policy and guidance which prescribes
that viability should be a material consideration in planning decisions. Explicitly
stating it in the condition is therefore providing clarity on a recognised process and
decision making mechanism.

1.6 Aside from reference to a viability clause, all other aspects of the condition
remain unchanged.

1.7 Condition 5 is therefore to be reworded as follows:

Prior to commencement of any phase of the development incorporating dwellings, a
scheme for the provision of affordable housing for that phase of the development
shall be submitted to and approved in writing by the Local Planning Authority. The
affordable housing shall be provided and retained in accordance with the approved
scheme and shall meet the definition of affordable housing in Annex 2 of the National
Planning Policy Framework, or any future guidance that replaces it. The scheme
shall include:

i. the numbers, type, tenure and location on the site of the affordable housing
provision to be made, which shall consist of not less than 30% of the total number of
dwellings permitted unless it is demonstrated that the development would not be
viable other than with a reduced level of affordable housing provision. Such
demonstration must include the submission of an 'open book' financial appraisal of
the proposed development, indicating the full range of costs to be incurred by the
development including the initial purchase of the land, the financial return expected to
be realised, and the expected profit level to be assessed and agreed by the Local
Planning Authority prior to the agreement of the layout as a reserved matter;

ii. the timing of the construction of the affordable housing and its phasing in relation
to the occupancy of the market housing;

iii. the arrangements for the transfer of the affordable housing to an affordable
housing provider, or alternative arrangements for the future management of the
affordable housing;

iv. arrangements to ensure that the affordable housing is affordable not only for the
first occupiers but also for subsequent occupiers; and

v. the occupancy criteria to be used for determining the identity of occupiers of the
affordable housing, and the means by which such occupancy criteria will be enforced

Reason: To ensure the adequate provision and delivery of affordable housing in
accordance with the provisions of the NPPF.



1.8 Members are therefore respectfully recommended to resolve to grant outline
planning permission subject to the original conditions (with the exception of condition
5 which is to be reworded to include the viability clause, see new proposed wording
above) and a S106 legal agreement to secure appropriate financial contributions
towards local education, sustainable travel and highway improvement works, and
that the Head of Planning Services be authorised to issue the decision upon the
agreement of heads of terms with regard to the contributions towards the highway
initiatives and local education provision to be determined by Lancashire County
Council in its capacity as Local Education Authority and Local Highway Authority and
the satisfactory completion of the S106 agreement.

ORIGINAL REPORT FOR 22ND MARCH 2017 COMMITTEE
1.0 INTRODUCTION

1.1 The application is before members for determination for a number of reasons.
It is a resubmission of a scheme previously refused by the Planning Committee and
its consideration by the Committee has been requested by Councillor Balmain. It is
also a major development of strategic importance and is one of a number of
applications for major-scale residential development along the A6 corridor. As such, it
is officer opinion that the applications that are ready to be determined should be
considered together so that issues of cumulative impact and comparisons of
sustainability can be given due consideration. This approach is explained in more
detail in the introductory report to the agenda which sets out how Lancashire County
Council have considered all the current applications within the A6 corridor. That
report should be read together with, and taken as a material consideration in
conjunction with this report in reaching a decision on the application.

1.2 A site visit is proposed to enable Members to fully understand the proposal
notwithstanding the information provided as part of the application, and because the
full nature of the site and surroundings cannot be satisfactorily communicated
through photographs.

1.3 Members will recall that this application was originally considered at the
Planning Committee Meeting on 5 October 2016 but was deferred at your officers
request due to concerns being raised about the position of LCC Highways. It was
recommended that determination be deferred and that this application be brought
back before Committee Members at such a time when either Lancashire County
Council (LCC) had responded to a number of outstanding issues to clarify their
position on this application or when all of the applications in the A6 corridor which
were at that time pending were ready to be determined concurrently. Lancashire
County Council have now responded satisfactorily to the outstanding issues.

2.0 SITE DESCRIPTION AND LOCATION

2.1 The application relates to 16.6ha of land that incorporates the A6 to the east
and is bound by Croston Barn Lane to the north, the Lancaster Canal to the south
and Nateby Crossing Lane to the west. The maijority of the site comprises agricultural
land. The main body of Garstang lies immediately to the east and south on the
opposite side of the A6 and the canal with sporadic development to the north. The
Garstang Marina and Bridge House Marina and caravan park lie to the west of the
site across Nateby Crossing Lane. There is a triangle of land to the north-east that is



bounded by the A6 and Croston Barn Lane but that falls outside of the application
site. This land is operated as a logging processing business.

2.2 Nine fields separated largely by hedgerows but with some fencing make up
the site which is bounded by hedgerows including sporadic, mature trees. The site
slopes gradually down from the north-western corner towards the A6 with an overall
level change of some 7m. There is banking along the A6 where it bridges over the
former railway line that bisects the site east/west. Adjacent to this line is Nateby
Crossing Cottage which falls outside of the site boundary. There are watercourses on
site along field boundaries to the south and north-east corners and a pond toward the
west of the site south of the railway line.

2.3 The site falls within an area of Countryside as designated on the Proposals
Map to the Wyre Borough Local Plan (1999). Approximately two-thirds of the site
along the western boundary falls within a Minerals Safeguarding Area. The site falls
within flood zone 1 and so is defined as being at low risk of flooding but does include
some areas to the west on either side of the former railway line that are identified as
being susceptible to surface-water flooding. There is a public right of way running
northward from Croston Barn Lane at the north-eastern corner of the site. The site is
subject to Tree Preservation Order 15 which was established in 2013 and which
covers eleven trees on site. An overhead cable runs north-south toward the eastern
boundary and a water main crosses the southern end of the site.

3.0 THE PROPOSAL

3.1 The application seeks outline planning permission for a mixed use
development comprising the following:

o] up to 269 new dwellings;

o} up to 5,532sq m (gross) of class B1a office floor space;

o] up to 3,957sq m (gross) of class B1c light industrial floor space;

o} up to 495sq m (gross) of class A1 retail floor space to be used as a
convenience store;

o} up to 300sq m (gross) of class A3 café/restaurant floor space to be used as a
coffee shop;

o] associated landscaping and open space;

o} a pedestrian/cycle link across the A6 into Garstang; and

o] the construction of a new roundabout and configuration of the AG.

3.2 The application seeks outline planning permission with only the matter of
access to be determined at this stage. The matters of layout, scale, appearance and
landscaping are reserved for later consideration.

3.3 Vehicular access to the site would be taken from the A6 and from Nateby
Crossing Lane. The access from the A6 would be via a four arm roundabout formed
as part of a reconfiguration of the road. The northern and southern arms would be
the northern and southern branches of the A6. The north-western arm would serve
the industrial and commercial area and the western arm would serve the residential
areas. Two vehicular access points would be created on Nateby Crossing Lane and
these would all serve residential accommodation. It is proposed that a
pedestrian/cycle link to Garstang town centre would be created along the existing,
disused railway line through to Derbyshire Avenue under the A6. An indicative plan
submitted with the application shows combined footway and cycle paths running
throughout the site.



3.4 Although layout is not a matter for consideration at this stage, the illustrative
layout plan suggests that the residential accommodation would be provided to the
south of the existing, disused railway and in the western portion of the land to the
north. The employment and commercial provision would be located in the north-
eastern area of the site. It is suggested that the residential development would cover
some 9.3ha of the site yielding a gross average housing density of 29 dwellings per
hectare (dph). The employment and commercial uses would be accommodated on
some 3.6ha with the proposed roundabout and pedestrian/cycle link along the railway
taking up around 3.7ha. When compared to the previous proposal, this represents a
0.6ha increase in residential land and a 1.5ha reduction in employment/commercial
land.

3.5 It is indicated that the residential accommodation would be provided in three
different zones. The maijority of the area to the south of the railway line and half of
the area to the north would be medium density of around 32dph and the area in the
north-western corner of the site would be low density housing of approximately
21dph. The applicant has agreed in principle to the provision of affordable housing
equivalent to 30% of the total residential development.

3.6 The application has been supported by the following documents:

Planning statement

Office impact assessment

Design and access statement
Heritage assessment

Agricultural land classification assessment
Ecological appraisal

Tree appraisal

Air quality assessment

Noise statement

Contaminated land desk study report
Flood risk and drainage strategy
Transport assessment

Framework travel plan

OO0OO0OO0OO0OO0OO0OOOOOOO

3.7 Additional information has been provided since the application was initially
submitted including revised plans with amended references, responses to consultee
and neighbour comments, an updated retail sequential appraisal and an office impact
assessment. None of these pieces of information are considered to have a material
impact upon the development proposed and so no further publicity or notification has
been deemed necessary.

4.0 RELEVANT PLANNING HISTORY

4.1 14/00458 - outline planning permission refused by Committee for the erection
of up to 270 dwellings, 4.68 ha of employment (B1 & B8) uses, a convenience store
(up to 375m2 sales area) and a coffee shop (up to 235m2 sales area). Appeal
pending.

5.0 PLANNING POLICY

51 NATIONAL PLANNING POLICY FRAMEWORK (NPPF)

5.1.1 The Framework was published on the 27th March 2012. It sets out the
Government's planning policies for England and how these are expected to be



applied in the determination of planning applications and the preparation of
development plans. The NPPF sets out a presumption in favour of sustainable
development (paragraph 14). Sustainability comprises economic, social and
environmental dimensions and the planning system is intended to play an active role
in the delivery of sustainable development. Local needs and circumstances must be
taken into account. Development proposals that accord with the development plan
should be approved without delay. Proposals for sustainable development should be
supported where possible.

5.1.2 Twelve core planning principles are identified. These include supporting
sustainable economic development to meet local need whilst securing high quality
design and a good standard of amenity. The different roles and characters of
different areas must be considered and Green Belt land must be protected. The
planning system must support the transition to a low carbon future by encouraging
the use of renewable resources such as renewable energy. Full account of flood risk
must be taken. The effective use of land is encouraged and mixed use developments
are to be promoted. Heritage assets must be conserved in a manner appropriate to
their significance. Patterns of growth must be actively managed to make fullest use of
sustainable transport modes.

5.1.3 Section 1 relates to the building of a strong, competitive economy in order to
meet the twin challenges of global competition and a low carbon future.

5.1.4 Section 3 seeks to support a prosperous rural economy in order to create jobs
and prosperity by taking a positive approach to sustainable new development. The
sustainable growth and expansion of all types of business and enterprise in rural
areas is to be supported and the development and diversification of agriculture and
other land-based rural businesses is to be promoted.

5.1.5 Section 4 promotes sustainable transport and the location of development to
maximise use of sustainable travel modes.

5.1.6 Section 6 relates to the delivery of a wide choice of high quality homes. This
section expects Local Planning Authorities to identify a five year supply of housing
land with an additional 5% buffer to promote choice and competition in the market.
Housing applications should be considered in the context of the presumption in
favour of sustainable development. Local Planning Authorities should deliver a wide
choice of high-quality homes, widen opportunities for home ownership through
affordable housing provision and create sustainable, inclusive and mixed
communities.

5.1.7 Section 7 requires the planning system to secure good design and states that
planning permission should be refused for development of poor design that fails to
take the opportunities available for improving the character and quality of an area
and the way it functions.

5.1.8 Section 8 promotes the creation of healthy communities and acknowledges
the important role the planning system can play in delivery.

5.1.9 Section 10 considers the challenge of climate change, flooding and coastal
change. Local Planning Authorities are expected to recognise the responsibility on all
communities to contribute to energy generation from renewable or low carbon
sources. Developers should not have to demonstrate the overall need for such
energy. Planning applications for renewable or low carbon energy generating
schemes should be approved if the impacts are or can be made acceptable.



Inappropriate development in areas of flood risk should be avoided and the
sequential test should be applied to direct development away from the areas of
highest risk. Where development is necessary, it should be made safe without
increasing flood risk elsewhere.

5.1.10 Section 11 aims to conserve and enhance the natural environment. This
sections states that impacts on biodiversity should be minimised and net gains
provided where possible.

5.1.10 Section 12 seeks to conserve the historic environment. Development that
would cause harm to a heritage asset must be weighed against the benefits of the
scheme with regard to the level of impact and significance of the asset affected,
including its setting.

5.2 NATIONAL PLANNING POLICY GUIDANCE (NPPG)

5.2.1 The NPPG provides advice on Government policy. The sections below are of
particular relevance to the application.

5.2.2 Air quality - this section provides guidance on how planning can take account
of the impact of new development on air quality with particular reference to the
development management process.

5.2.3 Design - this section provides advice on the key points to take account of
when considering design.

5.2.4 Ensuring the vitality of town centres - this section explains the need to and
ways in which the health of town centres can be safeguarded and clarifies the
application and consideration of the sequential and impact tests.

5.2.5 Flood Risk and coastal change - this section expands upon the NPPF and
explains the need to direct new development towards areas of lowest flood risk,
concentrating on flood zone 1, and ensure that development would be safe and not
lead to increased flood risk elsewhere.

5.2.6 Health and well-being - this section sets out the links between health and
planning and the need to encourage opportunities for community engagement and
healthy lifestyles.

5.2.7 Minerals - this section provides guidance on planning for mineral extraction as
part of the plan-making and decision-taking process, including the safeguarding of
minerals.

5.2.8 Natural environment - this section explains the key considerations for the
protection of landscape value, biodiversity and green infrastructure. Local Planning
Authorities have a statutory duty to safeguard protected species and conserve
biodiversity and geodiversity. It is acknowledged that a core principle for planning is
the enhancement of the natural environmental and the reduction of pollution.

5.2.9 Noise - this section explains that account must be taken of the acoustic
environment and whether or not an adverse or significant adverse noise impact is
likely to arise, and whether or not amenity could be safeguarded. The factors
determining noise nuisance are discussed with references to the sources and
receptors of the noise. The potential effect of noise nuisance should particularly be



considered where new residential development is proposed near to existing
commercial uses. Methods to mitigate noise nuisance are set out.

5.2.10 Rural housing - this section makes it clear that it is important to recognise the
particular issues facing rural areas in terms of housing supply and affordability, and
the role of housing in supporting the viability of facilities and services and the broader
sustainability of villages and smaller settlements.

5.2.11 Travel plans, transport assessments and statements in decision-taking - this
section explains when transport assessments are required and what they should
contain.

53 ADOPTED WYRE BOROUGH LOCAL PLAN (SAVED POLICIES)
5.3.1 The following saved policies are considered to be of most relevance:

SP13 - Development in the countryside

SP14 - Standards of design and amenity

ENV7Y - Trees on development sites

ENV13 - Development and flood risk

ENV15 - Surface water run-off

H13 - Open space in new housing developments
CIS5 - High voltage power lines

CIS6 - Securing adequate servicing and infrastructure

O O0OO0OO0OO0OO0OO0OOo

5.4 EMERGING LOCAL PLAN

5.4.1 A Preferred Options version of the Wyre Core Strategy underwent a public
consultation between 2 April and 21 May 2012. The Council is now progressing a
single Borough-wide Local Plan document and reconsidering the spatial strategy.
The Council consulted on Issues and Options for the new Local Plan between 17th
June and 7th August 2015. The Wyre Core Strategy Preferred Options included
consultation on a number of Core Policies which will inform policies in the Local Plan.
Presently the Core Policies in the Wyre Core Strategy Preferred Options form a
material consideration of limited weight in the consideration of planning applications
in accordance with paragraph 216 of the National Planning Policy Framework (March
2012).

5.4.2 Relevant policies in the emerging Local Plan include:

CS1 - Spatial strategy for Wyre: distribution of development
CS2 - Spatial strategy for Wyre: settlement and centre hierarchy
CS9 - Strategy for Garstang and Catterall

CS13 - Sustainable development

CS14 - Quality of design

CS15 - Economy, regeneration and learning

CS16 - Transport, accessibility and movement

CS18 - Green infrastructure

CS19 - Biodiversity and geodiversity

CS20 - Housing mix

CS21 - Affordable housing

CS24 - The countryside

CS25 - Flood risk and water resources

OO0OO0OO0OO0OO0OO0O0O0OO0O0OO0OO0OOo



5.4.3 The Wyre Local Plan Issues and Options Paper (2015) identifies the site as
potentially being suitable for mixed use development. The site is identified as |O_98.
Given that the new emerging Local Plan is at an early stage of development, this
listing can be afforded only very limited weight.

5.5 SUPPLEMENTARY PLANNING GUIDANCE

5.5.1 Supplementary Planning Guidance Note 2: "Trees and development' is
relevant.

5.6 JOINT LANCASHIRE MINERALS AND WASTE LOCAL PLAN

5.6.1 Policy M2 is most relevant and states that incompatible development will not
be supported on land within a minerals safeguarding area unless the applicant can
demonstrate that: the mineral is no longer of value or has been fully extracted; the full
extent of the mineral could be satisfactorily extracted prior to development; the
development is temporary and would not prevent future extraction; there is an over-
riding need for the development; the depth of the mineral would make prior extraction
unfeasible; or that extraction would cause land stability issues.

5.7 EVIDENCE BASE DOCUMENTS

5.7.1 WYRE AFFORDABLE HOUSING VIABILITY STUDY OCTOBER (2010) - this
study identified that the level of viability for residential developments across the
Borough could only sustain a maximum of 30% affordable dwellings, although in
some areas it would be a lesser percentage.

5.7.2 THE RURAL AFFORDABLE HOUSING NEEDS SURVEY (2015) concludes
that there is considerable need for affordable housing across the Borough of Wyre to
ensure long-term community sustainability.

5.7.3 FYLDE COAST STRATEGIC HOUSING MARKET ASSESSMENT (SHMA)
2013 - this document was produced for the Fylde Coast Authorities (Wyre, Fylde and
Blackpool) to provide evidence as to how many dwellings of different tenures may be
needed over the next 15 years and beyond. The report presents an understanding of
the sub-regional housing market and identifies a need for new housing across the
Fylde Coast. The 2013 Fylde Coast SHMA and Addendums I&ll represents the most
up-to-date assessment of OAN for Wyre. Addendum Il completed in February 2016
takes account of the 2012 Household projections and updated economic growth
projections in the 2015 Employment Land Study Update and Addendum. The SHMA
Addendum Il indicates that Wyre's OAN lies between 400 - 479 dwellings per annum
from 2011 - 2031 with a recommendation that the OAN figure should at the upper
end of the range. The Council has accepted 479 dwellings per annum as the OAN
figure for the Local Plan. There is an estimated need for 300 affordable homes per
year (over the next 5 years).

5.7.4 WYRE EMPLOYMENT LAND AND COMMERCIAL LEISURE STUDY (2012)
- this study considered the prospects for the inclusion of part of the application site in
the boroughs proposed future employment land portfolio (Beech House Fields) and
discouraged allocation on the basis that the site would require disproportionate
infrastructure investment.

5.7.5 THE FYLDE COAST RETAIL STUDY 2011 (as updated in 2013 and 2015) -
with regard to rural areas, this study noted that small scale enhancements to
foodstore provision on sites that relate well to existing centres and do not undermine



their offer may be appropriate. Maintaining the strength of Garstang Town Centre
through the provision of between 750sgm to 1,250sq m of additional floor space was
identified as a priority. This study, including the updates, also identified a requirement
for the provision of 500sgm to 750sgm net of comparison goods floor space
collectively in lower order centres (neighbourhood, local and district). It recognised
that small-scale facilities to meet local, day-today, shopping needs are inherently
sustainable and that there may be justification for the expansion of existing district
and local centres, or the creation of new centres, to meet the needs of new large-
scale developments.

5.7.6 WYRE LOCAL RETAIL FLOORSPACE THRESHOLD ADVICE NOTE (2015)
- this note requires all planning applications for convenience and comparison goods
retail developments exceeding 500sgm gross floor space outside of defined centres
to be accompanied by a retail impact assessment.

5.7.7 LANDSCAPE STRATEGY FOR LANCASHIRE - identifies the site as falling
within The Coastal Plain with is made up of six distinct areas. The application site is
located in landscape type '15E Forton-Garstang-Catterall'. This area of lowland
farmland forms a transition between the fringes of the Bowland Fells and the lowland
raised bog of Winnmarleigh. It is a gently undulating, rural, farmed landscape.

5.7.8 WYRE SETTLEMENT STUDY (2016) - this study ranks the settlements within
the borough according to their economic and social role using four indicators. These
are population; the level of services and facilities provided; the accessibility of public
transport and the connectivity to other settlements; and the employment opportunities
available. These indicators are considered to be central to the notion of sustainability
as they reflect the extent to which settlements can be economically and socially self-
supporting. The overall settlement rank of the borough is provided in Appendix 5 of
that document. Garstang is ranked fourth within the list.

6.0 CONSULTATION RESPONSES

6.1 GARSTANG TOWN COUNCIL - objection on the grounds that the proposal is
premature given the lack of capacity on the A6 and the need to locate development
in the most preferable areas. Concern is also raised relating to the impact on the A6
in terms of increased traffic and queueing and impact on highway safety; the division
of Garstang by the A6 and the impact on the community; the lack of sustainable
public transport in place; and the potential for the underpass to be unused because
of safety fears. There is also concern over the impact on Garstang town centre and
the increased pressure on existing infrastructure including education and medical
care provision.

6.2 CABUS PARISH COUNCIL - objection on the basis of the following: lack of
demand; lack of demand for affordable housing; lack of available supporting
infrastructure and services including schools, medical facilities, public transport and
sewerage; impact on local character; Garstang would be bisected by the A6; impact
on Garstang town centre; impact on the highway network through increased traffic
and impact on ease of access and highway safety; impact on ecology and trees. It is
considered that the roundabout would compromise traffic flow along the A6 and given
the impression of a retail park with associated safety implications for pedestrians and
cyclists. It is also considered that residents would have to travel for employment
thereby increasing reliance on private car use with associated environmental impact.

6.3 NATEBY PARISH COUNCIL - objection on the basis of the impact on the
junction of Longmoor Lane and the A6 and the impact on the capacity of the A6 and



other local roads through increased traffic. The provision of three-storey houses
would not be in-keeping with the character of the area. It is considered that existing
infrastructure including medical care provision could not support the development.

6.4 ENVIRONMENT AGENCY - the role of the EA as a statutory consultee in the
planning process has changed since the determination of the previous application.
No objection is raised subject to the imposition of 4 conditions on any permission
granted. The site is located on Principle and Secondary A Aquifers and within a
Source Protection Zone 3. The potential impact on controlled waters has been
considered. Some areas of the site have been infilled with waste. Further chemical
assessment of this is required. There is a potential for landfill gas. The distribution of
investigatory boreholes must be sufficient to establish peat and waste distribution.
The infilled railway cutting may also be a source of landfill gas. The conditions
requested would require a preliminary risk assessment; a site investigation scheme;
a detailed assessment based on the results of this; and a verification plan. The
disposal of any contaminated soil would be subject to waste management legislation
and should be dealt with accordingly. The EA should be contacted for further advice.
Depending upon quantity the developer may have to register as a hazardous waste
producer. All contaminated materials must be adequately characterised and disposed
of and again the EA should be contacted in the first instance. Published guidance is
available.

6.5 UNITED UTILITIES - no objection subject to the imposition of three
conditions. These would require foul and surface water to be drained on separate
systems; require the agreement of a surface water drainage strategy; and require the
agreement of a lifetime management and maintenance plan for the approved
scheme. The scheme should be designed in accordance with the established
sustainable drainage hierarchy. Two large diameter water mains cross the site and
access strips of 10m width centred on the pipe must be maintained. The developer
must comply with UU standard conditions. Any diversions would be at the applicant's
expense. There is an easement through the site. The integrity of this and access to it
must not be compromised. Each unit would require a separate meter at the
applicant's expense and all fittings must meet current standards. The water mains
would have to be extended to serve the site. If a sewer is discovered during
construction, a building control body should be consulted. Justification for the
conditions has been provided.

6.6 CANAL AND RIVERS TRUST - the NPPF requires local authorities to
minimise the conflict between developments and heritage assets. Concerns were
previously raised (under 14/00458/OULMAJ) in relation to the risk of physical
damage to the Grade Il Listed Cathouse Bridge (no. 64) from both construction and
operational traffic. The trust remains concerned that this has not been fully assessed,
however, it was previously agreed that a condition would be attached to any
permission granted to route construction and delivery vehicles away from the bridge.
This condition should be reapplied. The trusts consent would be required for any
drainage discharge into the culverts running under the canal and an informative to
this effect is requested. The submitted plans indicate a foul pumping station close to
the canal and an appropriate condition is required to prevent foul water from entering
the canal. The canal is a biological heritage site and the trust does not consider that
adequate ecological information has been provided. A survey of aquatic vegetation
within the canal is required along with a potential impact assessment based on this
information and this should be secured through condition.

6.7 HIGHWAYS AGENCY - no objection. It is noted that the application is a
resubmission of application ref. 14/00458 and that no objection was raised against



that scheme. Despite the different local road access strategy, a negligible difference
in impact on the strategic route network (SRN) is anticipated. In isolation, therefore,
this application is not anticipated to have any significant impact on the SRN.
However, the cumulative impact of development in the area could be significant and
it is understood that this is being considered as part of the local plan process. It is
noted that the Local Highways Authority has not objected to the scheme subject to
the provision of appropriate mitigation. It is considered that only those vehicle
movements associated with the B1, B2 and C3 uses would affect the SRN. It is
considered that the resubmitted application would result in 39 fewer AM peak trips
and 31 fewer PM peak trips. There is a strategy for the improvement of junction 1 of
the M55. Whilst the previous holding recommendation is removed, it is recognised
that the cumulative impacts need to be better understood.

6.8 LANCASHIRE COUNTY COUNCIL (HIGHWAYS)

6.8.1 The strategic views of LCC Highways in so far as they refer to the impact of
the development, together with other developments currently proposed within the A6
corridor, and the wider strategic requirements for mitigating that impact, are set out in
the introductory report to this agenda. The comments set out below address the
specific highway and transportation aspects of the application in relation to the
following:

A. The Latest Proposed Main Site Access Strategy;

B. Specific Comments on all other elements of the submitted Transport
Assessment under the following sub-headings:

- Type of Assessment Undertaken;

- Committed Development;

- Traffic Figures;

- Traffic Growth and Assessment Years;

- Trip Rates;

- Distribution;

- Accident Analysis;

- Off-site Highway Works Considered;

- Junction Operational Assessment;

Site accessibility;

- Pedestrian/Cycling Considerations; and

Public Transport Considerations.

Internal Site Layout, Parking Standards/Parking Provision and SUDS;

S278 Works;

Planning Obligations (s106 Planning Contributions); and

Recommendation

mmoo!

6.8.2 LCC Highways Development Control provided our detailed statutory comments
to Wyre Council on 27th May 2016. These statutory comments are included in
Appendix 21 (of the highway response), however until the appeal decision is reached
for the purpose of this exercise this resubmission application must be considered
equally with the others. The Nateby re-submission site is included in the latest
cumulative assessment on the northern section of the A6 corridor.

6.8.3 See previous Statutory Comments set out below
(A) The Latest Proposed Main Site Access Strategy
This development proposal will introduce additional vehicle movements on the local

highway network. The A6 is the main north-south arterial route through Wyre linking
Preston to Lancaster. The settlements of Catterall and Garstang lie immediately to



the east of the AB. In the vicinity of the site the A6 is a wide two lane carriageway,
has little frontage development and few junctions. It is subject to a 50mph speed limit
and is lit by a system of street lighting. Whilst the A6 is not a trunk road it has many
similarities and characteristics to a trunk road and as such the starting point for
assessment of impact should be in line with the Design Manual for Roads and
Bridges (DMRB) rather than the Manual for Streets (MfS).

The A6 Preston Lancaster Road along the site frontage was built as the Garstang
Bypass; subsequently the M6 provided a more strategic level bypass. The section of
the A6 along the site frontage is characterised by the two rises created by bridge
crossings over the Lancaster Canal (Cathouse Bypass Bridge) and the old railway
line. These rises influence the sight stopping distances (SSD) that can be achieved
along this section of the AG.

To the north and west of the proposed site are Croston Barn Lane and Nateby
Crossing Lane which are unlit rural lanes with a 60mph speed limit.

The current application proposes a new roundabout off a realigned section of the A6
to serve as the main site access for both residential and employment elements of the
development site. The proposed main access is shown in Layout Plan 1600402b
(dated May 2016). Paragraph 1.1.4 of the TA states that it remains the view of the
applicant and the LHA 'that a safe and acceptable means of access was proposed as
part of the previous proposals.

However, the roundabout option has been developed by the applicant to specifically
address the reason for refusal as quoted on page 4 above.

| have reviewed the proposed main site access on the A6 as now submitted and
consider the roundabout to provide an acceptable, suitable and safe means of
access to the proposed development site.

I have reviewed the roundabout capacity assessment and consider the proposal will
accommodate existing and forecast traffic levels with this development and other
committed developments. The roundabout option will also provide alternative routing
opportunities for some existing movements that currently utilise the 6-arm signalised
junction to the north and also some movements from Longmoor Lane, the priority
junction to the south of the proposed roundabout.

In order to facilitate traffic free pedestrian and cycle movements in an east and west
direction, between the site and Garstang, the proposed access layout includes a
wide underpass of the realigned section of the A6 on the southwest side of the new
roundabout. While | would acknowledge that the use of an underpass can present
issues, | consider that the proposed access layout has considered the needs of non-
motorised users to provide a choice of options in regard to routing (both with and
without an interface with vehicular traffic) and as such demonstrates that suitable
routes for sustainable users can be delivered.

In regard to the proposed roundabout access, | would acknowledge that roundabouts
can present difficulties for cyclists. However, given the range of routing options
available from the network of pedestrian and cycle facilities now proposed (refer to
latest Layout plan with pedestrian cycle ramp down from the A6 northbound and
southbound carriageways leading on to the shared pedestrian cycle route and the
underpass, Plan No. 1600402b and also the latest Indicative Pedestrian and Cycle
Routes Drawing No. 2-1003 (Rev B, May 2016), | consider the proposals acceptable.
The pedestrian and cyclist measures are agreed and as such it is considered the
opportunities for sustainable transport modes have been taken up in line with NPPF.



The proposed access has been the subject of a Stage 1 Road Safety Audit (RSA)
and all issues identified have been acknowledged and are to be addressed as part of
the detailed design.

A review of the 50mph speed limit on the A6 in the vicinity of the proposed site is
warranted should this development be approved, given the extension of the urban
environment. The review should be linked to any planning permission through a
suitable worded planning condition.

The developer has confirmed their commitment to all measures previously deemed
necessary for the original application on this site (PA 14/00458). This included
commitment to 'Initiative 1 - A6 Barton to Garstang Sustainable Transport Strategy'
that includes for Speed limit review on the A6 to lower to 40mph or 30mph as
appropriate. LCC also consider the speed limit review in the section of the A6 from
the north side of Croston Barn Road to the south side of Longmoor Lane should be
an integral element in any s278 agreement for the detailed design of the proposed
main site access. Any reduction in vehicle speeds will bring potential further road
safety benefits to the wider local highway network.

The developer's transport consultant has provided details to confirm that the
roundabout can be designed to the appropriate design standards (which LCC
consider to be DMRB in this location). The detailed design will ensure the appropriate
visibility splays and the necessary minimum site stopping distances (considering
horizontal and vertical alignment) are delivered.

Pedestrian refuge and tactile paving should be provided to aid movements across all
arms of the proposed roundabout.

The on-road cycle lanes should be provided at 1.5m over the length of the junction
access works. The detailed junction design should include measures to enhance the
visibility and safety of the on-road cycle lanes. This should include cycle symbol
markings, coloured surfacing and signing as necessary.

Appropriate clearway signing should be installed at the proposed A6 access junction.

Any lighting columns currently within the proposed junction envelope on the A6 will
need to be removed and a suitable lighting scheme provided. This will be the subject
of detailed design.

(B) Transport Assessment

LCC takes its responsibility seriously with respect to the current and future use of the
highway network. In reaching our position with regard to this development proposal,
LCC have conducted a review of all information presented in the Transport
Assessment. This includes all information previously submitted for the refused
application (PA No. 14/00458) and re-submitted/updated for this latest application by
the developer and also all work progressed by LCC and our colleagues at Highways
England in regard to necessary improvement measures in the A6 corridor.

The following comments therefore provide LCC (Highways Development Control)
statutory consultation comments in respect of the key elements of the Transport
Assessment for this major planning application, including: committed developments;
traffic flows and future traffic forecasts; accident analysis; junction modelling and
assessment and also accessibility for sustainable modes.



Committed Development - Committed development was included in the TA.

Traffic Figures - The current application provided new traffic count information carried
out in December 2015. This would not normally be considered a neutral month and
as such LCC have reviewed the latest observed data in some detail.

A further factor that LCC has taken into consideration is the fact that the A6 is a
parallel route to M6 and as such is subject to fluctuations that are related to incidents,
weather factors etc. that occur on, or influence movement on the M6 Motorway and
that can lead to higher observed flows on the A6 during such periods.

LCC carried out a week long Automatic Traffic Count (ATC) survey in April 2016 as a
further check on assessment traffic figures. LCC have also considered existing data
form 2014 (week long ATC data) as well as the previous 2012 traffic data submitted
as part of the original application for this site.

Consideration of all this information has led to the following conclusion: LCC consider
the December 2015 turning count data to be at the high end of the expected range
that could be considered representative of average peak hour conditions. The ATC
data indicates this count falls at the higher end of expected annual day to day and
week to week variations observed and as such can be considered a robust basis
upon which to assess the local transport network, particularly given the approach that
includes consideration for committed developments and traffic growth.

Traffic Growth and Assessment Years - The assessment year 2023 is acceptable.
The future year background traffic figures have been subject to TEMPRO/NTM
growth factors and the methodology presented in the TA is considered acceptable.

Trip Rates - The TA uses residential trip rates as agreed for the approved Kepple
Lane site and these are in line with those rates agreed for major developments within
Central Lancashire. The employment trip rates used are acceptable. | note that the
development proposes employment and retail uses which can be considered to
support sustainable modes from the residential element. The trigger points for the
delivery of the employment/retail uses and residential housing numbers should be
covered by an appropriate planning condition to support sustainable development
(i.e. delivered part way through the residential phase).

Distribution - LCC have reviewed the updated traffic figures in the TA Addendum and
considered the potential impact of the potential routing options that may occur
between the site access and the two junctions immediately north and south of the
site. The routing choices provide potential options if short term congestion were
experienced at any of the adjacent junctions. The traffic distribution has been
extended to cover junctions on the A6 that consider the wider network.

Accident Data Analysis - The latest available accident data was presented in the TA
taken from LCC's own Mario system which holds the latest 5-year data. This data is
continually being updated and therefore the 5-year data set will vary over time. LCC
are aware of the occurrence of both serious and fatal accidents on the A6 from north
of Croston Barn Lane to south of Longmoor Lane. LCC have reviewed the latest
available data and considered both the location of the accidents and causation
factors.

Off-site Highway works.



The developer has proposed a number of highway improvement works. However, as
full detailed design will be required only an acceptance 'in principle' to proposed
layouts can be given, where indicated below. Other proposed works will require
further layout details, as noted in these comments for some of the improvement
schemes listed under 's278 Highway Works'below.

As well as the main site access the proposed development also includes provision for
vehicular, pedestrian and cycle access points onto Nateby Crossing Lane. In
addition, as part of the detailed design of the internal development layout, the
developer has committed to provide an emergency access point onto Croston Barn
Lane from the commercial element.

Further comment on the operational performance of the site access and other
junctions within the study area is provided under the section titled 'Junction
Operational assessments' below.

Proposed Site Access Junctions onto A6 - The proposed site access junction is dealt
with in Section (A) - The Latest Proposed Main Site Access Strategy, as detailed
above.

Proposed Access onto Nateby Crossing Lane - Further access to the site is proposed
to be taken from two priority junctions onto Nateby Crossing Lane. The latest
proposed junction layout drawings and treatment of Nateby Crossing Lane are shown
in Drawing No.s 1600404 and 1600405a (dated May 2016). The proposals are
agreed 'in principle' subject to detailed design. The visibility splays are based on
surveyed 85th percentile speeds which are considerably lower than the derestricted
60mph limit. Given the approach is to adopt a more 'Manual for Streets' approach it is
considered appropriate that a scheme providing prominent Gateway
measures/treatments is delivered to support the approach proposed. The developer
has provided a commitment to these s278 works which should be secured through
an appropriate condition and will include speed limit review and delivery of the
appropriate change.

A stated benefit of the north/south link through the site was that it would facilitate
movement from existing uses on Nateby Crossing Lane. The junction radii will be
provided at 10m. The junction radii at the access from the link road onto Nateby
Crossing Lane will be reviewed at detailed design and may require revision as part of
safety related design improvements.

The removal of trees/hedges will be required to achieve the required visibility splay
from the proposed link road junction onto Nateby Crossing Lane. The developer has
indicated this will be done and therefore has stated the visibility splays can be
achieved. | am sure the LPA will wish to consider the impact of the proposals on the
existing trees and hedgerow.

The developer has acknowledged the need for a suitable lighting scheme to be
provided on Nateby Crossing Lane in the area of the proposed junctions including the
combined footway/cycleway on the line of the old railway. This will be the subject of
detailed design.

The developer has agreed to renew the carriageway markings at the Nateby
Crossing Lane/Croston Barn Lane junction.

A review of the 60mph speed limit on the Nateby Crossing Lane and Croston Barn
Lane in the vicinity of the proposed site is warranted. The developer would be



required to fund speed limit review/consultation and implementation as necessary.
This should be conditioned, if the LPA are minded to approve this application.

Junction Operational Assessments - A6 Main Site Access - Proposed New
Roundabout Junction. The ARCADY operational assessment indicates the junction
will operate well below capacity in all scenarios. The link to Nateby Crossing Lane
allows alternative routing for peak within peak traffic scenarios. The proposal will
accommodate existing and forecast traffic levels with this development and other
committed developments. The roundabout option will also provide alternative routing
opportunities for some existing movements that currently utilise Croston Barn Lane
and the 6-arm signalised junction to the north of the proposed roundabout and also
the Longmoor Lane priority junction to the south of the proposed new site access.

Operational Assessment of Other Junctions on the Local Network - The TA includes
information on further junction operational assessment, including:

- A6 Preston Lancaster New Road/Croston Barn Road - signalised Junction;

- A6/Moss Lane/Longmoor Lane;

- A6/Kepple Lane Priority Junction;

- A6/A586 The Avenue Priority Junction;

- A6/Garstang Road.

In addition, the TA addendum also provides the forecast traffic impact at Broughton
Crossroads and M55J1.

A6 Preston Lancaster New Road/Croston Barn Road/Green Lane West/B5272
Cockerham Road/Croston Road - Signalised Junction - An 'in principle' scheme is
agreed between LCC and the developer as indicated in drawing 1600401a (dated
April 2016). This scheme included an upgrade to MOVA operation and the provision
of a Toucan crossing over the A6 south arm. The scheme also indicated that further
pedestrian crossing points can be agreed at the detailed design stage. The scheme
was also to include consideration for improvement to the existing cycle facilities and
vehicle activated queue detection signing on the approach to the signalised junction.

LCC has identified a 'Wider Improvement Scheme' at this junction, as set out under
'Initiative 2'. Therefore, the final agreed scheme to be delivered by the developer,
through a s278 agreement, at this junction will need to be of equivalent scale to the
'in principle' agreed scheme, but fully in line with the wider scheme.

HY Consulting have modelled the junction and | have the following comments. At
present the all red pedestrian stage is called on very limited occasions during the
peak periods. This can be expected to change if this development is approved. The
TA models the all red stage every other cycle. This is not unreasonable.

The LINSIG traffic modelling indicates that the overall degree of saturation in both the
AM and PM peak drops below zero. In assessing the acceptability of the overall
junction operation | have taken into consideration the improvements proposed,
particularly to pedestrian and cycle facilities, the introduction of MOVA technology
and the robust nature of the assessment.

The provision of MOVA control in addition to further pedestrian facilities and
improvements for cyclists, referred to above, go some way to mitigate the impact of
the development at this location. The proposed introduction of MOVA at the signals
will result in a review of signal equipment requirements and new detection loops, as
required.



Moss Lane/Longmoor Lane - The PICADY operational assessment indicates the
junction will operate at or close to capacity in the 'with development' scenario. It can
be expected that the proposed new link between Nateby Crossing Lane and the A6
will allow alternative routing for peak traffic scenarios.

A6/Kepple Lane Priority Junction - The PICADY operational assessment indicates
the junction will operate well below capacity in all scenarios.

AB6/A586, 'The Avenue' - Priority Junction - Recent permissions approving
development proposals in the Garstang/Catterall area will result in significant
additional movements here which will result in the junction operating at capacity at
various periods of the day. Therefore any developments that further increase vehicle
movements in this location will mean that the junction operates above theoretical
capacity, resulting in delay and increased queuing. In addition to this, | have
reviewed the most recent accident record at this junction and there has been 12
injury accidents in the last 5 years. There is therefore a need to mitigate the impact of
this development at this junction.

A6/Garstang Road - The PICADY operational assessment indicates the junction will
operate well below capacity in all scenarios.

Site Accessibility - This development proposal is on the edge of the built environment
and the current site has limited pedestrian linkages/connectivity. The 50mph A6
presents a clear barrier to movement; this is a concern. However, it is acknowledged
that improvements are proposed. The latest site access layout, Layout Plan
1600402b (dated May 2016) includes a number of further measures to the facilities
and route options for pedestrians and cyclists. In particular, the drawing now shows a
ramp down to the A6 underpass from both the north and southbound (re-aligned A6
carriageway). LCC has considered true walk distances to local amenities. It is noted
that there is no high school in the immediate local area and local primary schools are
a considerable walking distance, particularly for young children.

It is considered that sustainable modes will mainly access the town centre via the
proposed underpass of the re-aligned section of the A6. The approximate distance to
the town centre is 1100m which is beyond the desirable walk distances, which if the
development was only for residential would be a concern. However, | note that the
development proposes employment and retail uses which can be considered to
support sustainable modes from the residential element and does somewhat
overcome this concern. However, this does assume that these employment/retail
elements will be delivered. Hence, LCC will be requesting a suitably worded planning
condition which links trigger points for the employment/retail with the delivery of
housing numbers.

Comments on Pedestrian and Cycling Elements within the Transport Assessment -
The developer has indicated that a pedestrian crossing facility will be provided on the
south arm of the A6 at the A6 Preston Lancaster New Road/Croston Barn
Road/Green Lane West/B5272 Cockerham Road/Croston Road - Signalised
Junction. This should be a TOUCAN crossing tying in with the extension of the on
road/improved cycle facilities and pedestrian provision to be provided at the junction
as part of the wider scheme identified by LCC. The latest proposed junction layout
drawings onto Nateby Crossing Lane (including revisions to take into consideration
previous safety audit comments) are shown in Drawing No. 1600404 (dated Feb.
2016). This drawing also shows the proposed provision in respect of footway/cycle
ways at the north-western edge of the site and at the proposed junctions. All shared
footway/cycle ways are to be at least 3m in width and where possible 3.5m.



The applicant has agreed that all improvements previously agreed with LCC
highways will be delivered as part of this new application. As such, the footpath on
west side of A6 will be improved from Longmoor Lane along the A6 over the full site
frontage. Improvements to the A6 west footway was accepted by the developer in the
designer's response to the safety audit in respect of the previous application. With
the upgrading of the west footway, it was also agreed that tactile paving should be -
provided at the pedestrian refuge north of Longmoor Lane junction. In addition, it was
agreed that a suitable dropped kerb crossing is to be provided by the developer to
cater for pedestrians from the site to access the nearby commercial properties and
Pub/Restaurant. LCC have now identified a wider improvement scheme at A6/Moss
Lane/Longmoor Lane and therefore all works agreed will be delivered through an
s278 as an initial phase of the wider scheme and hence will require to be fully in line
with that scheme.

There are numerous sign poles, lighting columns and other items of street furniture
which would obstruct pedestrian movements, particularly in the location of the
proposed east footway. All street furniture which would obstruct movement should be
relocated as part of the detailed design; this has been accepted by the developer. A
S106 funding contribution for improvements to pedestrian and cycle facilities along
the A6 is appropriate, should the LPA be minded to approve this development
proposal.

A safe pedestrian/cycle route to facilities/bus stops and other amenities has been
proposed to go under the realigned A6, making use of the current A6/Nateby Rail
Bridge (Bridge Ref 6D1B1). The developer has provided further information to
support the proposal and demonstrate at this stage that the route is deliverable.
Plans and drawings will need to be submitted to LCC Bridges team for checking and
approval. The link under the new section of A6 and on through the gap to be created
at the location of the Nateby Rail Bridge is essential to support sustainable
development and its delivery should be a condition of any approval prior to first
occupation on site.

A Pedestrian/Cyclist route signing/marking strategy would provide benefit in guiding
pedestrians/cyclists to the safest route under the A6 as an alternative to the
A6/B5272/Croston Road signalised junction or pedestrian refuges along this section
of the AG.

| would note the need for this development to provide appropriate levels of secure
cycle and motorcycle parking and provision for mobility impaired users. Shared
pedestrian/cyclist routes through the site, at appropriate widths, should be a
fundamental and integral part of the site Master Plan. While the internal layout would
be the subject of a Reserve Matters application were the LPA minded to approve, the
applicant has provided an 'Indicative Footway/Cycleway Links' Plan (Drawing No. 2-
1003, Revision B) which shows a comprehensive network of pedestrian and cycle
links can be provided to support sustainable movements.

Public Transport Accessibility and Provision - Improvements to bus services
(frequency/routeing) and bus stops (delivered through a s278) to Quality Bus
Standard, in line with guidance, will be necessary to support this development. Any
service provided should seek to provide a frequent service throughout the day and
also consider evenings and weekends to a range of destinations. There are no PT
services within desirable walking distances of the centre of the residential dwellings.
The Current PT Services on Croston Road is Service 41, Mon-Sat, 60 minute
frequency (also evenings) - no Sunday Service. Bus stops on Croston Road are
more than 850m from the centre of the main residential area of the site using safe



pedestrian routes (and from the periphery much higher). This distance will limit
sustainable trips for PT from this site. This would be a concern if improvements were
not delivered.

LCC are aware of a number of development proposals in the Garstang area and
consider there are a number of options to deliver PT service improvements for the
area. LCC will request s106 funding toward Public Transport improvements to serve
this development site. The funding will be used to deliver either:

- A shuttle bus service routing through the site via the proposed link road to Garstang
Health centre and Primary School on Kepple Lane, the town centre and Croston
Road (anti-clockwise or possibly clockwise) It is estimated that such a service will
require £120k per annum to operate and should be funded by development for a
period of time linking with other opportunities to ensure that the service can be made
sustainable. It is usual that funding is requested for 5 years, however, as this site is
mixed use it could provide some commercial opportunities post initial pump priming.
With this 2.5 years of funds is requested, however this requires the first trigger point
for £120k at 50 dwellings occupied, a further £120k at the first anniversary, and the
final £60k at the second anniversary. However, as before this does assume that the
employment/retail element is progressed prior to the second anniversary.

- The funding for PT services should be flexible in order to be used to fund an
alternative/equivalent service improvement, if identified and deemed to be more
appropriate.

In order to secure the long term sustainability of the site any service
provided/improved needs to be viable once any initial funding period has past. Any
revenue generated should be used to extend the service beyond the initial 2.5 year
funding period up to 5 years. To support the PT service, new bus stops will be
required on the link road through the development (with layby on both sides). In
addition, the existing bus stop on Croston Road should be upgraded to Quality Bus
Standard (raised kerb and markings, but no shelter) a similar provision will be
required on the westbound side. These works must be delivered through a s278
agreement.

Travel Plan - A Framework Travel Plan for the site was developed and revised
following comments from LCC's Travel Plan team. The revised Framework Travel
Plan now meets LCC's submission criteria. For a development of this size we would
normally request a contribution of £24,000 to enable Lancashire County Council to
provide a range of services as previously outlined to the applicant, should the LPA be
minded to approve. However, given the number of developments coming forward,
LCC have agreed to reduce this figure to £18,000.

Funding to support measure/initiatives within the Travel Plan - LCC request that a
commitment is made by the developer to ensure suitable funding is made available to
be used toward measures/initiatives that may be required if Travel Plan targets are
not achieved (to be made available to the developers appointed travel plan
coordinator). | would note that this funding is only to be used if the targets are not
met and that these funds are not passed to the LPA or the LHA.

(C) - Internal Site Layout, Parking Standards/Parking Provision and SUDS

This is an outline application and therefore internal site layout matters would be
expected to be dealt with at the reserved matters stage. While LCC acknowledge that
this is an outline Application | would note following:

- Adequate No of Parking spaces must be provided for both the residential and
commercial elements of the proposed development, in line with agreed standards.



- With regard to driveway and garage dimensions | would note that all integral
garages must have internal dimensions of 3m x 6m or they will not be considered
part of the parking provision.

- The internal site layout should support the principles of 'Manual for Streets' and
LCC's Creating Civilised Streets.

- All internal access issues will need to be overcome to satisfy highway adoption.

- A service strategy should be prepared and agreed

- In line with recent government policy | would expect the development to provide
electric vehicle charging infrastructure at appropriate locations.

- | would expect the emergency services to be consulted on the full development
proposals and appropriate access/tending arrangements for all elements/areas or an
emergency access strategy agreed.

- Full details of proposed carriageway drainage will be required as part of any
detailed design

- Any requirement to move statutory undertaker's apparatus will be considered and
agreed as part of detailed design.

The proposed new vehicular link between the A6 and Nateby Crossing Lane should
be constructed before first occupation on site.

Sustainable Urban Drainage Systems (SuDs)

The application should consider the requirements likely to be asked for in support of
a SuDs drainage scheme, if deemed necessary. These considerations may
significantly affect the site layout/design to include for the likes of swales, storage
ponds etc. to control run off rates in accordance with SuDs guidance.

(D) - S278 Works

A detailed list of all measures considered necessary to deliver sustainable
development will be set out within the following two sections of these statutory
consultation comments, under the headings of '(D) - S278 Works' and (E) - Planning
Obligations (s106 Planning Contributions).

LCC's have previously provided consultation comments to the LPA that set out the
local highway authorities (LHA) concerns in regard to the unprecedented number of
major planning applications in and around Garstang and beyond (such as North
Preston and Longridge area) which will impact on the local highway network and in
particular the A6 corridor, particularly around junction 1 of the M55. These previous
comments set out the approach LCC considered necessary to support further major
developments impacting in the A6 corridor in regard to both the strategic and local
network.

A full list of initiatives, as set out on pages 3 & 4 of these statutory consultation
comments was developed. It was considered by LCC that these Initiatives could
support a finite level of further development within the A6 corridor (including M55 J1).

The developer and their Transport Consultant (HY Consulting) have provided a
significant amount of information with the aim to address the concerns highlighted by
LCC Highways in regard to development of this site (with consideration for both the
previous application PA No. 14/00458 and this new application PA No. 16/00241. In
addition to the information contained in the Transport Assessment and Safety Audit
Report/Designers Response Report the developer has provided commitment to
further sustainable measures (pedestrian, cycling and Public Transport) as well as
number of amended and new layout drawings to address identified concerns. All
changes proposed are in line with elements of the LCC plan/Strategy of Initiatives for
the wider network which was developed in 2015. This plan has been progressed in
order to support development in the area (and measures identified by HY Consulting
can represent early phases of these wider changes).



In addition, HY Consulting have also carried out a detailed assessment, working
closely with LCC highways, to identify an acceptable improvement scheme at the
AB6/A586, The Avenue junction that LCC consider will support further development.

The developer of this new application has committed to all the previously agreed
measures, both s106 and s278 required to support delivery of the wider 'Strategy of
Initiatives'. As such, LCC consider this new application can support delivery of the
necessary Strategy and is of a scale to be able to deliver the necessary infrastructure
and other mitigation measures identified.

S278 Highway Works - Should the LPA be minded to approve this application, a
Section 278 Agreement for off-site highway improvements is expected between the
developer and the highway authority (LCC). Section 278 agreements (s278) are
appropriate where improvements are required in the public highway, paid for by the
developer (costs to include design fees, safety audits, amendments to street lighting
and traffic signalling equipment and all other risks associated with the highway
improvements required by the development so that public funds are not used in the
provision of these features).

Any highway improvement schemes agreed 'in principle' will be subject to detailed
design. The Trigger points for s278 works will be before commencement of
development unless otherwise agreed with LCC and the LPA. Some layout details
have been agreed 'in principle'as indicated for each s278 scheme other scheme
drawings are still required and yet to be agreed and should therefore be the subject
of an appropriate condition.

The s278 works agreed with the applicant are:

- Main Site access junction on re-aligned A6 - Roundabout (serving both the
employment and Residential elements)

As agreed layout drawing 1600402b (revised May 2016)

- 2 No. Site access junctions onto Nateby Crossing Lane. As agreed layout drawing
1600404 Feb. 2016).

- Initiative 2 - Improvement of A6 Preston Lancaster New Road/Croston Barn
Road/Green Lane West/B5272 Cockerham Road/Croston Road Signalised Junction
The scheme includes upgrade to MOVA operation and the provision of
pedestrian/cycle facilities across five of the six arms of the junction.

An 'in principle' improvement scheme had been agreed with the developer prior to the
larger scheme being developed. Therefore the final agreed scheme to be delivered
by the developer through a s278 will be of equivalent scale but fully in line with the
wider scheme. Scheme layout drawing 1600401b (revised May 2016) to be revised in
line with wider scheme (the provision of an agreed scheme at this location to be a
condition of any approval). Developer to deliver initial scheme through s278
Agreement

- Pedestrian footway improvements on A6 (east and west side to Longmoor Lane in
the south and Croston Barn Lane in the north)

As agreed in layout drawings 1600401b and 1600403b (both drawings revised May
2016).

- Initiative 3 - Improvement of Moss Lane/Longmoor Lane Priority Junction
Improvements to the deliver pedestrian footway and dropped kerbs has been agreed
'in principle' with the developer prior to the larger scheme being developed.
Therefore, the final agreed scheme to be delivered by the developer through a s278
will be of equivalent scale but fully in line with the wider scheme. Developer to deliver
initial scheme through s278 Agreement

- Pedestrian Green Link, underpass of A6 providing high quality connection for
sustainable modes (pedestrian/cycle) to Garstang. Details of the standard of the link,



width and surfacing to be agreed (the provision of an agreed scheme to be a
condition of any approval).

- Pedestrian footway improvements and traffic calming and Gateway measures on
Nateby Crossing Lane. As agreed in layout drawing 1600405a (revised May 2016).

- Renewal of the carriageway markings at the Nateby Crossing Lane/Croston Barn
Lane junction. This was previously agreed with the applicant and will form part of the
traffic calming and Gateway measures scheme on Nateby Crossing Lane. As agreed
in layout drawing 1600405a (revised May 2016).

- Public Transport facilities to quality bus standard on Croston Road and on the new
link between A6 and Nateby Crossing Lane. Details of the stops to Quality Bus
Standard to be agreed (the provision of an agreed scheme to be a condition of any
approval).

(E) - Planning Obligations (s106 Planning Contributions)

Should the LPA be minded to approve this application, it is considered appropriate to
seek planning contributions to support improvements to sustainable transport links on
the local & Strategic highway network. This funding will be used to implement
changes to limit the negative impact of this large development on the existing
congested network.

The trigger point for s106 sustainable transport planning contributions should be prior
to commencement of development unless otherwise agreed with LCC and the LPA.

The mitigation measures funded by the developer through s106 contributions, include
the following:

- Initiative 1 - A6 Barton to Garstang Sustainable Transport Strategy

Requested Contribution: £20,000 towards wider scheme (Trigger 200th dwelling. The
requested contribution reflects that this development will provide pedestrian and
cycle measures along the A6 site frontage between Moss Lane and Croston Barn
Road

- Initiative 4 - Improvement of A6/A586 "The Avenue' priority junction.

The wider scheme now identified by LCC includes full signalisation, pedestrian and
cycle, gateway and other safety/speed reduction measures.

An 'in principle' improvement scheme had been agreed with the developer prior to the
larger scheme being developed. However, in developing the funding mechanism to
support all initiatives and improvements necessary in the corridor it has subsequently
been decided that all relevant developments should support s106 contributions to
deliver the wider improvement scheme.

Requested Contribution: £150,000 towards wider scheme (Trigger 100th dwelling)

- Initiative 5 - A6/M55 junction 1, Westbound off Slip Improvement. Additional lane on
westbound off slip. Requested Contribution: £250,000 (Trigger 50th dwelling)

- Initiative 6 - A6/M55 junction 1, Eastbound off Slip Improvement. Additional lane on
westbound off slip. Requested Contribution: N/A as contribution requested for
Initiative 5 (westbound off slip improvement.

In addition a commitment is necessary from the developer to fund mitigation
measures through s106 contributions for the following further measures:

- Funding for Public Transport service improvements, £300,000 (Trigger £120k at 50
dwellings, £120k at the 1st anniversary and £60k at the 2nd anniversary)

- Travel Plan Support, £18,000 (prior to first occupation).

The above funding contribution figures have been accepted by the developer.

(F) Recommendation
LCC takes its responsibility seriously with respect to the current and future use of the

highway network. In reaching our position with regard to this development proposal,
LCC have conducted a review of all the submitted information presented.



In order for LCC Highways Development Control to have no objection to the
proposed development, it is necessary that all three elements on page 5 (Part B)
have certainty (as considered by the LHA) of coming forward or are within the gift of
LCC/LHA to bring them forward and that they will be available for public use
providing intended benefits once delivered forming part of the adopted highway
network. It must be noted that this is not the current position.

However, the support and delivery of changes in the vicinity of the M55 junc. 1 could
be used to support some further development until a planning decision is made for
M55 junc. 2 which would then release further network benefits. Therefore, as
presented this potentially could allow support from LCC for this proposal if taken
forward as part of an acceptable strategy that includes satisfying necessary s106
funding requirements. However, it must be stressed that the overall combination of
developments that can be supported at this time should not exceed the 176 two way
trips at M55 jct. 1.

This development has a two-way impact of 108 trips at M55 Jct.1.

On the above being satisfied, LCC Highways would offer no objection to the
proposed development providing that appropriate funding (s106) for sustainable
measures is agreed with the county council and secured within a tripartite
agreement; that all s278 measures as agreed and detailed above are delivered by
the developer in line with agreed trigger points and conditions are agreed (including if
necessary the use of Grampian type conditions) and are put in place to ensure these
necessary measures are delivered by the developer in line with required trigger
points.

6.9 LANCASHIRE COUNTY COUNCIL (EDUCATION) - the scheme would
generate a requirement for 102 additional primary school places and 20 additional
secondary school places. This would equate to financial contributions of
£1,374,402.06 and £406,071.80 respectively. It is proposed that these contributions
would be used to expand Garstang Community Primary School and Garstang
Academy. This claim would have to be reassessed once accurate bedroom
information becomes available.

6.10 LANCASHIRE COUNTY COUNCIL (FLOODING) - the submitted FRA states
that surface water would be discharged to the two watercourses within the site.
Surface water drainage should be designed in accordance with the established
sustainable drainage hierarchy. The applicant has not demonstrated that infiltration is
not an option. Surface water should be managed in a sustainable way to mimic
natural surface flows as close to the surface as possible and taking flood risk into
account. Run-off should be restricted to Greenfield rates where practicable. Systems
should be designed in accordance with the non-statutory technical standards and the
NPPG. It is understood that boreholes and soakaway testing has been carried out
but locations have not been provided. A site layout plan should be provided to show
any exceedance routes. Flow balancing may be an option and the developer should
consider this. In accordance with the Water Framework Directive, development must
not result in a reduction in water quality. The developer should contact the LLFA in
the first instance for advice to ensure no adverse impact results to the watercourses
on site. Published guidance is available. Land Drainage Consent would be required
for works or discharge to a watercourse. The grant of planning permission does not
constitute the grant of Land Drainage Consent. No works should take place within 8m
of a watercourse. Watercourses are particularly valuable for wildlife and the
proposals must safeguard biodiversity. Permeable driveways must not be included in



hydrological calculations as they can be resurfaced and permeable paving on roads
must be agreed with the Local Highway Authority. No objection is raised subject to
the imposition of seven conditions and an advice note. These would require
development to proceed in line with the FRA; agreement of a surface water drainage
scheme; prevention of occupation before drainage is provided; agreement of a
management and maintenance plan; agreement of finished floor levels; agreement of
a construction surface water management plan; and provision of attenuation prior to
development. The informative would relate to Land Drainage Consent.

6.11 LANCASHIRE CONSTABULARY - external doors and ground flood windows
should be to PAS 24:2012 or equivalent standard. The underpass could become
problematic and so natural surveillance, lighting and clear open views are essential.
Anti-vandal features should be used to prevent graffiti. Varied orientation of dwellings
along with cul-de-sac creation is welcomed. Footpath links should be avoided.
Appropriate lighting and landscaping schemes would be required. In-curtilage parking
is recommended. Rear alleyways should be avoided, boundary treatments and gates
should be 1.8m high with central bolts and internal cross rails. Meters should be
located at the front of dwellings and garages and sheds should not have windows.
Parking in the commercial areas should have barriers to prevent congregation out-of-
hours.

6.12 GREATER MANCHESTER ECOLOGY UNIT (GMEU) - the ecological
impacts of this proposal do not differ significantly from those previously. Whilst some
surveys are now quite dated, there have been no material changes to the site or
habitats. The ecology report has been updated as has the Masterplan which shows
the retention of the majority of UKBAP habitats and individual trees with opportunities
for ecological enhancement. The site comprises semi-improved grassland with
hedges, trees and ditches of some local conservation value. The survey work
undertaken is considered proportionate. The site is adjacent to the Lancaster Canal
and is subject to a TPO. The site supports amphibians and has potential to support
great crested newts (GCNs) along with nesting birds and foraging and commuting
bats. A licence from Natural England would be required in relation to GCNs and the
three requisite tests must be passed. With regard to the third test it is noted that no
breeding habitat would be lost, the majority of connectivity habitat would be retained,
new habitat could be created, and safeguarding methods could be applied. As such,
it is considered that the third test could be passed subject to the imposition of
appropriate conditions.

6.13 GREATER MANCHESTER ECOLOGY UNIT (GMEU) (cont.) - bat roost
potential within the site is limited to a small number of trees. The most important
habitat is the hedgerows which will be largely retained and enhanced. Any trees
capable of supporting bats must be re-inspected prior to any loss between May-
August inclusive. If bats are absent, soft felling should take place late August to early
October or March-April. The development is likely to result in the loss of some or all
of the waterbodies on site. There should be no net loss of such and so new pond
habitat should be provided. There is some potential for impact on nesting birds which
must be managed. Overall it is considered that any harm to local habitats would not
be substantive and no fundamental objections are raised subject to the imposition of
appropriate conditions. These would require the agreement and implementation of a
Construction Environmental Method Statement; ensure the protection of Lancaster
Canal from run-off during construction; protect trees in accordance with
BS5837:2012; require the agreement and implementation of an great crested newt
method statement and evidence of a licence; prevent the clearance of trees or
vegetation between March-July unless the absence of nesting birds has been



demonstrated; agree any external lighting; and require the agreement and
implementation of a biodiversity enhancement scheme.

6.14 WBC HEAD OF ENVIRONMENTAL HEALTH AND COMMUNITY SAFETY
(NOISE) - a range of conditions were previously agreed in respect of application ref.
14/00458. These have been amended, rationalised and updated as appropriate
taking into account changes in legislation and circumstance. Subject to the
recommended conditions, no unacceptable impacts are anticipated.

6.15 WBC HEAD OF ENVIRONMENTAL HEALTH AND COMMUNITY SAFETY
(AIR QUALITY) - the reliability of the predicted concentrations is questioned as the
modelling results have not been verified against monitoring data. However, it is
unlikely that the development would cause exceedance of health-based national air
quality objectives in the area. The potential impact upon the Broughton Air Quality
Management Area has not been considered but is likely to be reduced because of
the proposed bypass. Mitigation is readily achievable. Paragraph 35 of the NPPF
requires developments to be designed to incorporate facilities for low-emission
vehicle. The EPUK & IAQM Planning for Air Quality guidance should be applied.
Should planning permission be granted, conditions should be imposed to require
dwellings to be provided with electric vehicle charging points and to require
agreement of a dust management plan for the construction period.

6.16  WBC HEAD OF ENVIRONMENTAL HEALTH AND COMMUNITY SAFETY
(LAND CONTAMINATION) - the information submitted in respect of the previous
application has been resubmitted in respect of this application and, based on the
comments received previously, it is understood that the applicant has done some but
not all of the work required. Ordinarily a desk-top study should be submitted followed,
where necessary, by an exploratory investigation. However in this case the applicant
has conducted an exploratory investigation but no desk-top study has been provided.
A desk-top study is required for review. Without this document it is not possible to
fully assess the exploratory investigation report. Notwithstanding this requirement,
the exploratory investigation has revealed a need for additional work. In particular, a
ground investigation is required along with a period of gas monitoring. It is agreed
that benzo[a]pyrene is not a significant risk. Trial pit 10 shows excess lead
concentration and so further investigation is required. The boreholes show the land to
be made ground but the phase 1 reports identify the site as agricultural land, this
should be explained. Standard condition ENV1 should be attached to any permission
granted along with standard advice notes EH1, EH2, EH3, EH4, EH5, EH18 and
EH20.

6.17 WBC HEAD OF ENGINEERING SERVICES (DRAINAGE) - no objection. Full
surface water details including attenuation must be submitted. The site is in flood
zone 1 and so is at low risk of flooding.

6.18 WBC HEAD OF OPERATIONS (PARKS AND OPEN SPACES) - the public
open space is reduced from the previous submission and now includes the proposed
roundabout and embankments. It is unclear how the corridor proposed would provide
useful recreation for residents. The children's play area previously proposed is no
longer part of the scheme. An off-site contribution towards the improvement of
existing facilities should be considered. The proposed green corridor would be at a
lower level than the embankment and roundabout as would the shared footway.
Careful consideration must be given to drainage provision in these areas. Details are
needed to show how the link path and public open space would be aesthetically
linked.



6.19 WBC HEAD OF OPERATIONS (TREES) - there are sixteen trees on site
covered by TPO no. 15 of 2013. The information submitted suggests the majority of
these would be retained. All high value TPO trees should be retained and losses
should be kept to a minimum and must be adequately mitigated. The on-site
hedgerows may be 'important’. Removal should be avoided but, if necessary, the
importance of the hedgerows must be established. The green corridor and ecological
enhancement area are noted. The level of arboricultural detail provided is sufficient.
A Tree Protection Plan, Arboricultural Impact Assessment and Arboricultural Method
Statement would be required along with details of mitigation and new tree planting.

7.0 REPRESENTATIONS

71 Two-hundred and thirty-nine representations have been received including
one-hundred and eighty-eight letters of objection and fifty-one letters of support.

7.2 The objection letters raise the following issues:

PRINCIPLE

Premature in advance of Local Plan/a Local Plan should be in place

Impact on/loss of Greenbelt

Cumulative impact with other schemes in the area

Unsustainable development

Impact on rural character of area

Development would be over-intensive and out-of-character with the area
Development would lie outside of the natural urban boundaries and would be
cut off from Garstang by the A6 and prevent community integration

OO0OO0OO0OO0OO0O0o

o} No need for additional commercial premises (employment or retail)

o Impact on vitality of Garstang from retail development

o] Business premises likely to remain empty

o] No need for additional housing, excessive provision for this area

o] Local people will not be able to afford house prices

o] Market and affordable housing should be located close to an employment
centre

o] Loss of open space

o] Loss of agricultural land

o) Additional strain on existing infrastructure including doctors, dentists, schools,
public transport, parking, leisure provision, open space and utilities

o] Scheme should include the infrastructure required in the area, e.g. medical
facilities, a school, leisure provision and open space

o} The proposal would not benefit Garstang

o} Cumulative impact with other developments

o] An approval would set a precedent for other development

o] Local circumstances have been ignored

LAYOUT

o] The proposed density is excessive, the scheme would be cramped and out-
of-keeping with the surroundings

o] Insufficient landscaping is proposed

VISUAL IMPACT/HERITAGE

o] Impact on AONB
o] Impact on heritage
o] Funds should be made available for future repairs to the Listed bridges

necessitated by the increased traffic
o] Loss of views



o

Loss of Nateby Bridge would affect contours of land, result in loss of open

space and visual aspect

(0]
(0]
(0]
(0]
(0]

Archaeological impact on existing Roman Road following line of A6
Three-storey houses would be out-of-keeping with the area

Visual impact as Garstang is a small market town

The development is likely to be out-of-character

Commercial areas would introduce blight through appearance and illuminated

signage, again out-of-keeping with character of area

AMENITY

SO0 O0O0O0O0O0O0O0

(@]

Noise pollution, particularly from traffic at the roundabout

Cannot mitigate against noise for existing properties

Air pollution

Light pollution

Vibration

Increase in dust

Traffic pollution/fumes

Noise and disturbance from people using the bridge footpath, the footpath

hrough the housing estate and the underpass, particularly late at night

Loss of privacy

HIGHWAYS

(0]
(0]
(0]
(0]
(0]
0
(0]
(0]
b
(0]
(0]
(0]
0]
(0]
(0]

Need a comprehensive approach to highway improvement

Increase of mud on the highway during construction

A new motorway junction or train station should be provided

Parking in Garstang town centre is problematic

Highway safety impact on local roads for walkers, joggers and cyclists
Existing pavements are substandard

Existing street-lighting is substandard

A6 was designed as a by-pass to keep traffic away from local roads, a new

y-pass would be needed

Garstang would be split by the A6

A6 would prevent pedestrian/cyclist access into Garstang

The existing roads are inadequate, including A6 and in Garstang

Existing traffic is high speed and high volume

Existing canal bridges create narrow roads and are hazardous

Existing canal bridges generate bottlenecks and noise disturbance and this

would increase

(o)

Existing access to site roads and into the flow of traffic is difficult and would

get worse

(0]

O oO0Oo0oOo

(o)

Residents would be dependent on private car use

Existing high levels of traffic and congestion on A6 and local roads
Increase in traffic and congestion on A6 and local roads

Impact on highway safety, increased potential for accidents

Accident record is high on the A6

The development would cause disruption to the A6 and would slow speeds

increasing journey times

o

O O O0OO0Oo

The roundabout would be too close to the existing junction

Access for emergency response vehicles would become more difficult
The highway proposals are deficient/inappropriate

The bridges on the A6 cause blind spots for traffic

The A6 lacks capacity

The submitted transport assessment is inaccurate and unrealiable and based

on flawed assumptions



o} Potential for use of site as a cut-through and increased 'rat-running’ on
existing smaller side roads

o] Increase in parking pressure and inadequate parking provision

o] Inadequate public transport provision in area

o] May need to reduce speed limit

o] Tunnel proposed for re-opening was filled with cement to prevent the road
from subsiding

o Hawthorn Avenue is unsuitable for a cycle route due to the surface

ECOLOGICAL/ARBORICULTURAL/OPEN SPACE
o] Impact on wildlife and the natural environment

o] Loss of trees, hedgerows and grassland

o] Impact on birds and newts

o} Light pollution would impact on habitats

o] Lack of landscaping and open space

DRAINAGE

o] Impact on drainage as there are existing flooding issues

o] Cumulative impact on drainage and flood risk from this and other proposed
developments

o Existing drainage and sewers would not be able to cope

o} Increased risk of flooding

o} Risk of surface water flooding

o} Subsurface clays mean that existing drainage is poor

o] Proposed subway would flood and become impassable

o] Increase in hard-surfacing would require new and improved drainage systems
o] Fields required to be retained to hold flood water

o] Proposed drainage system would be inadequate/inappropriate

o) Information submitted in the flood risk assessment is out-of-date, erroneous,
inadequate and misleading

o] Ainspool Brook is prone to flooding, particularly around Churchtown and not
suitable to take surface-water from the development

o] Existing capacity levels not considered

o} If the existing culvert is not maintained it would lead to flooding of existing

homes and compensation claims

CONSTRUCTION

o] Damage, disruption and congestion during construction

OTHER

o} Impact on tourism in Garstang

o] Impact on property values

o} A one-off payment towards infrastructure provision/improvement is
insufficient, payments should be ongoing

o] Wyre has not agreed its Community Infrastructure Levy

Potential for commercial competition

Disturbance during construction

Structural impact on listed bridges

Security concern from underpass walkways and potential for litter, anti-social
ehaviour, noise and graffiti

The underpass would not be safe, particularly for women

Increased crime/reduced security
o] Removal of existing A6 embankments would facilitate access and trespass
into the properties on the eastern side of the A6
o] Potential for youths to congregate

O O0OUoTOOO0OOo



o] Permitted development rights may enable the character and format of the
development and the types of uses to change resulting in impact that has not been
properly considered.

o] There has been a lack of consideration of impact on neighbouring parishes
o] Mandatory impact tests have not been carried out

7.3 Two letters of objection have been received from Ben Wallace MP. One
provided a copy of a group representation and reiterating his concerns to the
previous application. The second raised additional concerns. Together the following
issues were noted:

o] Excessive density of development

o] Need for high-quality design reflecting local character

o] Need to maintain traffic flows along the A6

o] Impact on congestion

o] The provision of a new roundabout would be contrary to national and regional
transport route strategy.

7.4 A letter has been received from Lancashire North Clinical Commissioning
Group (CCG) who raise concerns about the planned housing developments along
the A6 corridor and the impact that this will have on primary care provision and
demand for other health care provision like community services including district
nurses. Any substantial increase in population will have a huge impact on these
practices. The CCG would expect that prior to any plans to build these houses being
progressed, the impact that this would have on the ability to provide appropriate and
safe healthcare is fully assessed.

7.5 A letter has been received from Windsor Surgery (Garstang Medical Centre).
This provides background information on the impact on Primary Care health services
which will occur following the inevitable increase in patient list sizes due to the
proposed housing developments around Garstang. There is no further scope for
innovative working within its building to free up more space or facilitate increased
capacity of work. There is a fear they will be unable to provide adequate care, given
their current limits on Primary Care provision. They are aware they will now be
hamstrung by the resultant massive increase in list size which will be generated by
these housing developments. They would submit that any planning for further
housing development should have adequate provision to meet the healthcare needs
of the local population. They would support any levy of funding which allowed this to
happen in the Garstang area.

7.6 The letters of support comment that:

Highway issues have been considered

Traffic in the area is not heavy compared to elsewhere

The roundabout serving the Barton Grange garden centre works well

The cycle track is a good idea

Development should be focused in Garstang

The scheme would provide an economic boost to businesses and support the
town centre

OO0OO0OO0OO0OOo

o] The scheme would provide affordable housing and enable young people to
remain in the area

o] The development would provide employment

o] The scheme would provide development without impacting upon the historic
core of the town

o] It would represent beneficial use of derelict land

o] The development would be sustainable



It would encourage investment

The development would sustain and rebalance the local community
Represent sustainable development

It is possible to have development and maintain character

More residents will help to fund and support local services
Garstang should be accessible to younger people

The site is accessible

The scheme would improve unused landscape and create areas for
recreation

o} It would have biodiversity benefits

O O0OO0OO0OO0OO0OO0ODOo

7.7 Two of the representations have been submitted on behalf of the Nateby
Fields Neighbourhood Group in the form of detailed reports. The issues raised in
these reports are summarised above and addressed within this case officer report.

7.8 One of the representations is a detailed submission by SCP a transport
planning consultancy. This has been considered by LCC who

7.9 Members are respectfully reminded that preference for alternative schemes,
loss of view, potential impact on property value and matters of commercial
competition are not valid planning considerations. Whilst the number of
representations received has been stated, Members are respectfully advised that
officers are aware that this number includes a level of duplication. Examples would
be representations sent in by email with an identical paper copy then received via
post, identical letters being submitted by multiple members of the same household,
and individual respondents sending in multiple representations.

8.0 CONTACT WITH THE APPLICANT/AGENT

8.1 Dialogue has been maintained with the applicant's agent throughout the
application process.

9.0 ASSESSMENT

©
—

The main issues are considered to be:

Principle of sustainability

Principle of development

Housing land supply

Impact on the countryside

Loss of agricultural land

Acceptability of residential development
Acceptability of industrial development
Acceptability of commercial development
Housing mix and density of development
The impact on local infrastructure and the need for planning obligations
Impact on existing residential amenity
Landscape and visual impact

Heritage impact

The impact on highway safety

Ecological and arboricultural impacts
Flood risk and drainage

Air quality

Land contamination

Other

OO0OO0O0O0OO0OD0O0O0O0O0O0OO0OO0O0ODO0OO0OO0OO0OO0



o} Assessment of sustainability and the planning balance
PRINCIPLE OF SUSTAINABILITY

9.1 The National Planning Policy Framework makes it clear at paragraph 6 that
the purpose of the planning system is to contribute to the achievement of sustainable
development. Sustainability comprises economic, social and environmental
dimensions. The Framework as a whole sets out a presumption in favour of
sustainable development. With regard to planning decision-taking, paragraph 14
explains that this means approving proposals that accord with the development plan
without delay or, where the development plan is absent, silent or out of date, granting
permission unless either the adverse impacts of doing so would significantly and
demonstrable outweigh the benefits, or where the Framework specifically indicates
that development should be resisted. The three dimensions of sustainability have
been considered as part of the assessment of this application as detailed below.

PRINCIPLE OF DEVELOPMENT

9.2 The application site falls outside of the boundary of Garstang and within an
area of designated Countryside as identified on the Proposals Map to the adopted
Local Plan. Saved Policy SP13 of the Plan is relevant. This policy seeks to restrict
development within the Countryside other than that essential in relation to farming
and uses appropriate in a rural area; affordable housing provision; the re-use of listed
and institutional buildings; conversions; and small infill developments. The intention
behind the policy is to protect the inherent rural character and quality of the
Countryside by steering development towards existing settlements.

9.3 Whilst Policy SP13 is a saved policy of the Local Plan, it must be considered
in light of the National Planning Policy Framework which is a more recent expression
of planning policy published in March 2012. The Framework makes it clear that the
purpose of the planning system is to contribute to the achievement of sustainable
development. At paragraph 14, the Framework sets out a presumption in favour of
sustainable development and states that where relevant policies in a local
development plan are out-of-date, planning permission should be granted unless the
adverse impacts of doing so would significantly and demonstrably outweigh the
benefits when assessed against the policies in the Framework taken as a whole.
Further into the Framework and with regard to housing delivery, paragraph 49
explains that policies for the supply of housing should not be considered to be up-to-
date if the local planning authority cannot demonstrate a five year supply of
deliverable housing sites. The recently published Wyre Settlement Study places
Garstang fourth in the rank of borough settlements and first in the rank of settlements
along this A6 corridor. As this ranking is based on considerations of size,
accessibility, services, facilities and employment opportunities, it is considered to be
valid indication of sustainability.

HOUSING LAND SUPPLY

9.4 The Framework expects Local Planning Authorities to identify a five year
housing land supply plus an appropriate buffer to ensure choice and competition in
the market. The housing requirement for the borough originally identified in the
adopted Local Plan was set out in policy H1. This was then superseded by Policy L4
of the North West Regional Spatial Strategy (NWRSS). The NWRSS was revoked in
May 2013. As the emerging Local Plan is not yet adopted, there is no up-to-date
housing requirement for the borough set out in the Development Plan. The Fylde
Coast Housing Market Assessment (SHMA) 2013 and subsequent updates represent



the most up-to-date assessment of objectively assessed housing need. The Council
has accepted a housing need of 479 new dwellings per annum between 2011 and
2030. Current indications are that Authority is not able to identify sufficient deliverable
sites to provide a five year supply of housing land based on this objectively assessed
requirement. On this basis, the restrictive approach toward new development in the
Countryside as set out in Policy SP13 of the Local Plan must be considered to be
out-of-date.

9.5 Paragraph 47 of the Framework makes it clear that one of the government's
key objectives is to significantly boost the supply of housing with paragraph 17 noting
that every effort should be made to objectively identify and then meet the housing
needs of an area. This application proposes the development of up to 269 new
homes. This would represent a substantial quantitative contribution towards meeting
the boroughs housing requirement and providing new homes in the local area. As
such, it is a consideration that weighs strongly in favour of the application.

IMPACT ON THE COUNTRYSIDE

9.6 Notwithstanding the position with regard to housing need, the supporting text
to Policy SP13 makes it clear that the overall intention of the policy is to protect the
inherent character and qualities of the Countryside. This intention accords with the
Framework to the extent that paragraph 17 of the Framework expects new
developments to take account of the different roles and characters of different areas,
with decision-makers recognising the intrinsic character and beauty of the
countryside. However, whilst paragraph 17 expects due consideration to be given to
countryside areas, it nevertheless places heavy emphasis on the need for the
planning system to proactively drive and support sustainable economic development,
including the delivery of new homes, businesses and infrastructure.

9.7 The Council's emerging Local Plan went through a period of public
consultation on identified issues and options between 17th June and 7th August
2015 but is still at a relatively early stage of development. Nevertheless, there is an
acknowledgement that some development will have to take place on land that is
currently designated as countryside around existing centres in order for the boroughs
housing needs to be met and sustainable economic growth to be delivered in line
with the requirements of the National Planning Policy Framework. It is therefore
inevitable that the character of the wider countryside will experience some erosion at
the boundaries with urban areas.

9.8 The site does not lie within open countryside and is not remote from an
existing centre. Instead it is bounded by the A6 to the east with the main body of
Garstang beyond. Nateby Crossing Lane bounds the site to the west with Croston
Barn Lane to the north. There is an existing marina complex and caravan park to the
west of the site and some, limited development to the south. Whilst the land
immediately to the north is largely open, there is some development beyond that in
the form of the caravan park and hotel complex that sit between the A6 and
Cockerham Road. It is acknowledged that the development proposed is of a major
scale that would undoubtedly change the character of the immediate area. However,
it would be viewed against the backdrop of the surrounding land uses and road
network. As such, the development of the land is considered to represent less of a
clear incursion into open countryside and more of a logical rounding of the settlement
of Garstang, with Nateby Crossing Lane defining the western boundary of the town.
Extensive areas of open countryside exist around Garstang, particularly to the west
and, should the land be developed, the town would still remain as a clearly
identifiable urban centre within open countryside.



9.9 When considered in context as outlined above, it is considered that the
development proposed would not substantially compromise the wider character and
function of the countryside in this area of the borough. It is recognised that the
scheme would have a substantial but localised impact on the character of the
application site itself and the area immediately surrounding it. This localised impact
would weigh against the proposal.

LOSS OF AGRICULTURAL LAND

9.10 The Agricultural Land Classification system splits agricultural land between
five grades with grade 3 further subdivided into grades 3a and 3b. Land grades 1, 2
and 3a are considered to be best and most versatile.

9.11 Paragraphs 17 and 111 of the Framework encourage the effective use of land
through the re-use of 'brownfield' land that has been previously developed.

Paragraph 112 expects local authorities to take account of the economic
benefits of the best and most versatile agricultural land and, where significant
development of agricultural land is demonstrated to be necessary, areas of poorer
quality land should be used in preference to that of higher quality. The Framework
itself does not provide a definition of 'significant development' but, as DEFRA must
be consulted on schemes that result in the loss of 20 hectares or more of agricultural
land, this can reasonably be considered to be a recognised threshold.

9.12 The application site comprises grade 3 agricultural land. The assessment
submitted in support of the scheme is simplistic as it is based purely on observation
rather than site investigation. Nevertheless, it reports that the majority of the site is
likely to fall within classification 3b. In any event, at 15.62 hectares in area, the
application site would fall short of the recognised threshold for a significant
development. As such, there would be no requirement for the applicant to
demonstrate that the scheme could not be accommodated on land of lesser
agricultural quality. Furthermore, the government's aim of minimising the loss of best
quality farmland must be viewed in the context of the overall quality and availability of
farmland in any given district. There are very large expanses of grade 2 agricultural
land to the south and west of the application site and much of the rest of the borough
outside of the Bowland Fells and urban areas is grade 3. Consequently, the
development of the site would not be significantly detrimental to the borough's supply
of quality agricultural land and the loss that would result would not weigh significantly
against the proposal. It must be noted that the Framework does not set out a
presumption against the development of greenfield sites.

ACCEPTABILITY OF THE LAND USES PROPOSED

9.13 The layout of the site is not a matter for consideration at this stage.
Nevertheless, the application seeks outline permission for a range of different land
uses as part of a mixed use development. On this basis, and notwithstanding the
sites established Countryside designation, the acceptability in principle of these land
uses must be assessed.

RESIDENTIAL DEVELOPMENT

9.14 The application site falls within designated Countryside but is otherwise
unallocated on the Proposals Map to the adopted Local Plan. As such, it is not
safeguarded for a particular use. The site is bounded by roads including the A6 on all
sides with the main body of Garstang to the east and low-intensity leisure uses to the



west. There are some small scale business and farming operations in the area. A mix
of uses, including some industrial and commercial floor space, is proposed on the
site. However, this degree of proximity between different land uses is not unusual
within established settlements. Furthermore, paragraph 17 of the Framework, whilst
advocating that all new schemes safeguard residential amenity, also promotes mixed
use developments that make best use of available land and support patterns of
growth that enable fullest use of sustainable transport modes.

9.15 A noise assessment has been submitted as part of the application that
considers the potential impact on occupants of the houses proposed from local noise
sources, including the A6 which is identified as the primary potential source of noise
nuisance. This assessment considers that residential amenity could be adequately
safeguarded from general noise sources through the incorporation of normal
mitigation measures, such as suitable glazing, at detailed design stage. In order to
mitigate potential noise nuisance from the A6, the erection of a solid barrier is
recommended. However it is acknowledged that the necessary specifications of such
a barrier would be dependent upon the site layout ultimately proposed. Conditions
could be attached to any permission granted to require these details to be agreed
prior to the commencement of development. The Council's Environmental Protection
team has assessed the application submitted and has not raised any objection but
has requested the imposition of a number of conditions to safeguard residential
amenity. No other constraints are identified that would render residential
development fundamentally unacceptable. Consequently, and notwithstanding the
sites Countryside designation, residential development of the land is considered to
be acceptable.

EMPLOYMENT DEVELOPMENT

9.16 Paragraphs 17 and 18 of the Framework set out the need for the planning
system to proactively drive and support sustainable economic growth to create jobs
and prosperity. The application proposes 9,489sq m (gross) of employment floor
space over an area of 3.6ha which includes the proposed convenience store and
coffee shop. This is a notable reduction from the previous application and would also
be restricted to classes B1a and B1c with no research and development (B1b),
general industrial (B2) or warehousing and distribution (B8) provision. The 2012
Wyre Employment Land and Commercial Leisure Study recommended the inclusion
of the application site in the borough's proposed future employment land portfolio as
having potential for mixed use development. It was recommended that half of the
site, or approximately 6.8ha, be given over to employment uses. The current
application proposes only 3.1ha of employment land which equates to some 19%.
Whilst this is less than that recommended by the study, it nevertheless constitutes
the provision of valuable employment land and is considered to be acceptable in
order to enable the delivery of additional residential development to meet the
boroughs housing needs.

9.17 In accordance with the requirements of paragraph 26 of the NPPF, the
applicant has submitted an Office Impact Assessment. This has considered the town
centres of Garstang, Poulton, Cleveleys, Fleetwood, Kirkham, Lytham, St. Annes,
Longridge and Broughton. In all instances it is considered that the lack of a
competing office offer in these locations would prevent any unacceptable impacts on
the vitality and viability of the centres. It is also noted that local demands are different
in Longridge and that a Local Plan commitment is proposed in Poulton. With regard
to Blackpool and Preston, it is noted that in both cases there is a strong, long-term
Council commitment to future office development as part of wider regeneration plans
for those centres. It is also suggested that the target markets would be different to



those of the application site. In light of the above, and notwithstanding the sites
inclusion in the boroughs employment portfolio, no unacceptable impacts on
surrounding centres arising from the provision of office floor space is anticipated.

9.18 Itis considered that appropriate conditions could be attached to any
permission granted and attenuation measures agreed in order to avoid noise
nuisance to local residents. Conditions should also be attached to any permission
granted to secure the delivery of the employment floor space. No other constraints
that would preclude employment development are identified and so, notwithstanding
the Countryside designation, this land use is considered to be acceptable.

COMMERCIAL DEVELOPMENT

9.19 Up to 495sq m of retail floor space is proposed along with up to 300sq m of
café/restaurant. This provision is intended to meet the local shopping needs of the
development proposed whilst also providing opportunities for local residents to
socialise and interact. In this respect, the provision of commercial floor space would
be in-line with the governments support for mixed use developments as set out in
paragraph 17 of the Framework. It would also accord with the requirement set out
under paragraph 70 for local authorities to plan positively for the provision and use of
shared space, community facilities (including local shops, meeting places, sports
venues, cultural buildings, public houses and places of worship) and other services to
enhance the sustainability of communities and residential environments. An
integrated approach to the location of housing, economic uses, community facilities
and services is advocated to increase opportunities for social interaction and reduce
the need to travel.

9.20 Notwithstanding the governments support for mixed use developments,
section 2 of the Framework acknowledges the need to ensure the continued viability
of existing town centres in order to maintain the sustainability of existing, established
communities. Paragraphs 24 and 27 stipulate that main town centre uses must be
located in accordance with the sequential test and that proposals that would have a
significant adverse impact on the health of existing centres should be resisted. As
advocated by the Framework and in the interests of safeguarding the vitality and
viability of existing centres in Wyre, the Council has adopted a floor space threshold
for development above which any proposal must be supported by a retail impact
assessment. This threshold is 500sgm gross retail floor space.

9.21 In considering the acceptability of the commercial floor space proposed,
officers have been mindful of the need for a pragmatic approach. Whilst there is no
overall quantitative need for additional convenience retail floor space, it is recognised
that small-scale facilities to meet local, day-to-day shopping needs are inherently
sustainable. It is also noted that new, large-scale developments may justify the
creation of new centres in order to meet the needs they generate.

9.22 Nevertheless, in order for the retail floor space proposed to be considered
acceptable in terms of the NPPF, the requirements of the sequential test must be met
and it must be demonstrated that the scheme would not have a significant adverse
impact on the health of Garstang Town Centre. The applicant has undertaken a
review of comparable, available sites within or on the edge of the town centre and
identified only one unit. However, as this is restricted to A4 use it is not considered
suitable for the development proposed. No other sequentially preferable sites within
the catchment area are identified and officers are not aware of any alternative
options. On this basis the sequential test is passed and the principle issue becomes
one of impact.



9.23 Paragraph 26 of the NPPF requires the submission of a retail impact
assessment for retail developments in excess of 2,500sq m or any locally set
threshold. In April 2015 the Council adopted a local threshold of 500sq m, above
which a retail impact assessment is required. The applicant has confirmed that the
area of retail floor space proposed as part of this application would not exceed 495sq
m. As such, no retail impact assessment is required. Given the limited scale of retail
development proposed, it is likely that it would serve a predominantly local, walk-in
catchment. As such, no unacceptable impacts upon the health or viability of Garstang
Town Centre or any other established shopping centres are anticipated. On this
basis, the retail floor space proposed as part of the scheme is considered to be
acceptable.

HOUSING MIX AND DENSITY OF DEVELOPMENT

9.24 The application is for outline planning permission only with the details of the

layout of the site to be considered at a later date as a reserved matter. However, the
submitted Design and Access Statement presents the constraints and opportunities

relating to the site and explores potential design solutions. An indicative masterplan

has been provided to indicate how the development could be delivered.

9.25 Parameters of scale for the different land uses proposed have been provided.
The site covers an area of 16.6ha. Approximately 9.3ha would be residential. Some
3.6ha would be given over to employment and commercial uses with a further 3.7ha
taken up by the proposed highway improvement works and the pedestrian/cycle
route and green corridor along the existing, disused railway line.

9.26 Itis proposed that up to 269 homes could be accommodated on the site.
Whilst not a matter for agreement at this stage, a mix of house types and tenures is
proposed. This is considered to be acceptable in principle and would accord with the
requirement of paragraph 50 of the Framework for local authorities to deliver a mix of
house types, sizes and tenures to meet local demand. Final details of housing mix
would be agreed as part of a future reserved matters application should this proposal
be supported.

9.27 The existing housing stock in Garstang is dominated by detached and semi-
detached properties with relatively small pockets of terraced homes and apartments.
The majority of properties benefit from reasonably sized gardens. The average
housing density in the area immediately to the east of the A6 from the application site
is approximately 30 dwellings per hectare. The provision of up to 269 homes over an
area of 9.3ha would generate a housing density of some 29 dwellings per hectare on
the application site. This is considered to be reasonable. Furthermore it is noted that
areas of differing densities are proposed to give the scheme a more organic fee and
better reflect the variation seen within the main body of Garstang.

9.28 As previously stated, this is an application for outline planning permission that
only seeks to agree the matter of access at the current time. In basic terms, this
means that the applicant wishes to establish the principle of development on the site,
and that the means of access shown would be acceptable to serve up to 269 new
dwellings and the other uses proposed. The details of the layout of the development
are not a matter for consideration at this stage. Consequently, whilst the indicative
information provided at this stage is considered to be acceptable, the details of layout
and final housing numbers, mix and density would be a matter to be agreed at
reserved matters stage.



INFRASTRUCTURE AND OBLIGATIONS

9.29 A development of this scale would typically generate requirements for
affordable housing, education provision and public open space. It is acknowledged
that the development will have implications for health infrastructure but at present
there is no mechanism adopted by the CCG that identifies the requisite health
infrastructure needs arising from development nor how that can be equitably funded
by developers in accordance with National Planning Practice Guidance and the CIL
Regulations.

9.30 Paragraph 50 of the Framework expects local authorities to identify affordable
housing needs in their area and then set policies to meet this need on site unless off-
site provision or a financial contribution can be robustly justified. There are no saved
policies in the adopted Local Plan that relate to affordable housing provision.
However, the Council has undertaken an affordable housing viability study that has
revealed a 30% rate of provision to be financially viable within the borough. This level
of provision is considered to be appropriate as part of the proposed development and
the applicant has indicated agreement in principle. As this is an outline application
that does not seek to establish a final housing total or mix, the details of the
necessary affordable housing provision cannot be considered at this stage. A
condition would therefore need to be attached to any permission granted to secure
an appropriate scheme of affordable housing provision.

9.31 Lancashire County Council, as Local Education Authority, has calculated that
the development proposed would generate a requirement for an additional 102
primary school places at a cost of £1,374,402.06 and 20 secondary school places at
a cost of £406,071.80. It is proposed that these additional places would be provided
through the expansion of Garstang Community Primary School and Garstang
Community Academy. These calculations may change once accurate bedroom
information becomes available. Financial contributions toward education provision
are ordinarily secured through a section 106 legal agreement and, should the
Committee be minded to support the proposal, officers would seek to complete such
an agreement before a formal decision is issued.

9.32 Policy H13 of the adopted Local Plan requires public open space to be
provided within new residential developments and stipulates a rate of provision of
0.004ha per dwelling. This scheme proposes up to 269 new homes which would
equate to a public open space requirement of 1.08ha. Whilst layout is not a matter for
detailed consideration at this stage, the indicative plans provided with the application
show sizeable areas of ecological enhancement land and it is evident that the
requisite amount of public open space could be provided on-site alongside the built
development proposed. As such, it is considered that the requirements of Policy H13
could be met.

IMPACT ON EXISTING RESIDENTIAL AMENITY

9.33 As set out above, and notwithstanding the countryside designation of the site,
the land uses proposed are considered to be acceptable in principle. It is considered
that conditions could be attached to any permission granted that would prevent noise
and odour nuisance from the proposed employment and commercial uses from
having an unacceptable impact on the amenities of nearby neighbours.

9.34 The illustrative layout plan supporting this application shows linear public
open space along the old railway line from Nateby Crossing Lane to the A6, with a
combined footway/cycleway through to Derbyshire Avenue. This route would utilise



the existing railway bridge that passes under the A6 and directly link the site to the
public open space on Derbyshire Avenue. Concerns have been raised that this link
would lead to a loss of privacy and noise disturbance for existing residents in the
area of the underpass link. The footway/cycleway proposed would link through to
existing highway that is already open to public access. Consequently, whilst the level
of pedestrian and cyclist traffic may increase, this is an inevitable result of
development and it is not considered that the Council could reasonably resist the
proposal on this basis.

9.35 Scale and layout are not matters for consideration at this stage and it is
recognised that the application site is separated from the main body of Garstang by
the AG. There is a residential property immediately adjacent to the site but the
Council has adopted standards, as set out in supplementary planning guidance, that
stipulate the minimum separation distances that must be achieved between
properties in order to safeguard residential amenity and these could be secured at
reserved matters stage. As such, no unacceptable amenity issues are anticipated.

LANDSCAPE AND VISUAL IMPACT

9.36 Paragraph 109 of the Framework states that the planning system should
contribute to and enhance the natural and local environment by protecting and
enhancing valued landscapes. Paragraph 17 expects decision-makers to recognise
the intrinsic character and beauty of the countryside. The site currently comprises
undeveloped agricultural land and falls within National Character Area 32: Lancashire
and Amounderness Plain and within landscape type 15d: The Fylde Coastal Plain as
identified in the County Council's Landscape Strategy for Lancashire. The area is
characterised as a relatively flat to gently undulating patchwork of pasture and arable
fields defined by clipped hawthorn hedges, with blocks of woodland, drainage ditches
and many man-made features evident. The landscape is typical of post-medieval
enclosure and is distinctly rural. It is noted that the landscape characteristics of the
site are not unique within the wider area.

9.37 No landscape and visual appraisal has been submitted with the application.
However, it is evident that the site includes features of landscape significance
including ditches and historic field boundaries marked by established trees and
hedgerows. The submitted Design and Access Statement notes that existing trees
and hedgerows would be retained wherever possible as part of the development.
This would accord with the Landscape Strategy for Lancashire and could be secured
as part of an agreed site layout at reserved matters stage should the scheme be
supported. Nevertheless, should development take place, the open character of the
site and any landscape value would be lost.

9.38 The site is relatively flat and is bound by rural roads to the west and north and
by the A6 to the east. The canal runs to the south. The development proposed would
be clearly visible from the canal and all approaches and would form a dominant part
of the local landscape. It is acknowledged that it would have a significant, albeit
localised, visual impact. However, from the open countryside to the west the
development would be viewed against the backdrop of the A6 and the main body of
Garstang. There is already limited development to the south of the canal and the
west of Nateby Crossing Lane. As such, the context of the site is one of an urban
fringe location.

9.39 The design of the proposal is not a matter for detailed consideration at this
stage. The submitted Design and Access Statement indicates that the scheme would
be sensitively designed to be in-keeping with existing properties in the area and that



the features of greatest landscape value would be retained as part of the scheme. As
previously set out, the scale, layout and appearance of the development would be
agreed at reserved matters stage should outline permission be granted. On this
basis, given the location of the site adjacent to the A6 and the main body of
Garstang, and given its limited inherent landscape value, it is not considered that the
visual impact of the proposal would be sufficiently detrimental to the wider landscape
so as to weigh heavily against the application. Members are respectfully reminded
that the potential for loss of view does not constitute a valid reason for refusal.

HERITAGE IMPACT

9.40 The Lancaster Canal runs immediately to the south of the site. The bridge that
carries Nateby Crossing Lane over the canal is called Cathouse Bridge (no. 64) and
is a grade |l Listed Building. The Cathouse By-Pass Bridge (no. 63B) carries the A6
over the canal and is not listed. The impact of the proposal on this heritage asset and
the canal has been considered as part of this application in accordance with
paragraphs 128-138 of the NPPF and the duties under the Planning (Listed Buildings
and Conservation Areas) Act 1990.

9.41 Itis noted that canals typically pass through both urban and rural areas and
this inherent linking of place is a key aspect of their character and function. Whilst
Cathouse Bridge would have once sat in isolation in open countryside, the
encroachment of suburban housing in recent years has eroded this historic rural
setting. It is recognised that canal-side residential development is not an unusual in
the area. Given the separation between the edge of the development site and
Cathouse Bridge and the potential for intervening landscaping to be provided, it is
considered that the appearance and significance of the designated heritage asset
would be sustained with no further erosion of the setting. In order to ensure that no
unacceptable impact results, a landscaping scheme to include the provision of heavy
standard trees along the southern boundary of the site would be required in order to
screen the bridge from the buildings on site. Any other boundary treatments, such as
fencing, would need to reflect the rural character of the site in appearance.

9.42 The Canal and Rivers Trust have raised concern over the potential for
physical damage to bridge no. 64 from traffic and previously requested additional
information from the developer to assess this potential impact and demonstrate that
adequate protection would be provided. However, as this bridge already forms part of
the public highway, this was not considered to be necessary and the applicant
instead proposed the imposition of a condition to any permission granted that would
require construction traffic to access the site from the A6. The Canal and Rivers Trust
has confirmed that this would be acceptable. As such and subject to the imposition of
suitable conditions on any permission granted to protect the canal from damage and
contamination and require appropriate planting, no unacceptable impacts on the
value of the local heritage assets are anticipated.

IMPACT ON HIGHWAY SAFETY

9.43 Vehicular access to the site is proposed to be from three access points. The
main point of access would be a new, four-arm roundabout on the A6 immediately to
the north of the former railway line. The existing A6 would form the eastern arms of
this roundabout with two spurs giving access to the west into the site. The more
northerly of these would serve the proposed employment area with the remaining
spur providing residential access. This last spur would bisect the site and create a
vehicular access through to Nateby Crossing Lane. This junction on Nateby Crossing
Lane would be the second vehicular access point to the site with the third further to



the north on Nateby Crossing Lane. Pedestrian/cycle access points would be
available into the site from Nateby Crossing Lane at the point of the former railway
line and to the south near to the canal. Pedestrian/cycle access points to the
proposed employment area are also indicated on Croston Barn Lane and the AG. It is
considered that the through-road would improve links to the Garstang and Bridge
House Marinas, thereby reducing traffic on the Nateby Canal Bridge and Croston
Barn Lane. The existing railway line would be converted into a pedestrian/cycle
access path with a subway under the A6 linking to Derbyshire Avenue to the east.
This would improve links between the site and beyond into Garstang.

9.44  The matter of site layout is not for consideration at this stage and so the
details of the road network within the site are not subject to assessment as part of
this application. These would be considered by Lancashire County Council as Local
Highway Authority at reserved matters stage through the assessment of layout.
Suitable parking provision for the development could also be secured at this stage.

9.43 A transport assessment has been submitted and is considered to be based on
robust data. The methodology and modelling of traffic growth is suitable. The
residential trip rates used are in-line with those used on other applications and the
employment trip rates used are acceptable. The consideration of traffic distribution
takes the wider network and junctions along the A6 into account. As such, no
objection is raised against the information submitted.

9.44  With regard to highway capacity and safety, concerns were initially raised in
respect of the previous application ref. 14/00458/OULMAJ. Similar concerns were
also raised in respect of two other major-scale applications pending consideration at
that time at Joe Lane and Daniel Fold Lane in Catterall (refs. 14/00561/OULMAJ and
14/00681/OULMAJ). In response, Lancashire County Council as the Local Highway
Authority developed a scheme of highway improvement works that would extract
additional capacity from the road network and therefore adequately mitigate the
increase in traffic generated by the scheme. As members will be aware, planning
permissions have since been granted at Joe Lane and Daniel Fold Lane but the
previous scheme on the application site was refused. Whilst the proposals at Joe
Lane and Daniel Fold Lane would take up part of the additional capacity that would
be created through the highway improvement works identified by Lancashire County
Council, some additional capacity would remain.

9.45 Members will be aware that there is considerable pressure for new residential
development within the A6 corridor evidenced by what has already been approved
within the last few years and the current number of applications as listed in Table 1 of
the introductory report to this agenda. Following the refusal of the previous
application on this site and in recognition of this pressure, LCC has undertaken a
review of the previous 2015 junction modelling (J1 M55). Further analysis has taken
place since November 2016 which has allowed LCC to review their position in
regards to the impact of development on this junction. It is LCCs current position that
a limited amount of development may be able to be accommodated (equating to 176
two way trips at J1) subject to contributions to improve that junction. Funding has
already been committed from two previously approved major developments and
developments approved now will contribute towards the present shortfall. LCC
confirm that there is further limited capacity within the corridor that can support the
application proposal but where resolutions to grant planning permission would result
in committed development that would result in a cumulative number of two way trips
exceeding 176 at J1 of the M55, then that development should only be approved
subject to the grant of planning permission for J2 of the M55 and the Preston
Western Distributor Road (PWD).



9.46 Itis understood that the highway improvement works required to maximise
the available capacity at J1 of the M55, and to maximise sustainable travel along the
A6 corridor, are yet to be fully detailed but have nevertheless been identified in the
form of six initiatives that have been agreed in principle with Highways England.
These initiatives have been set out in the introductory report and have been costed.
They were originally developed in 2015 in response to the initial applications at Joe
Lane, Daniel Fold Lane and Nateby Crossing Lane and have been further developed
to increase the available capacity within the A6 corridor. To ensure that for each
approved development, the requisite contribution to one or more of the identified
initiatives are fairly and reasonably related in scale and kind and related to the
development itself, LCC are now proposing that the details of the contributions and
initiatives to which the contributions should be made, are calculated once the
applications have been determined by members to ensure that each scheme is
acceptable having regard to risk, deliverability, phasing of development, and trigger
points.

9.47 Itis acknowledged that local residents have raised concerns in relation to
highway safety in relation to the local network, particularly for pedestrians and
cyclists. Subject to the necessary highway works identified as part of the six
initiatives, it is considered that all of the local junctions that would be affected by the
scheme, including those at the signalised junction to the north, the Moss
Lane/Longmoor Lane junction and the A6/A586 junction, would operate within
capacity. The new roundabout proposed on the A6 would provide an acceptable,
suitable and safe means of access to the site and would provide alternative routing
options for some motorists using the signalised junction to the north. Whilst it is
recognised that roundabouts can present difficulties for cyclists, adequate alternative
routing options would be available and so the proposals are considered to be
acceptable. It has been confirmed that the roundabout could be designed to provide
appropriate visibility splays and the necessary site stopping distances. The two
priority junctions proposed on Nateby Crossing Lane are also judged to be
acceptable in principle and it is considered that appropriate solutions could be agreed
at detailed design stage. Speed limits in the local area will have to be reviewed.
Subject to appropriately worded conditions to agree the details of the access points,
no unacceptable impacts on local highway capacity or safety are identified.

9.48 The A6 is acknowledged as a clear barrier to movement and sustainability is a
key consideration. Measures to improve connectivity between the site and local
facilities in Garstang are proposed, principally among which is the proposed
pedestrian and cycle underpass beneath the A6. Other highway improvement works
to improve and encourage sustainable travel are proposed as are the development of
a Framework Travel Plan and the improvement of public transport facilities. The
provision of new and upgraded bus stops would be required and a shuttle bus or
other equivalent solution would be required to link the site to Garstang, including the
medical centre and primary school on Kepple Lane. To maximise the sustainability of
the proposal, it is considered that the underpass and link road must be delivered prior
to first occupation, and that the delivery of the retail and commercial uses be phased
appropriately as they have the potential to reduce the need to travel. Shared
pedestrian and cycle routes would be required through the site and would be agreed
as part of layout at reserved matters stage should outline permission be granted.
Adequate estate roads and parking provision could also be secured at reserved
matters stage.

9.49 Itis acknowledged that the development proposed would increase traffic on
the local and wider highway network. To mitigate this impact, a range of highway



improvement works and initiatives have been identified by Lancashire County
Council as the Local Planning Authority. These would be secured as appropriate
through S106 and S278 legal agreements. Subject to these measures, it is not
considered that the scheme would have an unacceptably impact on highway capacity
or safety on either the local or wider network. As set out above, it is considered that
the means of access proposed to the site would be acceptable, suitable and safe.
Paragraph 32 of the NPPF makes it clear that development proposals should only be
refused on transport grounds where the residual cumulative impacts are severe. In
light of the above, and subject to the necessary legal agreements and conditions set
out below, it is not considered that the scheme would have a severe impact upon the
safe operation of the highway network. As such, it is not felt that the application could
reasonably be refused on highway grounds.

ECOLOGICAL AND ARBORICULTURAL IMPACT

9.50 The site comprises mostly poor, semi-improved grassland with hedgerows
and ditch field boundaries and some mature trees. The latter are of some local nature
conservation value. The ecological information submitted is considered to be
acceptable. The site is adjacent to the Lancaster Canal Biological Heritage Site. It
supports amphibians and has the potential to support great crested newts, nesting
birds and foraging and commuting bats.

9.51 As the site includes suitable terrestrial habitat for newts, and as a breeding
population exists within 500m, a Natural England licence would be required for the
works proposed. It must be shown that the development is in over-riding public
interest, that there is no satisfactory alternative, and that the derogation that would
result would not be detrimental to the maintenance of the species. With regard to the
first test, it is acknowledged that the Council cannot demonstrate a 5yr supply of
housing land as required by the NPPF and that the development proposed would
make a substantial quantitative contribution towards meeting the borough's housing
requirement. As such, the scheme is considered to be of over-riding public interest.
The applicant has argued that there are no other comparable sites available for
development and, even if there were, the borough would still be in a position of
housing need. Consequently, there are no satisfactory alternatives. Greater
Manchester Ecology Unit has considered the third requirement. It is noted that the
habitat lost would be small and sub-optimal; there would be a relatively low risk of
direct harm; the majority of hedgerows that offer potential shelter could be retained,;
new habitat could be created; and tried and tested methods exist for excluding
amphibians from development sites. On this basis, it is felt that the third test could be
satisfied. In light of the above, it is considered there is no reason to believe at this
stage the application is unlikely to meet the tests for development with regard to
great crested newts. A condition should be attached to any permission granted either
requiring this licence or requiring confirmation that one is not necessary.

9.52 The hedgerows on site are the most important features for bats. The scheme
proposes the retention of most of the hedgerow habitat and further hedgerow could
be created. This will ensure the retention of the main habitat. Before any trees are
removed, the absence of bats and birds must be confirmed by a suitably qualified
ecologist and the trees must be soft-felled. Replacement planting would be required
to compensate for the loss of any trees or hedgerows. Replacement planting should
also be provided along the railway line. This could be secured as part of the
agreement of landscaping at reserved matters stage. There should be no net loss of
waterbodies on the site and a condition could be attached to any permission granted
to this effect. The ecology and quality of the canal and the watercourses on site must
be protected.



9.53 A number of conditions have been recommended for attachment to any
permission granted in order to protect the biodiversity of the site during both the
construction and operation of the development. Additional conditions are proposed to
enhance the biodiversity of the site in accordance with the requirements of the NPPF.
Given the nature of the site and subject to the imposition of these conditions, it is
considered that the development would not have any unacceptable ecological or
arboricultural impacts.

FLOOD RISK AND DRAINAGE

9.54 The application site lies within Flood Zone 1 and therefore has a low
probability of flooding but areas of the site, particularly to the north-east, are
susceptible to surface water flooding. As the site exceeds 1ha in area, a flood risk
assessment (FRA) has been submitted. There is no requirement for the applicant to
demonstrate accordance with the sequential or exceptions tests with regard to flood
risk. The Environment Agency, United Utilities and Lancashire County Council as
Lead Local Flood Authority have considered the application and have not raised any
objection subject to the imposition of appropriate conditions on any permission
granted to require the agreement of foul and surface water drainage strategies.
These strategies should be based on sustainable drainage principles and should
include measures to prevent pollution of existing watercourses.

AIR QUALITY

9.55 The submitted air quality assessment has been considered by the Council's
Environmental Protection team and, based on the information provided, it is not
considered that air quality would represent a constraint to development. It is
requested that conditions be attached to any permission granted to require the
provision of electrical vehicle charging points and the agreement of a dust
management plan to ensure that dust generation does not compromise air quality or
affect residential amenity. As the Council does not have an adopted planning policy
relating to electrical vehicle charging points, it is not considered that a condition
requiring such provision could reasonably be imposed. A dust action plan has been
requested. Subject to this condition, no unacceptable impact on air quality is
anticipated.

LAND CONTAMINATION

9.56 The applicant has submitted a report detailing the findings of an exploratory
investigation of the site but has not provided an initial desk-top report for review. The
information submitted has been considered by the Council's Environmental
Protection team but it is not possible for the exploratory investigation report to be fully
assessed in the absence of a desk-top study. In any event, the investigation has
revealed a need for additional work to be carried out. On this basis it is
recommended that a condition be attached to any permission granted to require the
submission of a desk-top study into land contamination and an exploratory
investigation report as revealed to be necessary. Some of the work carried out to
date would partially satisfy the requirements of any such condition. Subject to the
imposition of this condition, it is considered that any potential issues relating to land
contamination could be adequately addressed and resolved.

OTHER ISSUES



9.57 In respect of mineral safeguarding, the site has been investigated and it is
understood that the mineral resource on site comprises sand and gravel. Policy M2
of the Minerals and Waste Local Plan for Lancashire is only permissive of
development in mineral safeguarding areas where it can be proven that the mineral is
no longer of value; has already been extracted; could be extracted prior to
development or post development; where extraction would be unfeasible or unsafe;
or where there is an over-riding need for the development.

9.58 Lancashire County Council as the Local Minerals and Waste Authority has
assessed the application and the information submitted. It is considered that, by
virtue of the quantity of over-burden present, the quantity of sand and gravel
available, and the depth of the resource, extraction would not be commercially
feasible. Furthermore, and as set out above, it is considered that there is an over-
riding need for the development proposed. Consequently, the scheme would not
conflict with Policy M2 of the Minerals and Waste Local Plan.

9.59 Itis noted that over-head power cables crossing the site. Policy CIS5 of the
adopted Local Plan prohibits developments that would be regularly occupied under
high voltage power lines. The lines crossing the site are supported on wooden
frames rather than metal pylons and are at a lower level. They are understood to be
for local distribution rather than long-distance transmission. On this basis, Policy
CIS5 is not considered to constitute a valid reason for refusal.

ASSESSMENT OF SUSTAINABIILTY AND THE PLANNING BALANCE

9.60 The issues set out above have been considered as part of an assessment of
the overall sustainability and planning merits of the development proposed. The
different economic, environmental and social dimensions of sustainability have been
taken into account as part of this appraisal.

9.61 The land is not safeguarded for employment uses and the loss of agricultural
land that would result is not considered to weigh heavily against the proposal. Whilst
part of the site forms part of a Minerals Safeguarding Area, the extraction of the
mineral resource is not considered to be commercially viable and the need for the
development proposed would out-weigh the loss of access to this resource. Some
employment land would be developed that would contribute towards economic
growth and the support of a strong and competitive economy. This provision would
be in accordance with the Council's published evidence relating to the delivery of
sufficient employment land to meet the boroughs needs and so weights clearly in
favour of the scheme. Employment would be created through the construction
process and future residents would support local businesses and public services.

9.62 The site is not designated for its landscape or environmental value. It is
considered that existing biodiversity could be adequately protected and that
biodiversity enhancement could be delivered as part of an approved development.
The proposal would have a detrimental impact on the character of the immediate
area but limited weight is accorded to this impact in the overall planning balance for
the reasons set out above. The quality of water resources could be satisfactorily
safeguarded and adequate drainage could be provided. It is acknowledged that
natural resources would be used as part of the development process. No
unacceptable impacts on air quality as a result of atmospheric pollution are
anticipated, and it is felt that adequate safeguards could be achieved against any
potential land contamination.



9.63 The proposed development would represent an extension to Garstang. The
Wyre Settlement Study of 2016 has produced a ranking of all of the settlements
within the borough based on their population, accessibility, facilities, services and
employment opportunities. Garstang is ranked fourth and this placement is
considered to be a valid indication of the extent to which the settlement is an
economically and socially sustainable location for new development. The 1999 Local
Plan identified Garstang as the primary main rural settlement and this town is now
identified as a key service centre. Garstang is the only key service centre within the
A6 corridor. As such, of all the settlements in this area, Garstang in itself is
considered to be most able to sustain new development.

9.64 The provision of up to 269 new homes would make a substantial quantitative
contribution towards meeting the borough's housing requirement and this weighs
heavily in favour of the proposal. Affordable housing equivalent to 30% of the total
residential development would be provided along with an appropriate level of public
open space in accordance with the Council's requirements. Financial contributions
towards local education provision would be sought in order to expand Garstang
Community Primary School and Garstang Community Academy and thereby meet
the additional need for school places generated by the development. It is considered
that the heritage assets in the area could be suitably safeguarded and that no
unacceptable impacts on those assets or their settings would result from the
development.

9.65 A mix of uses is proposed. This would support the development of an
integrated, balanced and healthy community by meeting basic needs within the local
area and providing opportunities for social interaction. It would also assist in reducing
the need to travel and would therefore be inherently sustainable in accordance with
paragraph 17 of the NPPF which advocates the promotion of mixed use
developments. However, it is recognised that the connectivity and public transport
services between the site and the services and facilities in Garstang are currently
poor and that pedestrian movement is compromised by the AG. It is acknowledged
that residents would generally have to travel for goods, services and employment
and would be predominantly dependent on use of the private car. This justifies the
need for works to improve both the capacity of the local and strategic highway
network and the provision for sustainable travel modes.

9.66 Itis recognised that capacity issues exist at junction 1 of the M55 and that this
is a limiting factor on development that can be supported within the A6 corridor.
However, a range of improvement works have been identified to both the local and
strategic highway network in order to increase capacity, avoid undue delay and
congestion, and improve facilities for travel by sustainable modes. The available
capacity has been identified to be 176 two-way peak hour traffic impacts before
junction 2 of the M55 and the Preston West Distributor (PWD) Route is committed.
The level of development proposed by this application equates to 108 two-way traffic
impacts. The site is on the edge of Garstang, which is considered to be the most
sustainable settlement to support new development within the A6 corridor. It is
considered to be the joint second most sustainable option in terms of location of all of
the schemes proposed within the A6 corridor. When viewed in isolation and
cumulatively with the other applications being recommended for approval, it could be
supported to come forward on an unrestricted basis i.e. before junction 2 of the M55
and the PWD Route is committed. Please refer to the introductory report for further
detail. It is judged that safe and suitable access to the site could be provided. No
unacceptable impacts on the highway network are anticipated. Consequently, the
scheme in itself is considered to be socially sustainable.



10.0 CONCLUSION

10.1 Inlight of the assessment set out above, and subject to the imposition of the
conditions and planning obligations suggested within the report, the development
proposed is considered to be in accordance with the aims and objectives of the
NPPF and Development Plan and is therefore acceptable. No other material planning
considerations have been identified that would outweigh this view and so outline
planning permission should be granted.

10.2 A full list of conditions will be presented to members on the Update Sheet.
Based on the officer recommendations of all items within this Committee Agenda,
members are advised that this application would not be subject to a Grampian style
condition in relation to Junction 2 of the M55 and the Preston Western Distributor
route being committed before this development could come forward.

11.0 HUMAN RIGHTS ACT IMPLICATIONS

11.1  ARTICLE 8 - Right to respect the private and family life has been considered
in coming to this recommendation.

11.2 ARTICLE 1 - of the First Protocol Protection of Property has been considered in
coming to this recommendation.

12.0 RECOMMENDATION (as updated)

12.1  That members resolve to grant outline planning permission subject to the
application not being called in for consideration by the Secretary of State and subject
to conditions and a S106 legal agreement to secure appropriate financial
contributions towards local education, sustainable travel and highway improvement
works, and that the Head of Planning Services be authorised to issue the decision
following confirmation from the Secretary of State that the application is not to be
called in for his determination and upon the agreement of heads of terms with regard
to the contributions towards the highway initiatives and local education provision to
be determined by Lancashire County Council in its capacity as Local Education
Authority and Local Highway Authority and the satisfactory completion of the S106
agreement.

UPDATE (1) TO ORIGINL REPORT PRESENTED AT 22ND MARCH 2017
COMMITTEE
Representations

This application was due to be considered by the Planning Committee in October
2016 but was deferred.

Prior to the Committee meeting, the Nateby Fields Neighbour Group submitted a
report raising the following issues:

. Highways

o} Baseline data, including traffic counts and accident records, is flawed and
incorrect

o] The proposed roundabout would be unsafe

o} A dangerous rat-run would be created through the site

o] Local junctions could not accommodate the development



o] Safe pedestrian access could not be achieved

o} LCC response falsely implies that a road safety audit has been done for the
whole application

Impact on Garstang Town Centre

The submitted office impact assessment is flawed

No sequential test has been applied

Permitted development rights would allow the offices to change to retail
Drainage

Drainage proposals are inadequate

Increased risk of flooding from surface-water

OO0 *00O0O0 -

Officer response: Lancashire County Council (LCC) was asked for a response in
relation to the highway comments. LCC has confirmed that the data upon which the
submitted transport assessment and their consultee response have been based is
suitable and robust. The acceptability of the roundabout access is reiterated. The
access road that would be created through the site would be designed to appropriate
standards and would be safe for expected traffic. The mitigation measures detailed in
the Committee report that are identified as being necessary are expected to deliver
improvements at nearby junctions. The proposed new route beneath the A6 would
improve pedestrian access and further improvement will be provided through the
identified mitigation and at detailed design stage. LCC’s response is clear with regard
to the Road Safety Audit that has been carried out and it is considered that this piece
of work is in accordance with relevant guidelines. LCC confirm that their assessment
is robust and that their advice is in-line with the NPPF.

With regard to the impact on Garstang Town Centre, this is covered in the Committee
report. The applicant has provided additional information to confirm that there are no
sequentially preferable locations within or on the edge of Garstang Town Centre that
could accommodate the quantum of office floor space proposed. As such, the
sequential test is met. Members are respectfully advised that no permitted
development rights exist that would allow office floor space to be converted to retail
floor space. The drainage issues raised have been covered in the Committee report.

On the evening before the Committee meeting scheduled in October 2016, a report
of objection was submitted by SCP transport planning consultants. This report
identified issues in relation to three local junctions and alleged that the draft
Committee report misrepresented the LCC position. The report argued that the
highway impacts of the scheme would not be properly mitigated and that the
proposal would present a serious risk to highway safety.

Officer response: This report has been considered by LCC Highways and a response
has been provided. This response notes that LCC have suitably reviewed the
submitted Transport Assessment (TA) and the information presented, and that a
suitable response with due regard to the NPPF has been provided. It is suggested
that SCP misrepresented or misunderstood the LCC position. The author criticises
aspects of the submitted TA but has replicated those elements in his own TA in
respect of another scheme in the A6 corridor. It is suggested that the strategy put
forward by LCC is misunderstood or misrepresented. SCP acted as transport
consultants in respect of a scheme at Daniel Fold Lane in Catterall in 2015 which
supported this general strategy. LCC maintain that the TA submitted is acceptable as
a whole. The concerns raised in respect of the local junctions are not agreed or
accepted. It is noted that the modelling criticised by SCP has been used by them in
respect of another scheme within the corridor (16/00230/OULMAJ). It is further
suggested that SCP failed to fully appreciate the approach taken by LCC. It is stated



that the LCC stance was correctly represented in the report to Committee. The
response concludes with a reiteration that LCC identify no outstanding issues in
relation to this application.

Officers are aware that a further letter has been sent to the Chairman of the Planning
Committee on behalf of the Nateby Fields Neighbourhood Group. This letter raises
the following issues:

. The application should not be determined until a decision is issued in relation
to the ongoing appeal against application ref. 14/00458/OULMAJ;
. The applicant’s deny that the roundabout proposed as part of this scheme is

any safer than the previous access arrangement proposed under application ref.
14/00458/OULMAJ and refused by the Committee;

. The car park to the Bellflower is used as a rat-run and this would be
exacerbated by the proposal;

. A rat-run would be created through the development proposed in the form of
the link road between the A6 and Nateby Crossing Lane;

. The submitted information is incorrect, traffic volumes are increasing;

. The footpaths along the A6 do not meet Design Manual for Roads and
Bridges standards;

. Danger of flooding due to inadequate attenuation;

. Retail provision on the site would increase with impact on Garstang Town
Centre;

. Inconsistency in the application of planning policy following the refusal of a
scheme of three dwellings;

. The scheme would increase congestion.

Officer response: Members are respectfully advised that the current application is
entirely separate to that previously refused under application ref. 14/00458/OULMAJ
and that it would not be lawful to refuse determination of the current application
pending the determination of a separate appeal. The current application must be
determined on its own merits. The evidence presented by the applicant’s to the
ongoing appeal was in support of that scheme and must therefore be considered in
context. The Committee is respectfully reminded that the current scheme has been
considered in detail by professional officers and that Lancashire County Council in its
capacity as Local Highway Authority has raised no objection subject to adequate
highway improvement initiatives being secured as set out in the main report. The
existing highway conditions have been taken into account as part of the assessment
process and a comprehensive scheme of improvement works is proposed as detailed
in the introduction to the agenda. The matter of drainage has been addressed in the
main report. Any additional retail units proposed on site would require planning
permission. A development of 3 dwellings is not considered to be comparable to a
scheme including 269 dwellings and so no inconsistency in policy application is
acknowledged.

Four further representations have been received raising the following issues:

. Insufficient highway arrangements to support the scheme;

. Insufficient provision for pedestrians and cyclists;

. Inadequate car parking within Garstang to accommodate the cumulative level
of development proposed;

. Use of the Bellflower pub car park as a cut-through

. Increase in congestion;

. Funding would be needed to upgrade nearby junctions;

. Impact on infrastructure, particularly medical services;



. Provision of affordable housing;

. Impact on the character of the town;

. The recommendation in respect of this application is inconsistent with that for
application ref. 16/00230/OULMAJ (land south of Gubberford Lane);

. Insufficient weight has been given to the existing local plan.

Officer response: The recommendations in respect of this application and that at
Gubberford Lane are justified in the relevant officer reports. It is not considered that
this scheme would result in any material coalescence between the settlements of
Garstang and Nateby. The other issues, including the assessment of the proposal
against planning policy, have been addressed in the officer report and above and so
no further comment is offered.

UPDATE (2) TO ORIGINL REPORT PRESENTED AT 22ND MARCH 2017
COMMITTEE

Education contributions

Final consultee responses have been received from Lancashire County Council
(LCC) in its capacity as Local Education Authority (LEA). These stipulate the
following contribution requirements / named infrastructure projects (assessment for
all applications being considered on 22.3.17 provided, that relating to the
16/00241/OULMAJ application is below):

Primary school requirements - 102 places, £1,374,402.06, Garstang Community
Primary School

Secondary school requirements - 40 places, £812,143.60, Garstang Community
Academy

Officer Response:

The figures quoted (for all the relevant A6 applications) represent ‘point-in-time’
calculations that include certain assumptions based on the outline nature of the
majority of the applications. They have been calculated based on the order in which
LCC re-assessed the applications. For example the application re-assessed first by
LCC treats none of the other applications as committed developments whereas the
application re-assessed last by LCC treats all of the other applications as committed
developments. Officers are therefore concerned that there are inconsistencies
between the figures quoted and that the applications haven’t been treated fairly.

For example, in Bowgreave the application for 49 dwellings (15/00928/OUTMAJ)
generates a requirement for nearly £400,000 towards both primary and secondary
places whereas the application for 46 dwellings (15/00420/OUTMAJ) does not
require a contribution despite the number of units and location of the sites being very
similar. The application at the golf club for 95 dwellings (15/00891/OUTMAJ)
generates a significantly smaller contribution requirement than the scheme for 49
units. Furthermore, the secondary school identified is in Broughton despite the three
schemes being in very close proximity to Garstang Community Academy, however it
is understood this is likely to be because the number of applications that LCC have
already named as contributing towards Garstang Community Academy has already
reached five and therefore alternative schools are identified in order to be CIL
compliant.



Members will be aware that the potential cumulative impact arising from the level of
development proposed has caused particular problems for LCC in its capacity as the
Local Highway Authority (LHA). These issues have led LCC to devise a bespoke
approach to the calculation of contributions as set out in detail in the Committee
agenda. To reflect this approach, of those applications being recommended for
approval, the recommendations to Members authorises the Head of Planning
Services to issue the decision upon the agreement of the contributions towards the
highway initiatives to be determined by LCC as the LHA (once they know which
applications Members have resolved to permit) and the satisfactory completion of the
s106 agreement.

Notwithstanding the position of LCC as local education authority, on the basis of
Counsel advice received in connection with the highways issue, it is considered that
the same approach should be taken with regard to education contributions to ensure
that all schemes make an equitable contribution towards local education provision at
the most appropriate schools. It is felt that the levels of contribution and identification
of the most appropriate schools can only be reasonably determined once it is known
which schemes are to be supported by Members. This assessment would be in
accordance with LCC’s standard Education Methodology and the CIL Regulations in
terms of naming of infrastructure. In the event that a different approach is to be taken
the applications would be brought back to Committee.

Recommendation: Permit
Conditions: -

1. a) Inthe case of any reserved matter, namely appearance, landscaping, layout
and scale of the buildings, application for approval must be made not later than the
expiration of three years beginning with the date of the grant of outline planning
permission;

(b) the development to which the permission relates must be begun not later than
the expiration of two years from the final approval of the reserved matters or, in the
case of approval on different dates, the final approval of the last matter to be
approved.

Reason: This condition is required to be imposed pursuant to Section 91 of the Town
and Country Planning Act 1990 as amended by Section 51 of the Planning and
Compulsory Purchase Act 2004.

2. Development shall not begin until a phasing programme for the whole of the
application site and a delivery mechanism for all highways and access works
(including the decommissioning of and works to that part of the application site
currently occupied by the A6 and the connection link between the development and
the public open space on the eastern side of the A6), have been submitted to and
approved in writing by the local planning authority. Development shall be carried out
in accordance with the approved phasing programme(s) and delivery mechanism(s)
unless an alternative programme has otherwise been submitted to and approved in
writing by the Local Planning Authority.

Reason: To define the permission and in the interests of the proper development of
the site.



3. (a) The total number of residential units to be provided on the site shall not
exceed 269.

(b) the total amount of employment floor space to be provided on the site
shall not exceed 9,489sq m (gross). No more than 5,532sgm of the employment floor
space hereby approved shall be for use within class B1(a) of the Town and Country
(Use Classes) Order 1987 (as amended). No less than 2.6ha of employment land
shall be provided within the site for use within class B1 of the Town and Country
Planning (Use Classes) Order 1987 (as amended).

(c) the total amount of floor space for use within classes A1 and A3 of the
Town and Country (Use Classes) Order 1987 (as amended) shall not exceed 795sq
m (gross) with the total floor space for use within class A1 not exceeding 495sq m
(gross).

Reason: In the interests of highway safety and capacity and to safeguard the
vitality and viability of Garstang Town Centre in accordance with Policy SP14 of the
Wyre Borough Local Plan (1999) and the provisions of the NPPF.

4. Notwithstanding the provisions of the Town and Country Planning (General
Permitted Development) (England) Order 2015 (as amended) no change
Notwithstanding the provisions of the Town and Country Planning (General Permitted
Development) (England) Order 2015 (as amended) no change of use of the class A3
floor space hereby approved to retail floor space within Use Class A1 of the Town
and Country Planning (Use Classes) Order 1987 (as amended) shall take place
without the express permission of the Local Planning Authority.

Reason: In order to maintain a mix of uses on the site and to safeguard the vitality
and viability of Garstang Town centre in accordance with the provisions of the NPPF.

5. The development of any phase incorporating residential development shall not
begin until a scheme for the provision of affordable housing for that phase of the
development has been submitted to and approved in writing by the local planning
authority. The affordable housing shall be provided and retained in accordance with
the approved scheme and shall meet the definition of affordable housing in Annex 2
of the National Planning Policy Framework or any future guidance that replaces it.
The scheme shall include:

i the numbers, type, tenure and location on the site of the affordable
housing provision to be made which shall consist of not less than 30% of housing
units.

ii. the timing of the construction of the affordable housing and its phasing
in relation to the occupancy of the market housing;

iii. the arrangements for the transfer of the affordable housing to an
affordable housing provider (if no Registered Provider is involved) ;

iv. the arrangements to ensure that such provision is affordable for both
first and subsequent occupiers of the affordable housing; and
iv. the occupancy criteria to be used for determining the identity of

occupiers of the affordable housing and the means by which such occupancy criteria
shall be enforced.

Reason: To ensure the adequate provision and delivery of affordable housing in
accordance with the provisions of the NPPF.



6. The development hereby approved shall be carried out in accordance with the
approved Flood Risk Assessment (FRA) (ref. L29212/01/DS/CJS Issue 2A dated
May 2014) and the mitigation measures detailed therein. The mitigation measures
capable of being implemented prior to first occupation shall be fully implemented
prior to occupation and any other mitigation measures implemented subsequently in
accordance with the timing/phasing arrangements embodied within the scheme, or
within any other period as may be agreed in writing by the Local Planning Authority.

Reason: To prevent flooding by ensuring the satisfactory storage and disposal of
surface water from the site in accordance with Policy ENV15 of the Wyre Borough
Local Plan (1999) and the provisions of the NPPF.

7. (a) Prior to the commencement of each phase of the development, the design of
a scheme for the drainage of foul and surface water from that phase, based on
sustainable drainage principles so far as is possible subject to ground conditions, the
results of the investigation required under part (d) and an assessment of the
hydrological and hydrogeological context of the development shall be submitted to
and approved in writing by the Local Planning Authority.

(b) This scheme shall include;

i. information about the design storm period and density (1 in 30 and 1
in 100 year + 30% allowance for climate change)

ii. discharge rates and volumes (both pre and post development and
including any discharge through culvert no. 37 under the Lancaster Canal)

iii. temporary storage facilities

iv. means of access for maintenance

V. the methods employed to delay and control surface water discharged
from the site

Vi. the measures taken to prevent flooding and pollution of receiving
surface waters, including watercourses and surface water sewers

Vii. details of floor levels in AOD

viii. a quantitative and qualitative risk assessment and mitigation strategy

with respect to groundwater protection to manage the risk of pollution to public water
supply and the water environment. The risk assessment should be based on the
source-pathway-receptor methodology. It shall identify all possible contaminant
sources and pathways for the life of the development and provide details of
measures required to mitigate any risks to groundwater and public water supply
during all phases of the development. The mitigation measures shall include the
highest specification design for the new foul and surface water sewerage system
(pipework, trenches, manholes, pumping stations and attenuation features);

iX. details of any off-site works required to ensure adequate discharge of
surface water without causing flooding or pollution (which should include
refurbishment of existing culverts where relevant);

X. floodwater exceedance routes both on and off site;
Xi. a timetable for implementation;
Xii. a management and maintenance plan for the lifetime of the

development which, as a minimum, shall include arrangements for adoption by an
appropriate public body or statutory undertaker; management and maintenance by a
Residents Management Company; arrangements of appropriate funding mechanisms
for on-going maintenance of the scheme; and details of an inspection programme to
assess performance, asset condition, operation costs, and any necessary
maintenance and/or remedial works.



(c) The scheme shall demonstrate that surface water run off for the entire
site once developed would not exceed run-off from the undeveloped site for the
corresponding rainfall event.

(d) Evidence of an assessment of the site conditions to include site
investigation and test results to confirm infiltration rates;

(e) Details of water quality controls and appropriate mitigation measures
to prevent pollution of ground or surface waters including the Lancaster Canal,

(f) No surface water, highway drainage or land drainage shall discharge
to the public combined sewerage system or via an infiltration system unless agreed
by United Utilities.

(9) The approved drainage scheme for each phase shall then be
implemented in full accordance with the approved details, including the agreed
timetable for implementation.

Reason: To ensure a satisfactory form of development, to manage flood risk, to
prevent pollution from foul and surface water and to protect drinking water supplies in
accordance with Policy ENV15 of the Wyre Borough Local Plan (1999) and the
provisions of the NPPF.

8. No development of any phase shall take place until a Construction Environmental
Management Plan (CEMP), for the construction and operation of the that phase of
development, is submitted to and approved by the Local Planning Authority. The
plan shall detail:

i. how biodiversity would be protected throughout the construction
period

ii. the potential impacts from all construction activities on both
groundwater, public water supply and surface water and identify the appropriate
mitigation measures necessary to protect and prevent pollution of these waters

iii. the parking of vehicles of site operatives and visitors;

iv. loading and unloading of plant and materials;

V. storage of plant and materials used in constructing the development;

Vi. the erection and maintenance of security hoarding including
decorative displays and facilities for public viewing, where appropriate;

Vii. wheel washing facilities to be retained throughout the construction

period by which means the wheels of vehicles may be cleaned before leaving the
site;

viii. a scheme for recycling/disposing of waste resulting from construction
work (there shall be no burning on site);

iX. a Management Plan to identify potential ground and water
contaminants;

X. details for their storage and how water courses will be protected
against spillage incidents and pollution during the course of construction;

Xi. a scheme to control noise during the construction phase,

xii. a Construction Phase Dust Action Plan that has regard to current best
practice provides detail of both the dust mitigation measures to be employed to
minimise fugitive dust impacts on localised receptors, and the procedures to be
adopted in response to complaints of fugitive dust emissions.

xiii.  the routing of construction vehicles and deliveries to site including the
direction of construction traffic away from Cathouse Bridge (bridge no. 64) over the



Lancaster Canal in order to minimise risk of damage to this bridge during
construction.

The development shall then proceed in full accordance with this approved plan.

Reason: In order to safeguard the biodiversity of the site, protect the water
environment and public drinking water supplies, and to maintain the operation and
safety of the local highway network, during site preparation and construction, in
accordance with Policy ENV17 of the Wyre Borough Local Plan and the provisions of
the NPPF.

9. (a) No trees shall be felled or vegetation cleared during the bird breeding season
(March to July inclusive) unless a report, undertaken by a suitably qualified person,
has been submitted in writing to the local planning authority, demonstrating that
nesting / breeding birds have been shown to be absent.

(b) No trees shall be felled or vegetation cleared during the main bat
activity season (May to August inclusive) unless a report, undertaken by a suitably
qualified person, has been submitted in writing to the local planning authority,
demonstrating that roosting bats have been shown to be absent.

(c) Any trees to be felled shall be soft-felled whereby tree limbs are cut
and left grounded over-night to allow any bats to make their way out.

Reason: In order to safeguard the biodiversity of the site in accordance with the
provisions of the NPPF.

10. (a) Prior to the commencement of development, a method statement shall be
submitted to and approved in writing by the Local Authority giving full details of how
any possible harm to great crested newts would be avoided during the course of
development. This approved method statement should be implemented in full.

(b) No groundworks, vegetation clearance, levelling or drainage of the
site, or trapping, exclusion or translocation of amphibians should commence until the
Local Authority has acknowledged in writing receipt of either:

(i) a licence issued by Natural England pursuant to Regulation 53 of the
Conservation of Habitats and Species Regulations 2010 authorising the specified
activity to go ahead; or

(i) a statement from the relevant licensing body to the effect that it does
not consider that the specified activity would require a licence.

Reason: In order to safeguard biodiversity in accordance with the requirements of
paragraph 17 and section 11 of the NPPF.

11. Prior to the commencement of each phase of the development, a Landscape
and Habitat Creation and Management Plan for that phase shall be submitted to and
approved in writing by the Local Planning Authority and this approved plan shall be
delivered in accordance with a timetable to be included therein and shall thereafter
be retained and managed in accordance with the details of the approved scheme.
The plan shall include species rich hedgerow planting; bolstering of existing
hedgerows; the creation of ponds; and the provision of bat bricks or tubes, bat and



bird boxes, and native tree and shrub planting. The scheme shall also include details
of planting along the existing railway line that would support foraging bats.

Reason: In order to safeguard and enhance the biodiversity of the site in accordance
with the provisions of section 11 of the NPPF.

12. Prior to the commencement of development, a method statement for the
protection of trees and hedgerows during construction shall be submitted to and
approved in writing by the Local Planning Authority. Development shall then proceed
in full accordance with this approved statement. The method statement shall identify
the trees and hedgerows to be retained and shall be in accordance with the
guidelines set out under BS 5837:2012 "Trees in relation to design, demolition and
construction'.

Reason: In order to safeguard existing trees and hedgerows on site in the interests of
maintaining and enhancing biodiversity in accordance with section 11 of the NPPF.

13. No development shall be commenced until:

(@) A revised conceptual site model and risk assessment in respect of
potential land contamination has been submitted to and approved in writing by the
Local Planning Authority, including (where necessary), detailed proposals for further
site investigation work.

(b) Any necessary site investigation works in relation to potential land
contamination have been undertaken in full, strictly in accordance with the approved
methodology, and a risk assessment of the findings submitted for approval by the
Local Planning Authority, together (where appropriate) with a detailed remediation
scheme

(c) Remediation of any potential land contamination of the site has been
undertaken strictly in accordance with the remediation strategy and a validation
report has been submitted to the Local Planning Authority for approval in writing,
confirming full implementation of the approved remediation scheme.

Any changes to the approved elements require the express consent of the Local
Planning Authority.

Reason: In order to prevent harm to human health or the environment from land
contamination.

14. The development shall incorporate suitable gas protection measures, details of
which for each phase of the development shall be submitted to and be subject to the
written approval of the Local Planning Authority prior to the commencement of that
phase of development, unless shown not to be required as detailed below. The
measures shall include, as a minimum: ventilation of confined spaces within the
building, a well-constructed ground slab, a low permeability gas membrane, minimum
penetration (ideally none) of the ground slab by services, and passive ventilation to
the underside of the building.

Alternatively, prior to the commencement of each phase of the development, a gas
monitoring programme and risk assessment of the results shall be undertaken to
demonstrate that the above protection measures for that phase are not required. Any
gas monitoring must be carried out over a period of at least three months and include
at least three readings where the atmospheric pressure is below 1000mb. Gas flow



rates must also be provided. Results shall be submitted for approval in writing by the
Local Planning Authority.

Reason: In order to ensure that the development would be suitably protected against
potential gas ingress in order to safeguard the environment and human health.

15.

(A) The residential development hereby permitted shall be designed so that
cumulative noise (from industrial, commercial and transportation sources) does not
exceed:

o} LAeq 50-55 dB 16 hours - gardens and outside living areas, daytime
(07.00-23.00)

o} LAeq 35 dB 16 hours - indoors, daytime (07.00-23.00)

o} LAeq 30 dB 8 hours - indoors, night-time (23.00-07.00)

o} LAFmax 45 dB( 8 hours - indoors night-time (23.00-07.00)

o] LAFmax 45 dB 4 hours - indoors evening (19.00-23.00)*

(B) The Noise Rating Levels for cumulative noise from all plant, machinery and
vehicles used in connection with the industrial and commercial uses of the
development shall not exceed the background noise level (LA90) at the external
facade of each of the proposed dwellings, as assessed in accordance with British
Standard 4142 (2014). Alternative levels and monitoring locations may be used
subject to the prior agreement of the Local Planning Authority.

(©) The Maximum Instantaneous Noise Levels (LAFmax) from all plant,
machinery and vehicles used in connection with the industrial and commercial uses
of the development shall not exceed 60 dB(A) evening (19.00-23.00hrs)* and night-
time (23.00-07.00hrs) at the external fagade of each of the proposed dwellings.

Alternative levels and monitoring locations may be used subject to the prior approval
of the Local Planning Authority.

o] The evening standard LAFmax will only apply were the evening LAFmax
significantly exceeds the LAeq and the maximum levels reached are regular in
occurrence, for example several times per hour.

(D) Where noise mitigation measures are required to ensure compliance with the
agreed noise levels e.g. acoustic glazing, noise barrier fencing and ventilation, such
mitigation details shall be submitted to and approved in writing by the Local Planning
Authority prior to commencement of development demonstrating how they would
mitigate noise to the approved levels together with a timetable for implementation.
The approved noise mitigation measures shall be implemented in accordance with
the approved timescale and shall thereafter be maintained and retained.

Reason: In order that there is no adverse effect on the health and quality of life of the
future occupiers of the proposed dwellings from cumulative noise from the existing
and proposed industrial, commercial and traffic sources, to avoid an unacceptable
impact on residential amenity by virtue of noise in accordance with Policy SP14 of
the Local Plan and the provisions of the NPPF.

16. Prior to the occupation of each commercial unit, an Odour and Noise
Management Plan for any extraction or air conditioning system in that unit shall be
submitted to and approved in writing by the Local Planning Authority. The height of



each kitchen extraction flue should be a minimum of 1m above the eaves, and the
fixings used to attach the extraction flue to the wall of the building shall be designed
so as to prevent vibration. The kitchen extraction system shall be designed in
accordance with the Department for Environment, Food and Rural Affairs (DEFRA)
document 'Guidance on the Control of Odour and Noise from Commercial Kitchen
Exhaust Systems'. All extraction systems shall be installed and thereafter maintained
in full accordance with these approved plans.

Reason: In order to protect the residential amenities of nearby neighbours in
accordance with Policy SP14 of the Wyre Borough Local Plan (1999) and the
provisions of paragraph 17 of the NPPF.

17. No industrial or commercial unit shall be occupied until a Delivery Strategy for
that unit has been submitted to and approved in writing by the Local Planning
Authority. No deliveries (to include waste and recycling collections) shall take place
outside of the hours specified by the approved Delivery Strategy.

Reason: In order to avoid an unacceptable impact on residential amenity by virtue of
noise and to ensure that highway safety is maintained at all times in accordance with
Policy SP14 of the Local Plan and the provisions of the NPPF.

18. Before any of the commercial elements of the scheme hereby approved are first
brought into use, the operating hours of those commercial elements shall first be
submitted to and approved in writing by the Local Planning Authority and the
commercial use shall thereafter operate within those approved hours and at no other
times.

Reason: In the interests of the amenity of nearby residents in accordance with Policy
SP14 of the Wyre Borough Local Plan (1999) and the provisions of paragraphs 17
and 123 of the NPPF.

19. No amplified recorded or live music shall be played in the outside areas of the
commercial and industrial uses at any time.

Reason: In order to avoid an unacceptable impact on residential amenity by virtue of
noise in accordance with Policy SP14 of the Local Plan and the provisions of the
NPPF.

20. Prior to the commencement of each phase of the development, an external
lighting scheme and Artificial Lighting Assessment for that phase shall be submitted
to and approved in writing by the Authority. The assessment shall demonstrate that
any external artificial lighting to be provided would be installed in accordance with the
Institution of Lighting Professionals Guidance Notes for the Reduction of Obtrusive
Light GNO1:2011 and would not be intrusive to residential premises. Light intrusion
into the windows of any residential premises shall not exceed 10 lux between 0700
and 2300 hours and 2 lux between 2300 and 0700 hours. The assessment shall also
demonstrate that the orientation and luminosity of the lighting would not be
detrimental to biodiversity.

Reason: In order to avoid an unacceptable impact on residential amenity and
biodiversity by virtue of light pollution in accordance with Policy SP14 of the Local
Plan and the provisions paragraph 17 and section 11 of the NPPF.



21. No part of the development hereby approved shall commence until a scheme for
the construction of all site access and the off-site works of highway improvement
have been submitted to, and approved by the Local Planning Authority in
consultation with the Highway Authority together with a timetable for implementation.
The site accesses and off-site highway works shall be constructed in accordance
with the approved scheme and implementation programme. The following schemes
to be covered by this condition include:

(i) The Main Site access junction on re-aligned A6 - roundabout (serving both
the employment and residential elements) as per agreed layout drawing ref:
1600402b

(i) 2 No. Site access junctions onto Nateby Crossing Lane as per agreed layout
drawing 1600404

(iii) Interim improvement scheme for A6 Preston Lancaster New Road / Croston
Barn Road / Green Lane West / B5272 Cockerham Road / Croston Road Signalised
Junction to include upgrade to MOVA and a toucan crossing over A6 south approach
as per agreed layout drawing 1600401b

(iv) Interim improvement scheme for A6 Preston Lancaster New Road / Moss
Lane / Longmoor lane Priority junction in-line with wider scheme to include
pedestrian footway and dropped kerbs as per agreed layout drawing 1600403b

(v) Pedestrian Green Link, underpass of A6 (re-aligned), providing high quality
connection for sustainable modes (pedestrian/cycle) to Garstang. Scheme details
shall include the standard of the link, width and surfacing together with technical
information and analysis that includes structural stability of the embankment,
construction / structural detail of the proposals including any retaining structure,
longevity of the structure, drainage, future maintenance, access for maintenance
purposes, liability of the structure, responsibility, ownership and safety of workers has
been submitted to, and approval has been granted by LCC as the Highway Authority,
with all necessary legal agreements in place to deliver and maintain the proposal.
This is required in order to satisfy the Local Planning Authority and the Highway
Authority that the final details of the proposed pedestrian/cycle underpass do not
affect the future maintenance of the local highway network and are acceptable.
Pedestrian and cycle access via the proposed underpass (old rail line) is to be
maintained at all times post opening of the development.

(vi) Pedestrian footway improvements on A6 (east and west side to Longmoor
Lane in the south and Croston Barn Lane in the north) as agreed in layout drawings
1600401b 1600402b and 16000403b.

(vii)  Pedestrian footway improvements and traffic calming and Gateway measures
on Nateby Crossing Lane as agreed in layout drawings 1600404 and 1600405a.

(viii)  Public Transport facilities to quality bus standard on Croston Road and on the
new link between A6 and Nateby Crossing Lane with details of the stops to Quality
Bus Standard to be agreed.

(ix) Renewal of the carriageway markings at the Nateby Crossing Lane / Croston
Barn Lane junction as agreed in layout drawing 1600405a.

Reason: In order to satisfy the Local Planning Authority and Highway Authority that
the final details of the highway scheme/works are acceptable before work



commences on site; to enable all construction traffic to enter and leave the site in a
safe manner without causing a hazard to other road users and to provide safe access
to the site for all users (motorised and non-motorised).

22. The Framework Travel Plan prepared by Hy Consulting and referenced 16004 /
March 2016 shall be implemented in full in accordance with the timetable within it
unless otherwise approved in writing by the Local Planning Authority. All elements of
the Framework Travel Plan shall continue to be implemented at all times thereafter
for as long as any part of the development is occupied or used for a minimum of at
least five years.

Reason: In order to ensure appropriate provision exists for safe and convenient
access by sustainable transport modes.

23. The visibility splay identified as that land in front of a line drawn from a point
2.4m measured along the centre line of the proposed road from the continuation of
the nearer edge of the carriageway of Nateby Crossing Lane to points measured
120m (for the northerly access) and 90m (for the southerly access) in each direction
along the nearer edge of the carriageway of Nateby Crossing Lane, from the centre
line of the access, shall be constructed and maintained at footway / verge level in
accordance with a scheme to be agreed in writing by the Local Planning Authority in
conjunction with the Highway Authority prior to commencement of development.
Notwithstanding the provisions of the Town and Country Planning (General Permitted
Development) Order 2015 there shall not at any time in connection with the
development hereby permitted be erected or planted or allowed to remain upon the
land hereinafter defined any building, wall, fence, hedge, tree, shrub or other device
exceeding a height not greater than 1 metre above the crown level of the adjacent
highway.

Reason: To ensure adequate visibility splays are maintained at all time.

25. Prior to the commencement of any of the commercial development hereby
approved, a fully detailed Parking Management Strategy for that commercial
development shall be submitted to and approved in writing by the Local Planning
Authority. The management of the car parking and cycle parking at the site shall be
fully implemented in accordance with the approved strategy, unless otherwise agreed
in writing by the Local Planning Authority. The Parking Management Strategy will
include an assessment and strategy to ensure adequate parking provision is
delivered for all proposed site uses for both car parking and cycle parking.

Reason: To ensure that a satisfactory Parking Management Strategy is implemented
for the development. This in turn will ensure adequate parking is provided for all uses
so that the access to the site is not restricted, resulting in safety and capacity issues.

26. The car parking provision for each commercial unit as identified in the Parking
Management Strategy for that unit shall be surfaced, demarcated and made available
for use prior to the that unit being first occupied unless otherwise agreed in writing
with the Local Planning Authority. The car parking shall then be available at all times
whilst that part of the development is occupied.

Reason: To ensure that there is adequate parking for the development proposed
when the buildings are occupied and the site is built out.



27. No commercial unit shall be occupied until space and facilities for bicycle parking
have been provided in accordance with the Parking Management Strategy for that
unit. The approved space and facilities shall then be retained and permanently
reserved for bicycle parking.

Reason: To ensure that adequate provision is made for bicycle parking so that
persons occupying or visiting the development have a range of options in relation to
mode of transport.

28. As part of any reserved matters application where layout is applied for, public
open space shall be provided on site in accordance with the requirements of saved
Policy H13 of the adopted Wyre Borough Local Plan (1999), or any equivalent policy
in an adopted Local Plan that replicates the existing Local Plan, and such area or
areas of open space shall be provided and available for use, and shall thereafter be
retained and maintained for use by the public in accordance with a scheme which
shall be submitted to and agreed in writing by the Local Planning Authority prior to
the first occupation of any dwelling on the site.

Reason: In order to ensure adequate provision and delivery of public open space in
accordance with the provisions of the NPPF and Policy H13 of the Wyre Borough
Local Plan (1999).

29. No part of the development hereby approved shall commence until a scheme for
the construction of the internal link road between A6 Preston New Road and Nateby
Crossing Lane and other internal access roads, cycleway and footway networks has
been first submitted to, and approved in writing by the Local Planning Authority in
consultation with the Highway Authority. The scheme shall satisfy the needs of all
elements of the site and be constructed in accordance with the approved details
before the development is occupied or in accordance with a phased delivery
programme to be agreed in writing by the Local Planning Authority in consultation
with the Highway Authority.

Reason: In order to satisfy the Local Planning Authority and the Highway Authority
that the final details of the highway scheme/works are acceptable before work
commences on site and in order to provide a safe access to the site and ensure that
users of the development have appropriate access to sustainable transport options.

Notes: -

1. The grant of planning permission does not entitle a developer to obstruct a right
of way and any proposed stopping-up or diversion of a right of way should be the
subject of an Order under the appropriate Act.

2. The grant of planning permission will require the applicant to enter into an
appropriate Legal Agreement with the County Council as Highway Authority. The
Highway Authority hereby reserves the right to provide the highway works within the
highway associated with this proposal. Provision of the highway works includes
design, procurement of the work by contract and supervision of the works. The
applicant should be advised to contact the County Council at County Hall, Preston
PR1 OLD, in the first instance, to ascertain the details of such an agreement and the
information to be provided.

3. Traffic Regulation Orders, diversions of Public Rights of Way, Stopping Up of
existing highway, changes to public transport scheduling/routing and other activities
require separate statutory consultation processes beyond the planning application
process. The applicant will be obliged to meet all the costs associated with these of



works and ensure that any works which rely upon them do not commence until all
legal processes have been satisfactorily completed.



