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Application Site and Setting

The site forming the subject of this application is located on the eastern edge of the village of Halton,
east of the M6 motorway and adjacent to the northern bank of the River Lune. The site comprises
an area of 6.5 hectares of open fields with existing gated access points from Low Road to the north.
The site is separated into two fields split by an area of woodland and hedgerow which extends
through the centre of the site. The site is undeveloped and contains numerous trees and hedgerows.
The topography of the site is undulating and predominantly slopes northwards towards Low Road
though the eastern area slopes southwards towards the River Lune.

The northern boundary of the site is formed by a hedgerow and trees, a grassed verge and Low
Road. The eastern boundary is also formed by trees and hedgerows, a residential dwelling lies just
beyond the eastern site boundary. The southern boundary is formed by the steep wooded
embankment which drops down to the River Lune. Along the western boundary and within the
development site is a National Grid electricity pylon and overhead powerlines. Residential
development known as Forest Heights is situated beyond this.

The site is located within the designated Open Countryside which defines the rural areas of the
district. The eastern half of the site is also located within the Forest of Bowland National Landscape,
the boundary of which passes north-south through the centre of the site. A below ground Ethylene
gas pipeline passes through the eastern half of the site, the development site is located within the
associated inner, middle and outer consultation zones. Trees within the site are protected by Tree
Preservation Order Number 321(2001). The site is within an identified Environmentally Important
Area and forms part of a Mineral Safeguarding Area.

The site is located within flood zone 1, as identified within the Environment Agency Flood Map for
Planning. The EA Surface water map identifies areas of medium and high chance of surface water
flooding at the front of the site adjacent to Low Road and within the south-western area of the site.
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The extent of this surface water flood risk increases slightly when incorporating the effects of climate
change. Furthermore, the Councils Strategic Flood Risk Assessment (SFRA) identifies the
northwestern corner of the site as being at risk of groundwater flooding.

Low Road to the north of the site is a ‘C’ class road with a 60mph limit dropping to a 30mph limit in
front of the site. Public Right of Way FP0115001 passes through the woodland to the south of the
site, towards the bottom of the river bank. Public Right of Way FP0115010a passes through the field
to the north of Low Road. Regional Cycle Route 90 passes along Low Road. The site is outside of
but adjoins the boundary of Forgebank Walk Significant Green Infrastructure open space typology,
which encompasses the riverbank to the south. The River Lune and its northern embankment form
part of the Halton Gorge and Quernmore Valley Regionally Important Geological Site. The River
Lune is designated as a Biological Heritage Site, whilst Gutterflat Wood, which is located
approximately 55 metres from the eastern boundary of the site, is identified as an Ancient & Semi-
Natural Woodland. The site is not within a Conservation Area or affected by/within the setting of
other designated or non-designated heritage assets. Halton Conservation Area is located 450
metres to the west, Green Beck House located 230 metres to the east is the nearest designated
heritage asset (Grade 1), opposite this is Halton Green Cottage which is identified as a non-
designated heritage asset, all are separated by intervening development and landscape features
such as woodland. The site is located approximately 4.7km to the east of the important designations
(SSSI, SPA, SAC, RAMSAR) associated with Morecambe Bay and the Lune Estuary.

The site is located within the Halton with Aughton Neighbourhood Development Plan (NDP)
boundary. The Examination of this NDP has been concluded, and the Independent Examiner
concluded that, subject to recommended modifications being made, the NDP should proceed to
Referendum. Until such time that the Referendum has been undertaken and the NDP has been
Made, the NDP attracts no weight in the determination of planning applications within the NDP
boundary.

Proposal

This application seeks outline planning permission for the erection of up to 80 dwellings, which has
reduced from the original proposal of up to 90 dwellings. Full planning permission is sought for the
access arrangements required to serve the development site. Matters pertaining to appearance,
landscaping, layout and scale are reserved for subsequent approval, herein “the reserved matters”.

A new vehicular access is proposed off Low Road on the northern boundary of the site. This takes
the form of a priority-controlled junction and includes off-site highway improvements works along
Low Road to facilitate the access. This comprises the relocation of the existing 30mph/national
speed limit change and the associated road markings and signage to the east, provision of new
uncontrolled pedestrian crossings across the site access and across Low Road, and a new
pedestrian pavement along the southern side of Low Road to tie in with that located at the access
road to Forest Heights. The site access road will extend southwards into the site before entering the
western field to provide access into the proposed development area. The access road will feature a
width of 5.5 metres with 2 metre wide pedestrian pavements to each side. In addition to this main
access, opportunity to secure a secondary pedestrian access to the neighbouring residential estate
road exists.

A Parameters Plan has been submitted for approval to fix the location of the proposed development
area within the site. The development area equates to 2.4 hectares or approximately 37% of the
whole site area. This will include all the residential development and associated internal roads. This
plan shows that the residential development would be located within the western field and would
remain outside of the National Landscape boundary. Only the residential access road would be
located within the eastern field along with drainage and other service infrastructure as well as open
space, landscaping and ecological enhancement areas. In addition to the Parameters Plan, the
application is also supported by an Indicative Framework Plan which seeks to build upon the
Parameters Plan and detail the way in which the site could be developed. The Indicative Framework
Plan is not for approval.

The proposal includes the provision of affordable housing and on-site public open space, along with
associated infrastructure, such as internal estate roads, servicing and the provision of a sustainable
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drainage scheme. Earthworks are anticipated to form the proposed SuDS features and development

platforms.
3.0 Site History
3.1 There is limited planning history to report in relation to the site itself. There have been some historic

approvals and refusals for housing on land adjoining the site to the west, this commenced with the
approval of 14/01344/OUT and associated 17/01423/REM for the erection of 60 dwellings, this
formed the initial Forest Heights development. Subsequent to this, application 20/00277/FUL
granted permission for a further 9 dwellings which substituted 2 plots from the initial permission and
provided a further 7 dwellings. As such, across these permissions, the total number of dwellings
within the Forest Heights development is 67. Finally, application 21/00290/FUL sought permission
for a further 7 dwellings at the frontage of the Forest Heights development site, however, this was
refused and dismissed at appeal.

Application Number Proposal Decision
23/01372/EIR Screening opinion for the erection of up to 90 dwellings Not ES development
with access
4.0 Consultation Responses
4.1 The following responses have been received from statutory and internal consultees:
Consultee Response
United Utilities No objection — subject to conditions to secure the final drainage details and

associated management/maintenance.

NHS No objection — subject to a financial contribution of £59,228 (90 units) towards
extension and reconfiguration at Ash Trees Surgery Carnforth (Halton) for additional
clinical capacity.

Halton with Objection — A number of consultation responses have been provided by Halton with
Aughton Parish Aughton Parish Council raising the following concerns:
Council

- The site is not allocated for development in the approved Local Plan. There
are alternative undeveloped allocated sites that could be utilised.

- Proposal would extend the village boundary.

- The site falls within the countryside area and Forest of Bowland National
Landscape, exceptional circumstances required to justify ‘major development’
are not shown.

- The views from Forest of Bowland National Landscape would be adversely
affected.

- The development would not preserve or enhance the quality of the
Environmentally Important Areas designation.

- The development is not sustainable.

- The developer has not engaged with the community, and the proposal does
not address the housing needs of the village, including affordable housing.

- A number of accidents have occurred along Low Road including fatalities and
serious injuries.

- No pedestrian path is proposed from the site to the neighbouring site on the
west which would enable pedestrians to access off-road paths and provide a
short-cut.

- Water supply issues.

- Increased pressure on local infrastructure.

- The submitted Flood Risk Assessment and Drainage Strategy is inadequate.

- Impacts upon ecology including the River Lune BHS and birds.
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Local Highway
Authority (LHA)

No objection — Previous concerns regarding the off-site highway works, access
design, Transport Assessment and Travel Plan have been resolved through the latest
amendments. The LHA has no objection to the development subject to the following
conditions/obligations:

- Construction Management Plan

- Wheel washing facilities

- Full construction details of the proposed access

- Precise scheme for off-site highway works based on access details including
pedestrian crossing, uncontrolled crossing, relocation of 30mph speed limit
signage, markings and VAS sign.

- Provision of visibility splays

- Pedestrian link to Forest Heights

- Construction of estate road to base course level before wider development

- Details of road management and maintenance

- Implementation of Interim Travel Plan

The LHA has also provided additional design advice relating to the reserved matters,
including parking provision, garage dimensions and all internal estate roads to be
designed to adoptable standards.

The LHA has also requested a financial contribution of £2,271.79 per unit towards
selected Lancaster Travel and Transport Infrastructure Strategy initiatives.

Environmental
Health

Requests that an Air Quality Assessment be undertaken. States that acceptable
noise levels will need to be secured. Requests conditions to secure Air Quality
Assessment, dust control scheme, electric vehicle charging, and contamination
investigation.

Lead Local Flood
Authority (LLFA)

No objection — subject to conditions securing final drainage strategy details,
construction phase surface water details, drainage Operation and Maintenance
Manual, drainage verification report. Site specific advice relating to drainage
requirements is also provided.

Planning Policy

Provide comments on relevant Local Plan Policy requirements. Expresses some
concern with the outline nature of this scheme and the ability to fully consider the
impacts of development upon the National Landscape including its setting. Further
comments are made regarding flood risk and drainage requirements, Strategic
Housing and Employment Land Assessment (SHELAA) outcomes, open space
needs, active travel requirements, climate change/sustainable design requirements,
ecological and geological matters, housing need and affordable housing
requirements and design matters.

Strategic Housing

No response

Lancashire Police

Provides recommendations as to the design of dwellings/development including
layout, design, boundaries, access routes, security systems, window security,
landscaping, parking and lighting. The recommendations are more relevant to the
details at reserved matters stage.

Engineering Team

No response

Active Travel

Standing advice is provided.

England
County Active No response
Travel
Canal and River Does not wish to provide comment on this application.
Trust

Biodiversity Officer

No response
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Arboricultural
Officer

Expresses concerns at the proposed location of the sub-station and objects to the
loss of G76 which could constitute an important hedgerow. Potential conflicts could
arise between residential development and retained trees/woodland. Appropriate
buffer environments should be provided between development and these existing
features. Advice is provided regarding the appropriate landscaping of the site as part
of the development.

Forest of Bowland

No response

NL Officer
Mineral Safe Policy | No response
Team
Electricity North No response
West

Natural England

No objection — Subject to mitigation, as detailed within the Councils Habitat
Regulations Assessment being secured by planning condition and s106 agreement:

Construction phase surface water management
Operational phase surface water and foul drainage details
- Homeowner Information Packs

On-site open space provision

Shell UK No comments to make.
Waste and Provides comments on bin and collection point requirements.
Recycling Team
County No objection — subject to a condition to secure a programme of archaeological

Archaeology

investigation.

Public Realm Team

No objection subject to the following requirements based on 90 x 3 bedroom
dwellings:

- On-site Amenity Greenspace 1,404.00m?
- Off-site contributions as follows:
e Qutdoor Sports — Facility improvements at Halton Community
Recreation Fields
e Parks and Recreation Ground - £98,506.80 Improvements to Halton
Recreation Ground.
e Allotments - £15,195.60 to go to improvements to Halton Allotments.

Health and Safety
Executive

Does not advise against development subject to stipulated restrictions on dwelling
density and open space provision within the inner and middle consultation zones.

National Grid

No objection — subject to statutory clearances and easements being adhered to.
Development is required to be in accordance with National Grid Technical Guidance
Note 287.

County Education

No objection — subject to financial contribution to secure 18 primary school places.

Sustainable Growth

No objection — subject to Employment and Skills Plan being secured by planning
condition.

4.2

The following responses have been received from members of the public to the initial and amended
consultations:

138 letters of objection. A summary of the main reasons is as follows:

Principle matters including:

- The site is not allocated for housing
- Development here is contrary to the Neighbourhood Development Plan
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- Development here would constitute inappropriate countryside development

- Development would constitute major development within the National Landscape and
exceptional circumstances have not been demonstrated

- No need for additional housing

- No evidence that this proposal meets local housing needs

- Application is not supported by an Affordable Housing Statement

- Development should provide policy compliant affordable housing

- Proposal should provide bungalows within the housing mix

- No consultation with the community by the developer has been undertaken

- Development is not sustainable and will not support economic growth, community health or
enhance the environment

- Loss of agricultural land

- Recent housing developments are struggling to sell homes

- Proposal for 7 houses on land adjacent was refused and appeal dismissed

- Proposal should provide bungalows within the housing mix

- Development should be directed to brownfield sites

Design and landscape matters including:

- Harm to the rural character and identity of the village

- Development would extend beyond the existing village boundary

- The scale and density of this proposal are wholly out of keeping with the area

- The site lies within the Forest of Bowland National Landscape, the development would result
in harm to this landscape

- Further ribbon development along Low Road

- Development would be visually intrusive

- Loss of greenspace is damaging to rural sense of place

- Harm from light pollution

Traffic and highway concerns including:
- Low Road is dangerous and the proposed access is unsafe and unsuitable, resulting in
increased risk for drivers and pedestrians
- Existing traffic volume and speed within the village including along Low Road is dangerous
- Existing condition of road surfaces is unacceptable
- Lack of pedestrian crossing points and access to community facilities
- Poor visibility at the access
- Traffic calming measures should be installed
- Increased demand for car parking
- Poor highway drainage and flood risk

Residential amenity concerns including:
- Increases in criminal and antisocial behaviour
- Public open space must be appropriately designed, managed and maintained
- Housing should be design to be thermally efficient and net carbon zero
- Increased litter and dog fouling
- Loss of village community feel

Environmental concerns including:

- Development would harm and be contrary to the identified Environmentally Important Area
and Open Countryside

- Impacts on river bank and river Lune BHS

- Surface water flood risk and drainage concerns

- Impacts upon the environment and wildlife including the wider ecological network

- Loss of trees and hedgerows

- Increased air pollution

- ltis essential that site drainage prevents/reduces water flows towards Low Road

- Safety hazards associated with drainage basins

- Harm to Gutterflat Wood ancient woodland and Monkley Gill Beck woodland

- Proposed landscaping is unlikely to materialise

- Gas pipeline hazard is located within the development site

- Existing public right of ways are dangerous and poorly maintained
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Infrastructure concerns including:

- Impacts on water supply and drainage systems

- Condition of road surfaces

- Impacts of increased pressure on local infrastructure including schools, doctors and shops
- Slow internet speeds

- Lack of public transport options

Analysis
The key considerations in the assessment of this application are:

Principle of development

Access, traffic impacts, sustainable travel, and parking
Landscape character and visual effects

Biodiversity and trees

Flood risk and drainage

Residential amenity and pollution

Open space

Housing needs, housing mix, affordable housing and housing standards
Heritage matters

Infrastructure

Sustainable design

Employment and Skills

Principle of Development NPPE Chapter 2 Achieving Sustainable Development, Chapter 5
Delivering a Sufficient Supply of Homes, Chapter 11 Making Effective Use of Land; Strateqgic Policies
and Land Allocations SPLA DPD policies SP1: Presumption in Favour of Sustainable Development,
SP2: Lancaster District Settlement Hierarchy, SP3: Development Strategy for Lancaster District,
EN2: Areas of Outstanding Natural Beauty, EN3: Countryside Area; Development Management
DPD Policies DM1: New Residential Development and Meeting Housing Needs, DM4: Residential
Development Outside Main Urban Areas, DM6: Housing Provision in the Forest of Bowland AONB
and DM44: The Protection and Enhancement of Biodiversity; Joint Lancashire Minerals and Waste
Local Plan Policies M1 Managing Mineral Production, M2 Safeguarding Minerals and Guidance Note
December 2014.

Principle of housing growth

The Strategic Policies and Land Allocations DPD (SPLA DPD) sets out the district’s strategic
development strategy, advocating an urban-focussed approach to future growth (policy SP3). This
is reflected in Policy SP2 which sets out the district’s settlement hierarchy. Policy SP2 aims to direct
significant growth to the main urban areas of the district but also identifies a number of sustainable
rural settlements that will provide the focus for rural growth outside the main urban areas. The
application site is located on the periphery of the settlement of Halton, adjacent to a recently
constructed residential development site. Halton is identified as a sustainable rural settlement and
as such is a location in which the provision of housing would be supported; subject to the constraints
of the Open Countryside and National Landscape credentials set out below.

The application site is not allocated for housing, or any other specific land use. The whole of the site
lies within the designated Countryside Area defined by the Lancaster District Local Plan, which
defines the rural context of the district. Policy EN3 states that any development proposals located
within this designation should have due regard to all relevant policies contained within the Local
Plan, in particular policies within the Development Management (DM) DPD relating to development
in the rural areas.

A number of public comments received by the Local Planning Authority indicate that the whole of
the development site is located within the National Landscape, based on the map provided on the
Forest of Bowland National Landscape (NL) website. The interactive map provided on this website
does show the boundary of the NL extending up to the electricity pylons along the western boundary
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of the site. For the avoidance of doubt, this boundary is incorrect. The correct boundary is that
provided by Natural England on its Areas of Outstanding Natural Beauty (England) map, which is
incorporated into the Councils Local Plan interactive map. On this basis, only the easternmost areas
of the development site are located within the Forest of Bowland NL, the boundary of which passes
through the approximate centre of the site. Policy EN2 sets out that the landscape character and
visual amenity of these protected National Landscapes and their settings will be conserved and
enhanced, and that all development within these landscapes should be consistent with the primary
purpose of National Landscape.

The support offered to residential development outside the main urban areas by policy SP2 is further
reflected through policy DM1 and DM4. Policy DM1 states proposals for new residential
development will be supported where land is used efficiently, taking account of the characteristics
and specific circumstances of individual sites and proposals are located where the natural
environment, services and infrastructure can accommodate growth. Policy DM4 clarifies that the
Council will support proposals for rural housing provided that they are well related to existing built
form, that they remain proportionate to the character and scale of the existing settlement, and that
they do not demonstrably undermine the prevailing landscape. In addition to the overarching support
offered by policies SP2, DM1 and DM4 of the DM DPD, policy DM6 of the DM DPD supports the
principle of residential development within the Forest of Bowland NL provided that the local housing
needs are being closely addressed/met by the proposal and the development is not unjustified ‘major
development’ in the context of National Landscape policy.

As detailed on the submitted Parameters Plan, the proposed development area which would include
the proposed residential development and the proposed access road leading from Low Road, would
be located wholly outside of the National Landscape boundary. Securing development in
accordance with this Parameters Plan would mean subsequent reserved matters proposals would
need to accord with this site wide layout requirement. Whilst not located within the National
Landscape, this part of the development site would be within the setting of the National Landscape.
Moreover, the application red edge extends into the National Landscape, and this eastern area of
land could include on-site open space facilities and other associated infrastructure such as drainage.
As such development could take place within the National Landscape as part of this application,
albeit not housing, nor the proposed access road.

On this basis, it is necessary to address the requirement of paragraph 190 (and footnote 67) of the
NPPF. This paragraph sets out that when considering applications for development within National
Landscapes, permission should be refused for ‘major development’, unless exceptional
circumstances exist and where it can be demonstrated that the development is in the public interest.
Associated footnote 67 confirms that, for the purposes of paragraph 190, whether a proposal
constitutes ‘major development’ is a matter for the decision maker. The definition of ‘major
development’ in this context is not the same as the definition of ‘major development’ pursuant to the
Development Management Procedure Order 2015. To establish whether or not a proposal
constitutes ‘major development’ in the context of paragraph 190, it is necessary to take into account
nature, scale and setting, and whether a proposal could have a significant adverse impact on the
purposes for which the area has been designated or defined. This, ultimately, is a matter of
judgement for the decision maker.

In this case, the residential development and associated access road from Low Road would be
wholly located outside of the protected landscape. Only minor associated infrastructure such as
open space, landscaping, ecological enhancement, and drainage infrastructure could be located
within the National Landscape boundary. The proposed development parcel would extend up to the
boundary with the National Landscape and would be within its setting. However, in this instance, the
location of the development site is immediately adjacent to the existing built-up area of Halton,
including large scale electricity infrastructure and other residential development. Furthermore, the
proposed scale with respect to housing numbers and the extent of the development as defined within
the Parameters Plan, is considered proportionate to the size and nature of the village. In addition,
the retention of the central woodland and hedgerow belt which presently forms the central boundary
between the two fields, would form a natural boundary to the development and revised village edge.
The access road would lie beyond this central woodland, but this would be a low impact intervention
which can be comfortably accommodated in visual terms into this landscape. Care must be taken at
the reserved matters stage to ensure that the eastern frontage of the development is appropriate in
terms of layout, scale, and design. This is particularly important because it faces the National
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Landscape. With careful consideration, the natural beauty, special qualities, and other key
characteristics of the protected landscape setting can be conserved. In this instance, based on the
submitted information and the site-specific factors, the scheme is not considered to constitute ‘major
development’ within or in the setting of the National Landscape, pursuant to Paragraph 190 of the
Framework.

Whilst this conclusion does mean that the policy criteria for exceptional circumstances set out within
the NPPF and DM6 are not engaged, this does not preclude the need for or prejudice the ability of
the Local Planning Authority to carefully and stringently assess all material planning considerations,
which importantly includes landscape matters. However, based on this conclusion, the principle of
housing can be supported in this location.

Paragraph 61 of the National Planning Policy Framework (NPPF) sets out that to support the
government’s objective of significantly boosting the supply of homes, it is important that a sufficient
amount and variety of land can come forward where it is needed. The Council’s most recent Housing
Land Supply Statement identifies a housing land supply of 2.8 years, which is a significant shortfall
against the required 5-year supply set out in the NPPF. Paragraph 11 of the NPPF also requires
that, where a Local Planning Authority cannot demonstrate a 5-year supply of deliverable housing
sites, permission should be granted unless the application of policies in the NPPF that protect areas
or assets of importance (such as protected landscape, areas at risk of flooding, designated heritage
assets or statutory habitat sites) provide a strong reason for refusing permission; or any adverse
impacts of doing so would significantly and demonstrably outweigh the benefits when assessed
against the policies in this Framework taken as a whole, having particular regard to key policies.
These include directing development to sustainable locations, making effective use of land, securing
well-designed places and providing affordable homes, individually or in combination. These matters,
along with all other pertinent planning considerations will be addressed in the following sections of
this report and considered in the planning balance at the conclusion of this recommendation.

Loss of Agricultural Land

The loss of the agricultural land is a material planning consideration and a matter of principle. Policy
DM44 states development proposals ‘should avoid the use of the best and most versatile agricultural
land and should, as far as possible, use the lowest grade of land suitable’. The NPPF equally
reinforces the need to protect the highest quality agricultural land. Paragraphs 187, 188 and
associated footnote 65 state ‘planning policy and decisions should contribute to and enhance the
natural and local environment by protecting and enhancing valued landscapes, sites of biodiversity
or geological value and soils’. The best and most versatile (BMV) land is Grades 1, 2 and 3a. The
application is supported by an Agricultural Land Classification assessment, which concludes that
the whole site constitutes Grade 3b which is not defined as BMV. Accordingly, the loss of agricultural
land is not a constraint to the proposed development and would not conflict with policy DM44 or the
Framework in this regard.

Mineral safeguarding
The site is located within a Mineral Safeguarding Area (MSA) as identified by Lancashire County
Council within the Joint Lancashire Minerals and Waste Local Plan. Policy M2 of this Plan sets out
that planning permission will not be supported for any form of development that is incompatible with
working the minerals, unless the applicant can demonstrate that:
e The mineral concerned is no longer of any value or has been fully extracted.
e The full extent of the mineral can be extracted satisfactorily prior to the incompatible
development taking place.
e The incompatible development is of a temporary nature and can be completed and the site
returned to its original condition prior to the minerals being worked.
e There is an overarching need for the incompatible development that outweighs the need to
avoid the sterilisation of the mineral resource.
e That prior extraction of minerals is not feasible due to the depth of the deposit.
Extraction would lead to land stability problems.

A Mineral Resource Assessment has been submitted in support of the application. This concludes
that the site is likely underlain by glaciofluvial deposits comprising sand and gravel overlying
gritstone/sandstone. Whilst there is sufficient supply of gritstone/sandstone, there is an identified
shortfall of sand and gravel. The proposed development would result in the minerals within this area

being sterilised, however, it has been shown that the tonnage being sterilised, particularly of sand
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and gravel, is small compared to the overall resources available within Lancashire and as such
would not adversely impact the overall reserves within the County. Furthermore, extraction activities
could impact upon the electricity and gas infrastructure within the site, meaning extraction is likely
unfeasible. The site is also situated adjacent to existing residential development, which would be
unacceptably impacted by extraction activities. Whilst prior extraction may be temporary, the impacts
on neighbouring residential amenity could be profound. Furthermore, given the small size of the
site/minerals and the fact it is adjacent to existing development and sensitive infrastructure, it is not
an unreasonable assertion that prior extraction would also be unviable. Accordingly, the
development would not conflict with the policy M2 of the Joint Lancashire Minerals and Waste Local
Plan.

Access, traffic impacts, sustainable travel, and parking NPPF Chapter 9 Promoting Sustainable
Transport and Chapter 12 Achieving Well-designed and Beautiful Places; Strategic Policies and
Land Allocations (SPLA) DPD policies: SP10: Improving Transport Connectivity, T2: Cycling and
Walking Network; Development Management (DM) DPD policies DM29: Key Design Principles,
DM57: Health and Well-being, DM58: Infrastructure Delivery and Funding, DM60: Enhancing
Accessibility and Transport Linkages, DM61: Walking and Cycling, DM62: Vehicle Parking Provision
and DM63: Transport Efficiency and Travel Plans, and DM64: Lancaster District Highways and
Transport Masterplan.

The district’s development strategy (policies SP2 and SP3) aims to manage growth in the most
sustainable way possible by directing growth to the main urban areas and to the identified rural
sustainable settlements, of which Halton is one. Opportunities to maximise sustainable transport
solutions varies between the main urban areas of the district and those areas which are more rural
in nature. This variation must be taken into account when assessing existing and proposed transport
infrastructure opportunities, which is likely to lead to changes in transport technology and usage
(paragraph 109, NPPF).

Fundamentally, development proposals must ensure that the criteria set out within paragraph 115
of the Framework, which are summarised below, are met:;

a) sustainable transport modes are prioritised taking account of the vision for the site, the type
of development and its location;

b) safe and suitable access to the site can be achieved for all users;

c) the design of streets, parking areas and other transport elements meet standards that reflect
national guidance; and

d) any significant impacts from the development on the transport network, or highway safety,
can be cost effectively mitigated to an acceptable degree.

These essential criteria are reflected and expanded upon within the Councils Local Plan at policies
DM60 to DM63 of the DM DPD. Policies DM4 and DM29 also require development, especially those
in the rural areas, to be located where the environment and infrastructure can accommodate the
impacts of expansion and new development is well connected to existing settlements and services.

Access

The application is seeking approval of the proposed site access onto Low Road as part of the outline
application. The proposal includes the approval of the point of access/junction itself, as well as the
internal access road leading into the site and up to the proposed development area, as indicated on
the Parameters Plan. This is a road length of approximately 130 metres. The junction detail and
internal access road detail are illustrated on the Proposed Site Access Plan drawing, which also
includes topographical and tree detail to indicate the way in which the access road would navigate
between existing woodland copse and through the central hedgerow.

Full details of the remaining residential road layouts within the proposed development area shall be
controlled by planning conditions attached to the outline application, if approved. These details
would need to be submitted concurrent with any reserved matters given the interdependency with
the layout of the development. This should also include details of the proposed arrangements for
the future management and maintenance of the proposed streets within the development.

The main point of access is proposed to be taken from Low Road to the north of the site, located
between two existing tree groups and in the location where the speed limit reduces from 60mph to
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30mph at the entry to the village. At present, there is a relatively large, grassed verge on the southern
side of Low Road, the only pedestrian pavement provision is on the northern side of the road in this
location. The recently installed access to Forest Heights, which features a pedestrian pavement, is
located approximately 60 metres to the west.

The proposed access takes the form of a priority-controlled junction with a carriageway width of 5.5
metres with 2 metre footways either side, leading up to the proposed development area. As detailed
within the supporting Transport Assessment, visibility splays of 2.4m by 43m can be provided at the
junction along Low Road. These splays, which are detailed on the Proposed Site Access Plan, utilise
land within the control of the applicant or are on the adopted highway. The splays are commensurate
with roads which are subject to a 30mph speed limit. In conjunction with the proposed access, it is
also proposed to relocate the existing 30mph speed limit zone further to the east. This is indicatively
shown on the Proposed Site Access Plan, although the precise location will need to be agreed with
the Highways Authority (HA). A forward visibility of 115 metres to the relocated 30mph sign can be
achieved therefore complying with the requirements for a 30mph road. These works will also include
the relocation of the associated speed limit signage, road markings and Vehicle Activated Sign
(VAS). Appropriate street lighting will be required, details of which would need to be agreed by the
HA.

The access design includes an uncontrolled crossing with dropped kerbs and tactile paving to link
to the existing pedestrian pavement along the northern side of Low Road. A further pedestrian
crossing is proposed across the site access itself. A new pedestrian pavement is also to be provided
along the southern side of Low Road. This will extend westwards from the access and will connect
with the existing pavement provision at the Forest Heights junction.

The proposed access design has developed over the course of the determination of this application
following design discussions with the HA. Despite concerns from residents relating to the access
design and highway safety, the proposal is now considered to represent a safe and suitable access,
to the satisfaction of the HA. A condition to secure the final details and the implementation of this
access design, along with the pedestrian pavement to link with Forest Heights, pedestrian drop
crossing across the site access, the uncontrolled crossing across Low Road and the relocation of
the 30mph speed limit and associated works, is to be secured and controlled by planning condition.
A second condition is proposed to secure the appropriate visibility splays of 2.4m by 43m in both
directions.

A further condition has also been requested by the HA to require the site access road to be
constructed in accordance with Lancashire County Council Specification for Construction of Estate
Roads to at least base course level, up to the entrance of the site compound before any development
takes place within the remainder of the site. In light of the nature and scale of the proposal, including
the length of the access road, this is recommended. For the same reason, the additional conditions
to secure a Construction Management Plan, to include details of wheel washing, is also
recommended.

Traffic Impacts

The application is supported by a detailed Transport Assessment (TA) which considers the effects
of development including additional traffic on the network. The TA has been updated during the
determination process to address comments made by the HA, including trip distribution from the site
access. To establish suitable trip generation for the proposed residential use, the TRICS database
has been analysed. The trip rates and vehicle trip generation for the proposed development (up to
80 dwellings) for the AM and PM peak hours are included in the table below:

Trip Rate Trips

Arr Dep Arr

AM Peak Hour 0.126 0.329 1 30

PM Peak Hour 0.297 0.156 27 14

Table 6.1 Summary of Proposed Residential Dwellings Trip Generation (80 Dwellings)
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As can be seen from the table, the TA anticipates that the development would generate
approximately 41 new two-way trips in the AM peak and the PM peak hours. Areas of concern on
the existing highway network have been raised by interested parties, including the Low Road pinch
point close to the junction and Quarry Road/Station Road, and the roundabout junction with Low
Road/Church Brow/High Road/Foundry Lane. These areas do present constraints on the network
which need to be carefully considered in the context of the development proposed.

As can be seen, from the Development Flow calculations, the potential impact at the Low
Road/Church Brow/High Road/Foundry Lane junction, which would include traffic passing through
the Low Road pinch point, is 27 two-way trips in the AM peak and PM peak hours. This is a relatively
small increase in local traffic arising from the development, which can be accommodated within the
normal variation of daily traffic flows. Given this, it is concluded that the traffic generated from the
proposal will not result in a material change to traffic conditions. Within its latest consultation
response, the HA has confirmed that it is now satisfied with the assessment and conclusions set out
within the TA, including with respect to highway capacity and road safety.

The HA has ultimately raised no objection to the proposed development, subject to mitigation in the
form of a financial contribution towards improvements to wider highway infrastructure, as set out in
the Lancaster Travel and Transport Infrastructure Strategy (LTTIS). The assessment of the
development in isolation is agreed to be acceptable in highway impact terms. However, when
considering this proposal in combination with wider development within the district, future growth
ambitions as detailed within the Local Plan, and wider strategic highway infrastructure constraints,
the level of effect could arguably be greater. For this reason, the HA has requested a financial
contribution calculated using a gravity model which assesses the development’s impact on various
parts of the network based on the scale, type, and location of the development in the context of the
adopted Local Plan. This model also incorporates the estimated costs of the associated
infrastructure works set out in the LTTIS. The contribution requested will support the delivery of
strategic improvements aimed at increasing network capacity and promoting sustainable travel.

The requested contribution equates to £2,271.79 per dwelling, which based on a development of 80
dwellings, would total £181,743.20. The final total figure would be confirmed at the reserved matters
stage once to total number of dwellings is determined, and would be apportioned across the relevant
initiatives identified within the LTTIS. These initiatives would be:

» Pointer Roundabout

= City Centre Gyratory

= A683 Caton Road

= A6 Slyne Road

» Local highway network around M6 junction 34

= Lancaster Area Wide local road management changes

Given the likely distribution of trips generated by the development, these initiatives are considered
directly related to its impacts.

Without contributions to mitigate the impacts of the development and support the delivery of strategic
highway infrastructure, it is anticipated there would be severe impacts in terms of both safety and
congestion around Lancaster and Morecambe’s highway network. Policy DM58 and DM64 also
support contributions to mitigate impacts to highway infrastructure. For this reason, the HA’s
contribution request is supported, both by the Local Planning Authority and the applicant, and is
additional to the off-site highway improvement works, with the contribution being secured through a
Section 106 agreement. In light of this, the proposed development is considered compliant with the
Local Plan policies and the NPPF in relation to traffic impacts. In conclusion, the HA has raised no
objection to the development and is satisfied the development traffic can be accommodated on the
network without resulting in highway safety impacts or in residual cumulative impacts on the road
network that would be severe. In this regard the development does not conflict with the Framework
or the DM DPD.

Sustainable travel

Planning policy seeks to ensure development maximises opportunities to travel by sustainable
transport modes. This includes the promotion of walking and cycling and access to public transport.
The Chartered Institution for Highways and Transportation (CIHT) sets out suggested walking
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distances between sites and key services based on desirable, acceptable and preferred maximum
distances. This are set out below:

Town Centres Commuting/School/ Elsewhere/Local

(m) Sightseeing (m) Services (m)
Desirable 200 500 400
Acceptable 400 1,000 800
Preferred Maximum 800 2,000 1,200

The WYG Report entitled ‘Accessibility — How Far Do People Walk and Cycle’, states that 1,950
metres is the 85th percentile distance for walking as the main mode of travel.

The development site is located on the edge of the existing village, adjacent to existing residential
development. The main services, including the closest primary school, within the village are mostly
located on High Road, with access being made through the residential roads to the north, or through
the grounds of ‘The Centre’. Table 4.5 below, shows the walking distance from the access point of
the site on Low Road to several of the local key amenities in the immediate vicinity of the site. The
table also confirms whether or not the particular amenity is within the 85th percentile distance for
walking.

Guidance Meets with
Criteria Guidance?

Local Amenity Distance

Playground at The Centre 600m 1,950m YES

Premier Convenience Store 615m 1,950m YES

Halton Pharmacy 615m 1,950m YES

St. Wilfrid's C of E Primary School 895m 1,950m YES

Halton Village Butchers 930m 1,950m YES

The Greyhound 945m 1,950m YES

The Red Door Cafe 1,305m 1,950m YES

Playground St. Wilfrid's Park 1,410m 1,950m YES

Furnace Barn Day Nursery 1,450m 1,950m YES

Cote Beck Forest 1,545m 1,950m YES

Table 4.4 Distance from Site to Local Facilities

The TA demonstrates that the local centre and village amenities lie within the 1950 metre preferred
distance (from the site access). Local pedestrian infrastructure within the village is considered
adequate, with lit footways provided along residential streets and the pedestrian route up to High
Road. The topography of the village, which is split across two distinct topographical levels, is noted,
however, level access is provided through the residential streets, albeit on an incline in places. For
those on foot heading in a westerly direction, the lack of pedestrian facilities through the pinch point
on Low Road is noted, though an alternative westerly route is provided along Mill Lane leading to
Station Road. Mill Lane also does not feature pedestrian pavements, but it is a quieter less trafficked
route.

Further pedestrian links exist within the village to the network of public rights of way, including those
along the banks of the River Lune. To aid in improving pedestrian connectivity, the applicant is
amenable to providing a pedestrian link from the development site leading to the site boundary with
Forest Heights. This would avoid the need to walk the length of the access road to reach Low Road
and would reduce distances both into the village and enable improved connections with the
footpaths which lead down to the river via Foundry Close. This linkage relies on third party land and
so cannot be delivered in full by the applicant. However, a condition can be imposed to facilitate this
pedestrian connection up to the development site boundary to Forest Heights.

In relation to walking, development proposals must not impact the pedestrian environment and
should maintain, and where possible, improve the existing pedestrian infrastructure in accordance
with policy T2 of the SPLA DPD. When considered alongside the proposed off-site improvements to
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Low Road, which are designed to enhance access for all users, and the opportunity to secure in part
a new active travel connection to the west of the site, the development is located in an accessible
location. It would provide future residents with a genuine opportunity to make regular, everyday
journeys on foot.

In relation to cycling, the site is located on Regional Cycle Route 90, which is largely an on-road
cycle network which travels along Low Road, however, there is no dedicated cycle lane along the
road network. Easy access for cycles to the Millenium Greenway, which is located along the
southern river bank, is available, which provides direct access into Lancaster to the west and the
Lune Valley to the east. Cycling would be a realistic mode of travel for future residents of this
development. Cycle parking within each dwelling will be required in accordance with DM62, details
of cycle parking infrastructure would be secured by later reserved matter approvals. In instances
where cycle parking is provided within a shed-type garden structure, as opposed to a garage, these
should be designed to Secured By Design Status.

In terms of public transport, the area is served by existing bus services which pass along Low Road
and provide access to Lancaster and the wider Lune Valley. The closest bus stops are located on
Low Road, close to the junction with Forgewood Drive. The CIHT recommends a 400m walking
distance between new residential development and bus stop/services. When including the length of
the site access road leading to Low Road, the nearest bus stop would be just over 400 metres. This
would be further still for those properties which are located further into the proposed development
area. The delivery of a pedestrian link into Forest Heights would shorten this considerably, but this
relies on third party land, so cannot be delivered in full by this development alone. Whilst bus stops
are situated over the recommended walking distance for most of the development, given the good
level of rural bus services operating in the area, travelling by bus is also a genuine option for future
residents. Access to rail services are poor in the Lune Valley as no infrastructure exists. For rail
services, residents would be required to commute into Lancaster via other means of transportation
in the first instance. From there, Lancaster railway station offers regular rail connections regionally
and nationally.

Active Travel England (ATE) are a statutory consultee for developments over 150 housing units,
whilst this proposal falls below that threshold, ATE has provided comment indicating that
development should include consideration of the National Model Design Code, Inclusive Mobility
and LTN 1/20. The layout of the development is not a consideration at this stage. However, as
already set out, a condition is recommended to secure the details of internal estate roads, private
drives, footways and other active travel routes to be designed to adoptable standards and LTN 1/20.

A Travel Plan will be required for the development, in order to encourage and incentivise active
travel. An Interim Travel Plan has been provided with the application, which is reasonable and
proportionate given the outline nature of the scheme. The Travel Plan has been reviewed by the HA
which considers this to be a suitable document and recommends a condition to secure the
implementation of the travel plan for a minimum period of 5 years.

Overall, the development is considered to be sustainably located to support and encourage the use
of alternative sustainable modes of transport and therefore accords with planning policy in this
regard. There are no significant adverse effects arising from the development on the pedestrian and
cycle environment. In fact, betterment will be provided through the proposed off-site improvements
works and the opportunity to secure pedestrian linkages.

Parking
Policy DM62 sets out the Council’'s maximum parking standards for new development. The

submission indicates the development will be designed to meet the requirements of policy DM62
with the details provided as part of the layout considerations through reserved matters. Parking is
not explicitly a reserved matter; therefore a condition is recommended to control the provision of the
parking prior to occupation of respective dwellings, together with access and turning provision via
the internal estate roads. There is an expectation for all roads (subject to the street hierarchy and
design at reserved matter stage) to be designed to adoptable highway standards.

In conclusion, the proposal has robustly demonstrated that safe and suitable access can be provided
for all modes of transport and that the additional traffic generated by the development can be safely
accommodated on the local highway network without resulting in significant adverse impacts. There
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are no highway safety objections from the statutory consultees. Therefore, despite concerns raised
by the local community to the contrary, there are no technical highway grounds on which to withhold
planning permission.

Landscape character and visual effects NPPF Chapter 8 Promoting Healthy and Safe
Communities, Chapter 12 Achieving Well-Designed Places, Chapter 15 Conserving and Enhancing
the Natural Environment; Strategic Policies and Land Allocations (SPLA) DPD policies SP8:
Protecting the Natural Environment, EN2: Areas of Outstanding Natural Beauty, EN3: The Open
Countryside; Development Management (DM) DPD policies: DM4: Residential Development outside
Main Urban Areas, DM6: Housing Provision in the Forest of Bowland AONB, DM29: Key Design
Principles, DM43: Green and Blue Infrastructure, and DM46: Development and Landscape Impact.

Paragraph 187 of the Framework states that planning decisions should contribute to and enhance
the natural and local environment by protecting and enhancing valued landscapes and recognising
the intrinsic character and beauty of the countryside. In preparing the Local Plan, the Council
recognised that the district contains a range of important landscapes that are valued features of the
natural environment and are worthy of protection to varying degrees. The Plan appropriately
distinguishes between landscapes of national significance, such as National Landscapes (formerly
AONBSs), and those of local significance.

This application site straddles the boundary of the Forest of Bowland National Landscape, the
boundary of which follows the southern edge of Low Road and then passes through the approximate
centre of the site in a north-south direction, parallel with but some distance from the electricity
pylons/cables. As previously described, the submitted Parameters Plan details the way in which the
site will be developed to ensure that all residential development and the associated access road
from Low Road remain outside of the National Landscape Boundary. Whilst not submitted for formal
approval, the Indicative Framework Plan builds on this, and shows additional detail such as internal
layouts, landscaping and public infrastructure, and also includes a design narrative as to the
principles that any reserved matters proposal is likely to accord. Clearly, land within the National
Landscape (NL) boundary is to be developed, though this is to provide ancillary infrastructure such
as drainage systems, open space, landscaping and ecological enhancement. Whilst the proposed
development area and associated access road remain outside of the NL boundary, they are located
in close proximity to the NL, and in some parts immediately adjacent to it, and so are within the
setting of the NL.

Paragraph 189 states that great weight should be given to conserving and enhancing landscape
and scenic beauty in National Landscapes, which have the highest status of protection in relation to
these issues. Similarly, Policy EN2 of the Local Plan states that the landscape character and visual
amenity of the district's AONBs (now National Landscapes) and their settings will be conserved and
enhanced and requires that all development within these landscapes be consistent with this primary
purpose of the designation. In pursuing the primary purpose of designation, account should be taken
of the needs of agriculture, forestry, and other rural industries and of the economic and social needs
of local communities within and around it. Regard should be paid to promoting sustainable forms of
social and economic development that in themselves conserve and enhance the environment. Policy
DM46 requires proposals within National Landscapes to be sustainable, consistent with the primary
purpose of the designation, and to support the special qualities of the National Landscape. The
policy goes on to state that development proposals should, through their siting, scale, massing,
materials, landscaping, vernacular style and design, seek to contribute positively to the conservation
and enhancement of the protected landscape and its setting.

Additionally, the Levelling-up and Regeneration Act 2023 has strengthened the Council’s statutory
duty in relation to National Landscapes. The Council must now “seek to further’ the statutory
purposes of protected landscapes (i.e. conserving and enhancing the natural beauty, wildlife and
cultural heritage therein), rather than the previous duty to “have regard to” such purposes. This duty
also applies to proposals undertaken outside of the designation boundary when these have the
potential to affect land within the National Landscape.

The Forest of Bowland NL Landscape Character Assessment (July 2025) provides a comprehensive
assessment of landscape character across the whole of the Forest of Bowland, to inform land use
planning and land management decisions. Within this assessment, the part of the development site
which lies within the boundary, falls within the Lune Valley Flood Plain Landscape Character Type
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(LCT). The Lune Valley Flood Plain LCT is primarily characterised by the Lune floodplain which is
then surrounded by rolling drumlins, woodland, agricultural fields and moorland. In the case of
Halton, it is the undulating topography, the steep wooded northern bank of the River Lune and the
highly recognisable landscapes leading eastwards up the Lune Valley which provide a strong
contribution to the villages sense of place.

The main landscape sensitivity of the wider Lune Valley Flood Plain LCT is the highly valued open
landscape views that lead eastwards towards the higher ground of the Yorkshire Dales and
southwards towards the Bowland Fells. The loss of, or changes to, these open landscape views is
identified as a potential risk to the key identified characteristic of this LCT. To mitigate this, the
Landscape Character Assessment stresses the importance of ensuring that, where they are
achieved, these open views along the valley are conserved and that any development within their
vicinity includes the use of local materials and vernacular styles both in new development and in the
repair of existing built form, in order to strengthen local character. It also identifies the benefits
associated with promoting footpath and cycle routes as a means of enjoying the character of the
landscape.

The whole site also falls within the Low Coastal Drumlins Landscape Character Type (LCT), sub-
type Carnforth—Galgate—Cockerham (12a), as defined in the Lancashire County Council’s
Landscape Strategy for Lancashire (December 2000). This landscape type is characterised by low
lying hills—typically around 40 metres in height—with broad, rounded tops, particularly prevalent
toward the northwest coast of the study area. Compared to the more densely packed drumlin fields
elsewhere, this sub-type features a gentler, lower-lying topography with more isolated drumlins. The
alignment of the drumlins imparts a distinctive grain to the landform for this LCT.

The development site sits upon the periphery of the village and is adjacent to a recently constructed
residential development and electricity pylons/cables, which lie to the west. The site comprises two
arable field parcels, separated by woodland and hedgerows. It is encompassed to the east and
south by further mature woodland, parts of which are designated as Ancient Woodland. To the
immediate south of the site is the steep and wooded northern bank of the River Lune. Low Road is
situated to the north, with further undulating agricultural land beyond that.

The submitted Landscape and Visual Impact Assessment (LVIA) which supports this application
also provides a description of the site and of the wider study area, to establish the landscape
baseline conditions in which the development would be located. The LVIA also establishes a visual
baseline to identify the locations from which the development would be visible. This includes
identification of visual receptors including from the immediate local landscape and from locations
slightly further afield, including from within the Forest of Bowland National Landscape.

Local topography is varied in light of the drumlin landscape within which the site and village is
located. The site surroundings are well vegetated, with hedgerow field and road boundaries and
numerous blocks of woodland, both lining the riverbanks and interspersed with the surrounding
fields. Combined, the undulating topography and the presence of matured woodland block and field
boundary hedgerows result in a constrained viewing envelope for this particular site. From lower
elevations, such as from Low Road, views of the southwestern field (the area in which most of the
development is focussed) are largely restricted and filtered by existing topography and woodland.
Views of larger swathes of the site are achieved from longer distance viewpoints at higher elevations.
A total of 10 viewpoints have been assessed within the LVIA from different locations including
distances and elevations.

Following detailed site assessment by Officers, it is clear that the site is one of two halves, with the
southwestern field being somewhat more restricted with respect to visibility. It is also influenced by
the residential development of the village and by the large-scale electricity infrastructure which forms
the western boundary of the site. This field is more visually attached and closely related to the
developed edge of the village and as a result of this, this part of the site is of a lower sensitivity to
development and change overall.

Conversely, the eastern field is more distant from this village edge setting and is visually separated
by the central woodland belt, field boundary hedgerow and the undulating topography of the site
itself. There are no public rights of way through the site, but even so, this field is more visually
appreciable within closer views, such as from Low Road, and from the surrounding network of public
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footpaths which enable wider landscape views across the site towards open landscape located on
the southern side of the River Lune. Relative to the southwestern field, the eastern field of the site
begins to have a greater rural feel and character, whereby the field is considered to have a closer
visual relationship to the wider rural landscape surrounding it, rather than being influenced by the
existing village development.

The LVIA assesses the potential landscape and visual effects arising from the development during
its construction, operational and post development (year 15) stages. The assessment concludes
that the potential effect on the landscape character of the site and immediate area would, depending
on the viewpoint assessed and the development phase, range from minor adverse to moderate
adverse effects, the latter being considered as significant. This is a consequence of a permanent
change from the current agricultural land with its replacement of up to 80 dwellings with associated
infrastructure. The LVIA therefore concludes that embedded design measures are required so as to
mitigate this harm and to provide opportunities for furthering the landscape character in the longer
term. These include locating the proposed housing development outside of the National Landscape
boundary, providing a suitably designed and landscaped access road, and providing significant
amounts of new landscaping throughout the whole site area. Accordingly, the proposal includes the
limited removal of vegetation, combined with the retention, bolstering and enhancement of existing
landscape features, and the provision of extensive areas of landscaping and open space for public
use and ecological enhancement. At present the village edge ends abruptly in the form of large white
rendered dwellings, boundary treatments including some close boarded fencing, and large-scale
electricity pylons and cables. The aim of this proposals design approach is to create a softer
transition from the village edge into the more open rural landscape, including the protected National
Landscape, beyond.

When taking account of the proposed mitigation which has been incorporated into both the
Parameters Plan and the Indicative Framework Plan, the LVIA concludes that the residual effects of
the development at year 15 would reduce to moderate-minor adverse, and importantly would no
longer be significant. Beyond Year 15, the existing and newly planted vegetation will continue to
mature, further filtering and visually assimilating the residential development within views and
integrating it into the landscape. Therefore, overtime, and as landscaping develops further, the
effects would further reduce the development effects to neutral.

To a certain extent, Officers were satisfied that the LVIA provided an accurate, reliable and robust
assessment of the landscape impacts of the scheme. However, it is important to note that this
assessment was based upon the initial masterplan design, which included a second residential
development parcel within the eastern field, accessed from the proposed internal access road.
Officers raised significant concern with this element of the proposal, as it was felt that the extension
of buildings beyond the existing central woodland and hedgerow belt and into the more visually open
eastern field would materially harm the character and visual appearance of the landscape, including
the setting of the protected landscape, by blocking or interrupting key wider landscape views which
lead into the wider National Landscape beyond.

In accordance with the statutory function to ‘seek to further’ the statutory purposes of Protected
Landscapes, including through development within their setting, Officers concluded that this
development proposal could not be supported given the harm in which it would result. Following
negotiations with the Applicant, this smaller housing development parcel has been removed from
the scheme, and the overall number of dwellings being proposed subsequently reduced to 80 from
the initially proposed 90. In effect this means that, other than for the proposed access road, the
existing central woodland and hedgerow would form the village edge, with the land beyond that
remaining open and landscaped to provide the gentler transition from residential form to a softer and
more organic environment. It would also incorporate facilities for use by residents and the general
public to promote active lifestyles and to enjoy the special character of the wider landscape,
particularly when compared to the sites current agricultural use.

Taking into account this amended approach, and the aforementioned mitigation measures, Officers
conclude that, over time, the development can be successfully integrated into the village periphery
and wider landscape setting, without resulting in unacceptable harm to landscape character and
importantly the setting of the protected landscape. The opportunity to secure high quality landscaped
greenspace within the eastern field along with recreational facilities to enable new and existing
village residents to enjoy the protected landscape setting to the village is significant. The
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landscaping of this area and introduction of improved habitat features would be significantly more
appropriate both in visual terms and by creating ecological connectivity with wider habitat located to
the south and east. Subject to appropriate design at the reserved matters stage, this would be
consistent with the statutory purpose of the National Landscape, that is to conserve and enhance
the natural beauty of the area.

To ensure the effects of the development reduce overtime to secure a neutral overall impact, it is
therefore imperative that the identified mitigation (retention, bolstering and enhancement of high-
quality landscaping and provision of extensive areas of open space and new recreational routes
through the site) is appropriately secured. Accordingly, the reserved matters will need to be prepared
in accordance with the proposed Parameters Plan, which will form an approved plan, and which has
been prepared to fix development as advised by the landscape capacity led approach and
assessment. In addition to this, a further condition will be required to ensure that forthcoming
reserved matters applications are guided by the broad principles outlined in the Indicative
Framework Plan, which promotes a strong landscape-led approach to the design of the
development. To minimise adverse effects during construction, adherence to a suitable Construction
Environment Management Plan will be required.

A further key element of the proposal, as identified on the Parameters Plan, is to only feature single
storey development within the southern extent of the proposed development area. This is due to the
topography of this part of the site being slightly higher and its resultant visibility in the landscape.
Development within this zone should also primarily face southwards to present and interact
positively with the landscape whilst increased landscaping/planting along this southern boundary
will both buffer the existing wooded embankment and assimilate dwellings into the landscape. Due
to the wider undulating topography of the site and its visibility from more elevated and distant
viewpoints, it is also considered reasonable to also impose a restriction on building heights for the
remainder of the site to be a maximum of two storeys in height (not including roof/attic space).

Dark skies are also an important component of the National Landscape. The Dark Skies assessment
contained within the Forest of Bowland NL Landscape Character Assessment (July 2025) indicates
that the development site sits within a transition area for lighting/dark skies, leading from the village
into the darker skies situated in the intervening space between Halton and Caton. The proposal
would lead to further development producing light from dwellings and external lighting infrastructure.
To a certain extent, this is unavoidable given the nature of the development, however, appropriate
design measures to minimise impacts such as through layouts of the dwellings and design of
external lighting within the site can all minimise impacts. For this reason, a condition is
recommended to secure details of external lighting design for the estate roads and open space
areas. The layout of any reserved matters proposal should also bear this in mind when considering
dwelling layouts and landscaping, which could minimise impacts further still.

The application is also supported by a Design Code document which provides indicative details of
house designs, materials, site sections and landscaping. With respect to the house design, a
traditional design is proposed with simple plan forms and features such as chimneys, overhanging
eaves, and window heads and cills. Indicative materials include rough cast render and artificial
stone. The use of artificial stone may be supported subject to details and material samples being
agreed at the appropriate stage. No details on roofing materials are provided, however, in this
location, the use of appropriate natural slate would be required. The indicative street scene/cross
sections appear suitable, though a greater level of detail of site levels including site sections would
be expected at reserved matters stage. The indicative landscaping approach to both the eastern
field, the proposed access road and the western buffer adjacent to the electricity pylons/cables is
appropriate. Any reserved matters applications would be expected to take account of this initial
Design Code when developing the scheme further. If approved, Officers would encourage the
developer to utilise the Councils pre-application advice service to inform the reserved matters
design, prior to submitting any application.

Overall, the proposal would expand the eastern edge of the village, however, the scale and siting of
the development would not be incongruous with the existing pattern of development in this area of
Halton. In fact, through subsequent amendments sought by Officers, the proposal has sought to
conserve the setting of the protected landscape, by siting the dwellings wholly within the western
field and only siting the proposed access road, drainage features, landscaping and open greenspace
space within the eastern field and within the NL boundary. The proposal has sought to enhance the
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NL by providing significant areas of landscaping and recreational opportunities and by utilising
existing topography and woodland along with additional landscaping to form a softer transition from
the village boundary into the wider landscape.

It is apparent that the mitigation and enhancement measures have been carefully designed into the
scheme following a landscape capacity assessment, to ensure that the proposal assimilates well
into the receiving landscape. Clearly, the scale, layout, landscaping, and design of development will
be critical considerations to determine whether the development conforms to relevant policies at the
reserved matters stage. However, based on the details provided including the Indicative Framework
Plan and the Design Code, Officers are satisfied that development here could be brought forward in
a manner that would both be well-related to the existing settlement and proportionate in scale and
character. Overtime, it is concluded that the overall effects of the development in landscape terms
would reduce to neutral over time, with some positive elements including the enhanced public
access and enjoyment of the landscape. This would accord with both the landscape requirements
set out in national and local planning policy and, importantly, the recently updated legislative
requirement to ‘seek to further’ the statutory purposes of Protected Landscapes, including through
development within their setting.

Biodiversity and trees NPPFE Chapter 15 Conserving and enhancing the natural environment;
Strategic _Policies and Land Allocations (SPLA) DPD policies SP8: Protecting the Natural
Environment and EN7: Environmentally Important Areas; Development Management (DM) DPD
policies DM29: Key Design Principles, DM43: Green and Blue Infrastructure, DM44: Protection and
Enhancement of Biodiversity and DM45: Protection of Trees, Hedgerows and Woodland.

Strategic policies SP8 and EN7 both recognise the importance and value of biodiversity within the
district and expects development proposals to protect, maintain and enhance biodiversity. This
policy position is reflected in the Development Management DPD policies. Policy DM44 states
development proposals should protect and enhance biodiversity and, as a principle, there should be
net gain of biodiversity assets wherever possible. The policy goes on to state that where harm cannot
be avoided, it should be mitigated and as a last resort compensated for, and where a proposal leads
to significant harm, planning permission should be refused. Policy DM45 identifies the importance
of retaining trees, woodland and hedgerows where they positively contribute to visual amenity,
landscape character and/or the environmental value of an area. This policy expects new
development to positively incorporate existing trees and hedgerows and where this cannot be
achieved, the losses must be justified and mitigated. Policy DM45 seeks to maximise and encourage
new tree and hedgerow planting of native species to mitigate the wider impacts of climate change
and to enhance the character and appearance of the district.

Impact on Designated Sites

The site is located approximately 4.6km from Morecambe Bay and Duddon Estuary Special Area of
Protection (SPA), Morecambe Bay Special Area of Conservation (SAC) and Morecambe Bay
Ramsar site, in addition to the associated Special Scientific Intertest (SSSI). Given the proximity of
the site to the designated areas, and the proximity of the site to the River Lune which forms an
ecological and hydrological pathway to Morecambe Bay, there is the potential for the development
to have an adverse impact on their integrity both during construction and operational phases of the
development. This application is supported by a Baseline Ecological Appraisal and Wintering Birds
Survey. This information has informed the Councils Habitats Regulations Assessment which has
been produced to fulfil the Councils duty as the Competent Authority.

In relation to potential effects the application has sufficiently demonstrated, to the satisfaction of
Natural England, that the development would not directly impact the designated sites and is not
considered to be functionally linked land. This is in the knowledge of low numbers of some qualifying
species and species of Conservation Concern (pink footed goose and redwing) being recorded
passing over and, in the case of redwing, utilising hedgerow on the site boundary. The potential for
likely significant effects on the integrity of the designated sites therefore arises from indirect effects
arising from the development. This includes pollution pathways and recreational disturbance.

The Appropriate Assessment concludes that the proposal will not result in adverse effects on the
integrity of any of the designated areas subject to appropriate mitigation being secured by condition.
For potential impacts during construction, mitigation in the form of good pollution control is required
to be embedded into the scheme. This can be achieved through the submission and agreement of
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a Construction Phase Surface Water Management Plan, which is also a requirement of the Lead
Local Flood Authority. This would need to provide details of the measures to protect existing
drainage infrastructure and measures to ensure pollution does not enter the watercourse, including
the build-up of silt, to help mitigate against any residual risk to the designated sites.

Once operational, it is possible to mitigate the risks of pollution entering the watercourse by ensuring
precise details of the final drainage scheme are agreed with the local planning authority (and relevant
consultees) before the construction of the dwellings. The submission provides a detailed drainage
scheme which incorporates above ground sustainable drainage features including infiltration basins
and swales. The imposition of a condition to secure an acceptable Surface Water Sustainable
Drainage Scheme would ensure adequate measures are put in place to protect the water quality
(and discharge rates). The foul drainage is proposed to connect to the public sewer which would be
dealt with by planning condition. Subsequently, mitigation in the form of both surface water and foul
water drainage conditions would ensure there is no adverse impact on the integrity of the designated
sites.

In relation to recreational disturbance, the development will lead to a small increase in the local
population which could lead to additional recreational pressure, which has the potential to impact
upon foraging and roosting/wintering birds. However, the proposed site is not directly connected to
the coastal designated sites and is separated by urban infrastructure including the large built-up
areas of Lancaster, Morecambe and the neighbouring villages to the west. Given the distance
between the site and the designated sites, it is unlikely access to the designations would be taken
by foot. It is anticipated and accepted access can be undertaken by cycle and car, though it is highly
unlikely future residents would travel to the coastal areas by car for their everyday recreational
activities, such as dog walking, thus the effects are likely to be reduced. To mitigate against residual
risk, Homeowner Information Packs will be required. The purpose of such is to highlight the
importance of the designated sites, set out relevant codes of conduct and share details of alternative
areas for recreation away from the designated sites. The provision of Homeowner Information Packs
can be secured by planning condition.

Additional mitigation will be achieved through the provision of on-site public open space. The
development includes extensive retained open greenspace. This will offer opportunities for informal
recreation, walking, and dog exercise, which is the primary concern with respect to recreational
disturbance. Furthermore, the development would be within easy access of a broader network of
footpaths beyond the site, supporting accessible and convenient circular routes for regular
recreational use. Provisions will be made within the s106 legal agreement to ensure the proposed
open space is provided, safeguarded and managed and maintained to provide long term mitigation
against recreational disturbance.

Without mitigation, the proposed development could have detrimental impacts upon Morecambe
Bay SAC, Morecambe Bay and Duddon Estuary SPA and Morecambe Bay Ramsar site. However,
with the implementation of the mitigation outlined above, it is considered that the proposed
development will have no significant adverse effects (negligible) on the integrity of the designated
sites, their designation features or their conservation objectives, through either direct or indirect
impacts either alone or in-combination with other plans and projects. The mitigation measures can
be adequately covered by planning condition and legal agreement attached to any planning consent.
Natural England concurs with the conclusions of the HRA and the need to secure the mitigation
identified. In this regard, the development, with mitigation, would accord with the requirements of
the Habitat Regulations, strategy policy SP8 and policy DM44 of the DM DPD.

Ecological Impacts

The application is supported by a Baseline Ecological Appraisal. This sets out that the site
predominantly comprises of arable land, which is of negligible ecological importance as a habitat.
The most ecologically valuable habitat within the site are the two woodland copses, scattered trees
and hedgerows. On site surveys found no evidence of protected or notable fauna within the site.
Further targeted surveys for badger, bats, breeding/wintering birds, and otter both within and
surrounding the site were undertaken and found no evidence of habitat, such as setts or holts, for
these species. Officers are satisfied that the development will not cause harm to protected species.
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This development represents an opportunity to secure ecological and targeted habitat
enhancements, such as (but not limited to) bird nesting and bat roosting habitat. A scheme of habitat
creation measures to be suitably located throughout the site can be secured by condition.

Overall, it is concluded that the development would not conflict with policy DM44 and mitigation and
enhancement opportunities can be secured to ensure there is no significant adverse effect to
protected species. The landscaping scheme, which will form part of the reserved matters application,
must be well considered, provide appropriate buffers and connections with wider ecosystem
networks and secure targeted habitat creation.

Trees and Hedgerows

The application is supported by an Arboricultural Impact Assessment (AlA) and Tree Survey. Trees
within the site are subject to Tree Preservation Order No. 321, which covers multiple tree groups in
the north/along the site frontage, within the centre of the site, and along the southern embankment.
The AIA sets out that, to deliver the development as identified on the Parameters Plan, a 14.5 metre
length of hedgerow H95, which is the boundary hedgerow adjacent to Low Road, will require removal
in order to facilitate the proposed access. In addition to this, to facilitate the internal access road, a
small section of hedgerow H62 and Tree T63, both of which are located within the central field
boundary, will be removed. H95, H62 and T63 are all C category trees, as such their removal should
not present a constraint to development. The AlA also discusses the need to remove Trees T51,
T57 and T93, which are sycamore located within the main woodland block and along the site
frontage, due to their poor condition, which is acceptable. There is ample opportunity to mitigate the
loss of these hedges/trees within the wider development site.

As part of the proposed access works, a new pedestrian pavement is to be constructed along the
site frontage, to link with the pavement at the existing Forest Heights access. This pavement will
pass through the root protection area of trees T1 to T6, which are a series of A2 and B2 category
sycamore and beech trees. The existing hedgerow H5 will also need pruning back to provide
sufficient space for the pavement. To establish the impact and appropriate working methodologies
for the delivery of the access and pavement, an Arboricultural Method Statement (AMS) has been
produced. The Councils Arboricultural Officer has reviewed this document and is satisfied with the
working methods and tree protection measures it sets out. A condition to ensure that the access is
undertaken in accordance with this AMS is recommended.

The AIA also identifies the likelihood for the removal of group G76, which consists of 10 small
hawthorn trees positioned cohesively as a linear hedgerow group, in addition to 5 small low-quality
trees from tree group G77, which is located on the southern boundary of the site. These removals
are anticipated to be needed to facilitate the layout of development. This is a matter to be considered
at reserved matters stage, once the precise layout of development has been established.

The Council’s Arboricultural Officer has raised an objection to the removal of group G76, on the
basis that it may be ‘important’ as defined by the Hedgerow Regulations 1997 due to its age.
However, the applicant’s ecologist has reviewed G76 and confirms it is a species-poor hawthorn
hedgerow which does not qualify as 'Important’ under the Hedgerow Regulations 1997. As such,
whilst efforts should be made to retain this feature within the detailed layout of the development at
reserved matters stage, its removal should not be a constraint to development and mitigation in the
form of replacement hedgerow and tree planting would off-set this loss.

With respect to G77, Officers consider that trees along the southern boundary should be retained
along with new additional tree planting to ensure that an appropriate landscape/habitat buffer to the
southern periphery of the development, and to the important woodland ecosystem along the
riverbank, is provided. Any reserved matters proposal would need to consider the layout of the
development carefully, to ensure sufficient separation distance is provided, existing vegetation is
retained and new landscaping can be accommodated for in this area.

The AIA also describes the location of a proposed substation in close proximity to and an incurring
into the root protection area of tree T92 and T94, which are high quality A2 and B2 category
sycamore trees located adjacent to Low Road. There would be no justification for locating a
substation in this position, nor its incursion into the root protection areas of visually important

Page 21 of 38 CODE
23/01327/0UT



5.5.18

5.5.19

5.5.20

55.21

5.5.22

5.5.23

5.5.24

landscape trees. Any substation should be located in a position which is more closely related to the
proposed development area, this would need to be clarified at reserved matters stage.

The Arboricultural Officer has also indicated concern with the layout of the proposed development
parcels, which in places are adjacent to woodland areas. This is particularly the case for woodland
groups W75 and W78, which form part of the woodland along the riverbank, as well as trees located
within the central woodland block. The proposed development area shown within the Parameters
Plan does extend up to these woodlands, however, the exact layout of development within this is
not yet known and is a matter reserved for later consideration. It would be expected that any
reserved matters proposal considers the relationship of development with these trees, such as
through siting and orientation of the dwellings, layout of roads and space to provided new buffer
landscaping. This would be essential to ensure appropriate standards of amenity for residents, and
importantly to ensure existing woodland groups can be retained in the longer term.

Given the outline nature of the proposal, an updated AIA will be required by planning condition to
set out clearly all tree/hedgerow removals and all associated tree protection measures in addition to
any necessary additional method statements for works within close proximity to trees and hedgerow
planned for retention.

Environmentally Important Areas

Woodland along the riverbank to the south of the site and within Gutterflat Wood to the east are
deciduous woodland and constitute Priority Habitat. Parts of Gutterflat Wood are also designated as
Ancient & Semi-Natural Woodland. In addition to this, these woodland areas form part of the River
Lune and Lambclose Wood and Gutterflat Wood Biological Heritage Sites and the Halton Gorge and
Quernmore Valley Regionally Important Geological Site (RIGS). The site is located in close proximity
to these environmental designations but importantly remains outside of them.

The site is identified as falling within an Environmentally Important Area as identified on the Councils
Local Plan Adopted Policies Plan through Policy EN7. Policy EN7 is an overarching strategic policy
which identifies a hierarchy of international, national and regional level ecological sites that have
been identified for their environmental importance. This policy states that these sites will be
protected from development proposals that have a detrimental impact on their designation.
However, the inclusion of the whole development site, and much of the existing residential
development located on the southern side of Low Road, within this designation on the Councils
Local Plan Adopted Policies Plan is incorrect.

The Adopted Policies Plan states that the Site is included within the EN7 - Environmentally Important
Area designation as it forms part of the Halton Gorge and Quernmore Valley RIGS designation.
However, the Halton Gorge and Quernmore Valley RIGS designation itself lies only along the
northern bank of the River Lune and does not include land within the development site. The correct
boundary for this designation can be found on Lancashire County Council Mario Map dataset. As
such, the development site is situated outside of the Halton Gorge and Quernmore Valley RIGS and
the River Lune BHS designations, and therefore outside of the EN7 - Environmentally Important
Area designation.

Ancient Woodland

There is an undesignated, though still ecologically important, woodland buffer between the
development site and the Gutterflat Wood Ancient & Semi-Natural Woodland and the Lambclose
Wood and Gutterflat Wood BHS. Ancient woodland is an irreplaceable habitat that has been
established for a significant length of time. The Framework defines Ancient Woodland as ‘an area
that has been wooded continuously since at least 1600 AD.’ Such ecosystems are a direct result of
site-specific characteristics including local geology, soil chemistry, nutrient processes, and climactic
and biological functions. These habitats are exceptionally important for their ecological value
including their soils and the flora and fauna which the environment supports and well as their cultural,
historical, landscape and recreational values. They are also exceptionally susceptible to direct and
indirect harm including development within them and on their periphery which results in increase
pressure upon their vitality and longevity.

The effect of development proposals upon ancient woodland can be categorised into direct and
indirect impacts. Direct impacts can include direct damage or destruction including to the soil/ground
conditions including compaction, damage or destruction of roots and understorey, ground pollution,
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changes to the water tables and alterations to pre-existing woodland drainage conditions. In
addition, indirect impacts arising from development outside the designated habitat can include
breaking up of connections to the wider ecological network, reduction in semi-natural habitats next
to ancient woodland, increasing pollution (for example dust, light or air pollution) including during
construction phases, disturbance to wildlife and impacts of domestic uses for example domestic pets
or introduction of inappropriate species from domestic gardens.

The retention of a buffer zone between the residential development and this irreplaceable habitat is
of the upmost importance. The standing advice from Natural England and Forestry Commission
discusses the value of and requirement for a buffer zone and states that a minimum of 15 metres
should be provided, though this should be increased as appropriate. The Planners’ Manual for
Ancient Woodland and Veteran Trees’ from The Woodland Trust provides further information,
including guidance on where and why larger buffer zones should be utilised. In this instance, a
separation distance of at least 55 metres is present between the edge of the Ancient Woodland
designation and the site boundary, with the intervening land forming a woodland buffer. A separation
distance of 200 metres is retained between the Ancient Woodland and nearest point of the proposed
development area. In light of this, sufficient separation distance is retained between the development
and these sensitive environments. It is also important to note that there is no public access from the
development site into the surrounding sensitive sites. Any landscaping should include appropriate
native species that do not pose a future threat to the surrounding ecosystems.

Regionally Important Geological Site (RIGS) & Biological Heritage Sites (BHS)

The ecosystems adjacent to the eastern and southern boundaries of the site are clearly
environmentally sensitive. RIGS, which are also known as Local Geodiversity Sites (LGS), are non-
statutory sites identified by the GeoLancashire partnership and are the most important places for
geology and geomorphology outside of statutorily protected land such as Sites of Special Scientific
Interest (SSSI). LGS do not have the same protection in law as Sites of Special Scientific Interest
but, within Lancashire, all LGS meet the more stringent requirement of ‘regional’ importance. BHS
are non-statutory wildlife sites identified for their nature conservation importance, these have the
same level of protection as LGS. Whilst the development site is located outside of these ecological
designations, development within the site still holds the potential to result in environmental impacts.
Accordingly, it is important that development includes within its layout appropriate separation
distances and landscaping buffers, particularly along the southern edge of the proposed
development area. This would be a matter to be considered further at reserved matters stage to
ensure the layout of dwellings, roads and landscaping along these boundaries are appropriate. In
addition to this, as part of the Construction Environmental Management Plan (CEMP), specific
measures must be included to ensure impacts upon this environment, such as through pollution
pathways, are minimised.

Biodiversity Net Gain (BNG)

The submitted application is not subject to mandatory BNG and is exempt because of when the
application was received by the Local Planning Authority. However, both the NPPF and Local Plan
policies still encourage new development to make positive contributions towards ecology and
habitat. Whilst not being subject to mandatory BNG, the application is accompanied by a high level
BNG assessment, though this was based on the original proposed development of up to 90
dwellings. The aim of this assessment was to establish whether the development framework is
capable of achieving a net gain in biodiversity. Linear or hedgerow units were not included as part
of this assessment as further detail with respect to proposed planting would be required at the
reserved matters stage to inform the BNG assessment. With respect to the baseline condition of the
site, the BNG assessment identifies a total of 13.84 habitat units and that when adopting general
assumptions as to the type of post-development habitats that could be provided, a total of 15.91
habitat units could be provided which represents a net gain of 14.98%.

The BNG metric will be subject to change and refinement as greater development detail is
established at reserved matters stage. The submission and agreement of an updated BNG baseline
matrix, to include detail of area and linear habitat units will be secured through the s106 legal
agreement. Subsequently, there is an expectation that any forthcoming reserved matters proposal
includes a landscaping/ecological enhancement design which firstly aims to retain as much habitat
as possible and adequately mitigates the losses. Overall, given the expansive areas of open space
which are retained within this site, Officers are satisfied that there is scope within the development
boundary to ensure that a minimum of 10% net gains in biodiversity (across all unit types) can be
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secured. The level of on-site BNG would be considered significant and therefore will be secured via
planning obligation, alongside a habitat management and monitoring plan.

Given the scale of the proposed BNG on-site enhancements, particularly by reason on the site area,
this is considered significant on-site enhancement requiring a habitat management and monitoring
plan (HMMP), and for biodiversity net gain to be controlled through legal agreement. Furthermore,
given the likely extent of monitoring for such on-site biodiversity areas, the costs of the authority’s
obligation to monitor this should be secured through legal agreement.

Invasive species

Himalayan balsam was recorded within the site along the southern boundary. Intervention to remove
and eradicate this species and to prevent its spread will be required, this can be secured through
planning condition to require the submission and implementation of an Invasive Non-Native Species
Biosecurity Management Plan.

Flood risk and drainage NPPFE Chapter 14 Meeting the challenge of climate change, flooding and
coastal change; Strategic Policies and Land Allocations (SPLA) DPD policy SP8: Protecting the
Natural Environment; Development Management (DM) DPD policies DM33: Development and Flood
Risk, DM34: Surface Water Run-off and Sustainable Drainage, DM35: Water Supply and
Wastewater and DM36: Protecting Water Resources, Water Quality and Infrastructure.

Flood Risk

Strategic policy seeks to ensure new growth within the district is directed to areas at least risk of
flooding, does not create new or exacerbate existing flooding issues and aim to reduce flood risk
overall. This approach is consistent with the NPPF, which states that development should not be
permitted if there are reasonably available sites appropriate for the proposed development in areas
at lower risk of flooding.

The site lies within flood zone 1. However, the Environment Agency (EA) identifies two areas of high
and medium chance of surface water flooding, the first along the northern boundary of the site close
to Low Road and second in the centre of the proposed development area. These areas coincide
with existing low points within the site topography. These areas have a greater probability of surface
water flooding due to being low lying where ponding is most likely to occur during extreme and
prolonged rainfall events. The extent of this surface water flood chance increases slightly when
incorporating climate change allowances. Finally, the Councils Strategic Flood Risk Assessment
(SFRA) identifies areas of groundwater flood risk within the northern areas of the site. The SFRA
states that this risk relates to subsurface assets and that surface manifestation is unlikely.

The application is accompanied by a detailed site-specific flood risk assessment which has included
assessment of all flood risk sources and identifies necessary mitigation. With respect to surface
water flooding, the site-specific flood risk assessment identifies that the proposed access
arrangement and a small part of the proposed development area would be in an area identified as
being at high and medium chance from surface water flooding, as identified on EA mapping.

To assess surface water flooding in a greater level of detail, the site-specific flood risk assessment
has undertaken site-specific direct rainfall modelling. The purpose of this modelling is to more
accurately define predicted flood depth, velocity and hazard for a range of return periods, including
appropriate climate change allowances. The results of this modelling exercise have been used to
inform the development framework. For a range of return periods (including consideration for climate
change), this modelling has identified only very shallow flow routes through the site, and surface
water ponding in similar locations as those identified on the EA mapping. The results of this site-
specific modelling define medium and high flood chance areas with a greater degree of accuracy
than those detailed on the EA mapping, given its site-specific nature.

Flood Risk is defined as the combination of likelihood or chance of an event happening and the
consequences or impact if that event occurred. For the purposes of steering development to ‘low’
risk areas, these low-risk areas are defined as either:

e 1in 100 year event or lesser chance of flooding (<1% AEP)
e Very low hazard classification in events up to and including the 1 in 100 year event
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The modelling exercise has enabled the production of a flood hazard plan for the 1% AEP plus 50%
allowance for climate change event, in accordance with Defra / Environment Agency guidance. This
shows that the majority of predicted surface water flooding within the site is classified as ‘very low
hazard’. There is a small area of ‘danger for most’ close to Low Road, however, the proposed access
remains outside of this.

There is also a small, isolated area of ‘danger to some’ within the proposed development area. The
latest revision of the Parameters Plan and Indicative Framework Plan do not account for this,
although previous revisions of the Indicative Framework Plan did. As layout is a reserved matter, it
would be expected that the layout of development within this area avoids built form or other
vulnerable infrastructure being proposed in this small, isolated area. The requirement for
development to avoid this area is stipulated at paragraph 4.4.10 of the site-specific flood risk
assessment. A condition to secure this layout requirement, in accordance with the Flood Risk
Assessment, can be imposed. In addition to this avoidance requirement, mitigation measures for
the site wide development includes raising finished floor levels relative to the external levels (150mm
where practical), as this is best practice to help to create a safe overland flood flow route externally.

The additional proposed impermeable areas within development could have the potential to cause
an increase in flood risk to others if not managed appropriately. As such, to minimise the flood risk
to neighbouring properties, surface water run-off generated by the proposals will need to be
managed effectively with the peak rates of run-off being restricted to the equivalent of the pre-
development situation as a minimum. In effect, this relates to the detailed drainage design strategy
for the proposed development which is discussed further within this report.

It is necessary to highlight the recent changes to guidance set out within the Planning Practice
Guidance (PPG) relating to the application of the sequential test when considering surface water
flood risk. These changes to the PPG came into effect on the 17" of September 2025 and state that
if a site-specific flood risk assessment demonstrates clearly that the proposed layout, design, and
mitigation measures ensure that occupiers and users would remain safe from current and future
surface water flood risk for the lifetime of the development and would not increase flood risk
elsewhere, the sequential test need not be applied. In light of the findings of the submitted site
specific flood risk assessment with respect to surface water, it is now considered the flood risk
sequential test is not engaged by surface water risk, as this can be appropriately avoided and
mitigated.

With respect to groundwater flooding, to more accurately understand the risk from this flood source,
above and beyond that indicated within the Councils SFRA, site-specific groundwater monitoring
has been undertaken. Groundwater monitoring wells were installed in 5 locations, referred to as
WS101-105. Boreholes were installed in February 2025 and groundwater monitoring was completed
from February — October 2025. When compared to the proposed development layout, no
development is proposed in the locations of WS101 and WS103. WS105 remained dry at every
inspection. WS102 remained wet at every inspection, with a water level varying from 3.89mBGL
(metres below ground level) up to 3.27mBGL. WS104 was identified to be dry from installation until
May, some water was then present on most visits but the highest water level at any time in any
inspection was 2.18mBGL. Based on this monitoring exercise, groundwater depths have been
determined to be at greater than 2 metres below ground level, it is considered that this would
represent a relatively low risk to development infrastructure.

For this reason, despite the findings of the Councils SFRA with respect to groundwater, given the
site-specific assessment shows that development would be in areas where groundwater levels are
situated at more than 2 metres below ground level, it is considered that the development would be
at low risk of flooding from this source. On this basis, the risk from groundwater flooding does not
trigger the need for the flood risk sequential test.

Drainage Strategy
Paragraph 182 of the Framework requires that applications with potential impacts on drainage
should incorporate SuDS to control flow rates and reduce runoff volumes. These systems should be
proportionate to the scale and nature of the development and, wherever possible, deliver multiple
benefits. For major developments, SuDS should:

e Take into account advice from the Lead Local Flood Authority (LLFA);

e Have appropriate minimum operational standards;
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e Include maintenance arrangements to ensure effective operation for the lifetime of the
development.

Policy DM34 of the Development Management DPD sets out that surface water must be managed
sustainably in all new development. The Council expects proposals to utilise SuDS as a priority,
particularly naturalistic solutions integrated into the site’s soft landscaping, delivering multifunctional
benefits as part of a high-quality green and blue environment.

The impacts of flood risk from local flood sources, namely surface water flooding and fluvial flooding,
is a matter raised by residents and Halton has experienced a humber of flood events from these
sources in recent years. This is a matter which has been investigated within the Jacobs Flood Risk
Management Study (February 2020), which was produced on behalf of Lancashire County Council.
This study established that in extreme rainfall, peak run-off already exceeds the capacity of key
elements of the existing drainage infrastructure and culverts within the village. The study identified
three distinct flood risk areas within the village, within one of those areas being East Halton. The
area includes the area around Forgewood Drive and along Low Road.

In this area, surface water runoff originates from the land to the north and south of Low Road, and
then flows down Low Road. The Jacobs report identifies that the majority of this runoff originates
from the catchment to the north side of Low Road. Exceedance flows which are not captured by the
drainage network then pool in a localised depression at Forgewood Drive, with depths potentially
reaching up to 0.9 metres.

The development site lies on the southern side of Low Road, and at present, exceedance flows are
directed towards Low Road due to the topography of the site. The proposed drainage strategy has
been informed by the baseline flood risk conditions and a catchment analysis. The proposed surface
water drainage strategy looks to direct surface water from impermeable areas to a series of
infiltration features including basins. The proposed drainage plan shows that the proposed
development discharges via gravity sewers into two infiltration basins, located towards the northern
boundary. Testing to BRE 365 standards is still required to confirm the viability of infiltration systems
at this site, but available data indicates that the general area contains freely draining soils,
furthermore, initial site investigation suggests site conditions are suitable for infiltration.

With reference to the issue of surface water flows emanating from the land to the south of Low Road,
the proposed drainage strategy seeks to address the recommendations of the Jacobs report. As
such, in addition to the use of detention basins to drain the development, the drainage strategy also
includes cut-off swales along the northern boundary of the site, to the east of the proposed assess
road. These swale features would serve to alleviate residual runoff from the majority of the wider
site, and therefore the contribution that surface water from this land currently makes to the surface
water pooling in extreme events further to the west near Forgewood Drive. The captured surface
water flows will be collected during extreme events, and conveyed to the proposed attenuation
basin, where it will infiltrate over time.

The strategy outlines a series of swale and infiltration basins across the site which positively
contribute to the delivery of a genuine sustainable drainage system with multifunctional benefits
(design, biodiversity, flood risk and open space). The precise details of any SuDS features will be a
matter secured by condition (associated with the final drainage scheme) and the layout determined
at reserved matters stage.

Despite local concerns over the increase in potential flooding arising from the development, the
applicant has provided technical evidence to demonstrate that the development can be drained
without increasing the risk of flooding on or off site. Furthermore, the proposal seeks to address the
recommendations set out within the Jacobs report, in so far as these relate to the development site.
The Lead Local Flood Authority has no objection to the development subject to the imposition of
conditions to secure the final drainage scheme based on the principles of the drainage strategy, a
construction surface water management plan, a detailed management and maintenance plan for the
approved scheme and a verification condition to demonstrate the approved drainage scheme has
been installed.

Foul drainage will connect to the public sewer within Low Road, United Utilities have raised no
objection to the development.
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Considering the above, and with the imposition of suitable flood risk and drainage planning
conditions, it has been demonstrated that the development can be safe from flood risk and that the
development would not result in a flood risk elsewhere over the lifetime of the development. It is
concluded that there are no flood risk or drainage grounds to resist the proposal and that the
development accords with the NPFF and local planning policies in this regard.

Residential Amenity and pollution NPPE Chapter 8 Promoting healthy and safe communities,
Chapter 12 Achieving well-designed places, Chapter 15 Conserving and enhancing the natural
environment; Development Management (DM) DPD policies DM29: Key Design Principles, DM31.:
Air Quality Management and Pollution, DM32: Contaminated Land and DM57: Health and Well-

Being.

Paragraph 198 of the NPPF requires planning policy and decisions to ensure new development is
appropriate for its location taking into account the likely effects of development on pollution, health,
living conditions and the environment. To achieve this, it is necessary to avoid noise impacts giving
rise to significant adverse effects and to mitigate and reduce potential adverse effects resulting from
noise from new development. Policy DM29 of the DM DPD and paragraph 135 of the NPPF is also
relevant in the context of assessing the effects of development on residential amenity. Both strongly
advocate the need for new development to be of a high standard of design ensuring high standards
of amenity are maintained and secured for existing and future users. Policy DM29 specifically states
that new development must ensure there is no significant detrimental impact to amenity in relation
to overshadowing, visual amenity, privacy, overlooking, massing and pollution.

There are two main factors to consider in the assessment of amenity in this case. The first is the
effect of the development on the amenity of existing residents. The second relates to the standard
of amenity for future occupants of the development.

Effects on existing residents

The application site is located on the eastern edge of Halton, adjacent to existing residential
development, with dwellings located on Forest Heights being located in closest proximity to the
proposed development area, and therefore potentially the most directly affected. There is a single
dwelling located adjacent to the eastern boundary of the site, which would be located near to the
large area of retained open space. A notable proportion of the objections received have come from
neighbouring residents.

As the application is submitted in outline, matters relating to the scale, appearance, and layout of
the proposed residential development are not for determination at this stage. Consequently, specific
impacts on individual properties cannot yet be fully assessed. These details will be considered at
the reserved matters stage. However, the submitted Parameters Plan and Indicative Framework
Plan establish a framework that allows for an initial assessment of the potential effects on nearby
residents.

Furthermore, the submitted Design Code document indicates that the proposed dwellings would be
no more than 2-storey in height. This scale of development would reflect the typical character of
surrounding residential development and does not pose a significant concern. To comply with
housing need policy, there is also a requirement to provide lower bungalow housing. Relative to the
properties within Forest Heights, an appropriate separation distance, which is in part necessitated
by the electricity pylons/cables, is retained between the neighbouring dwellings and the proposed
development area. A large separation distance will be provided between the proposed development
area and the dwelling to the east, with large expanses of open space located within the intervening
land. This will ensure acceptable standards of amenity are retained for this property. The design of
the open space with respect to layout and lighting etc. will need to have due regard to this dwelling
at reserved matters stage.

Ultimately, any reserved matters application will be required to demonstrate that an appropriate level
of separation is maintained between new and existing dwellings in this location to ensure acceptable
standards of privacy and amenity are achieved, in accordance with Policy DM29. Officers are
satisfied the site can accommodate the proposed development and adhere to these standards.
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The potential impact on residential amenity extends beyond the physical impacts of new dwellings,
such as through overlooking and loss of privacy. Other key issues include perceived impacts on
matters such as security, safety, lighting and noise. Any future detailed design would need to ensure
that these matters are considered and that existing standards of amenity are not compromised. To
this end, the development should incorporate appropriate levels of natural surveillance across areas
of open space, consistent with principles of good design. Furthermore, the design of lighting not only
needs to ensure there is no adverse effect on existing and future residential property, but also needs
to ensure retained landscape features and habitats are protected from excessive light pollution.
Precise details of external lighting will be a matter controlled by planning condition, though at this
outline stage, Officers are satisfied that light pollution can be appropriately designed so as to
minimise its impacts and not lead to significant adverse effects on the environment or the amenity
of residents. Whilst these matters will need to be carefully addressed at the detailed design stage,
they are not considered to be grounds to withhold outline planning permission on residential amenity
grounds.

Noise

The application is supported by a Noise Assessment. Measurements have been taken to determine
the ambient noise levels affecting the site, and this measured data has been used to predict the
impact of existing noise sources on future users of the accommodation. It concludes that, when
considering the potential for pylon/overhead electricity line noise and localised noise from Low Road,
external noise levels along the western and northern boundaries of the site are predicted to be above
appropriate threshold levels, below which internal noise levels remain achievable with the use of
open windows for ventilation. It is important to note that this assessment relates to the development
as originally proposed, which included an additional development parcel located within the eastern
field and close to Low Road. This development parcel was removed from the proposal when the
development was reduced from 90 to 80 dwellings. For this reason, it is only necessary to focus on
the noise impacts predicted for the western most properties, which would be located close to the
pylon/overhead electricity lines. For those dwellings, the mitigation measures set out in ‘Option 2’
are required to reduce the noise impact to the dwellings and to provide an appropriate means of
ventilation in place of reliance on open windows. This would be achieved by using standard double
glazing and trickle ventilators.

With respect to external noise levels within garden areas, the assessment indicates that gardens
closest to Low Road would be below the 55 dB upper guideline level set by the World Health
Organisation (WHO), but above the 50 dB lower guideline level. However, as above, the dwellings
located close to Low Road have now been removed from this proposal. With respect to all other
dwellings within the proposed development area, garden amenity is predicted to be below the 50 dB
lower guideline level set by the WHO. Higher noise levels due to the overhead lines would only occur
during unfavourable weather conditions, particularly rain. However, during these times, gardens are
less likely to be used. Furthermore, during periods of rain, it is probable that all plots within the
western area of the proposed development area would have some or all of their garden areas
achieving noise levels below the WHO 55 dB upper guideline level, and the majority would remain
below the 50 dB lower guideline level. Additional mitigation would also be provided through the
layout of the development itself, by orientating private gardens away from the pylons/electricity lines,
and providing an internal estate road along the western frontage. This would introduce greater
separation from the noise source and the dwellings themselves would act as a barrier to noise. Such
an approach to layout, which is a reserved matter, would also be expected in the interests of good
design and placemaking.

The Council’'s Environmental Health Officer has reviewed the Noise Assessment and concurs with
its methodology and baseline conditions. Comments are made regarding the need for careful
consideration of mitigation measures to reduce the noise impact of existing external noise levels on
internal conditions within the dwellings, and to inform an appropriate means of ventilation to avoid
reliance on open windows. The Environmental Health Officer (EHO) indicates that sealed acoustic
glazing with mechanical ventilation for properties located a measurement position MP2, which is in
the southwestern corner of the site, may be required. However, the EHO does not expand upon this
request nor state that the mitigation measures set out within the report, including those at ‘Option 2’
are not acceptable. For this reason, it is concluded that the assessment and recommendation set
out within the Noise Assessment are appropriate, as such, a condition to ensure that the
development is undertaken in accordance with the mitigation measures is recommended.
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It is acknowledged that the construction phase will result in a degree of disruption and harm to the
amenity of existing residential properties. This is primarily due to increased noise levels from
construction traffic and on-site construction activities. While some exceedances of acceptable noise
thresholds are anticipated, these would be short-term and temporary in nature. Such impacts could
also be mitigated through considerate working practices, such as controlling working hours and the
use of silencers on plant and equipment. Specific measures can be secured as part of the
Construction Method Statement (CMS) condition.

Contaminated land

Paragraph 196 of the NPPF states the planning decisions should ensure sites are suitable for the
proposed use taking account of ground conditions and any risks arising from land instability and
contamination. Paragraph 197 goes on to state that where a site is affected by contamination,
responsibility for securing a safe development rests with the developer and/or landowner.

This application is supported by a Phase 1 desk top survey, which has not highlighted significant
areas of concern. For this reason, the site is deemed to be Class 4 — Very Low Risk. Given the
agricultural use of the land, there is the potential for contamination to be present, such as in the form
of pesticides or other sources of contamination associated with agricultural activity. For this reason,
a precautionary approach should be adopted. As such, a condition to secure appropriate
assessment in the form of a Phase Il Ground Investigation and any required contamination
remediation is recommended, to mitigate any impacts during the construction and operational
phases.

Air quality

The Councils EHO has requested that an Air Quality Assessment be undertaken to determine the
impacts of existing and post-development air quality. The development is not in a location or is of
such a scale that would necessitate the submission of an Air Quality Assessment. Previous
developments within the area, including the Forest Heights and Foundry Close schemes were also
not required to undertake an assessment. As such, an Air Quality Assessment is not required to
support this proposal. However, policy DM31 requires all development proposals to demonstrate
that they have sought to minimise the levels of air polluting emissions generated and adequately
protect their new users, and existing users from the effects of poor air quality.

To this end, to mitigate the effects of the development during the construction phase, in particular
from fugitive dust emissions, the Construction Method Statement should include measures to
minimise associated risks. During the operational phase, through Building Regulation requirements,
dwellings within the site will be supplied with electric vehicle charging infrastructure, which would
encourage a switch to electric vehicles, thereby minimising associated impacts arising from traffic
generated from this proposal. As this infrastructure is required through Building Regulation
legislation, is does not need to be secured through this planning permission.

The proposal is therefore considered to be compliant with the National Planning Policy Framework
(NPPF) and Policies DM29, DM31, DM32 and DM57 of the Development Management
Development Plan Document (DM DPD).

Open Space NPPF Chapter 8 Promoting Healthy and Safe Communities, Chapter 12 Achieving
Well-Designed Places; Development Management (DM) DPD policies: DM27: Open Space, Sports
and Recreational Facilities, DM29: Key Design Principles and DM57: Health and Well-Being.

The provision of open space forms an important aspect in place-making and securing high quality
design. It also contributes to the health and well-being of communities. It is strongly advocated within
the NPPF, in particular sections 8 and 12. Given the scale of the proposed development and the
application site, the inclusion of areas of open space is essential to ensure the scheme is policy-
compliant and to support the delivery of a well-designed, inclusive, and attractive residential
environment.

Overall, Officers are satisfied that the site can deliver policy-compliant on-site open space which will
include areas of amenity greenspace and equipped play area. While detailed matters such as layout
and appearance will be addressed at the reserved matters stage, the on-site open space provision
will be secured through a legal agreement linked to the outline permission.
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The on-site open space provision will be publicly accessible, thereby enhancing the recreational
offer for the wider community in the immediate vicinity of the site. When considered alongside the
proposed off-site improvements set out below, these elements are regarded as a positive benefit of
the scheme.

In terms of off-site provision, policy DM27 sets out the planning policy position in relation to ‘Open
Space, Sports and Recreation Facilities’ stating that ‘development proposals located in areas of
recognised open space, sports and recreational facility deficiency will be required to provide
appropriate contributions toward open space, sports and recreational facility provision, either
through provision on-site or a financial contribution toward the creation of new or the enhancement
of existing open spaces, sports and recreational facilities off-site’.

There is a recognised need for enhancements to existing Outdoor Sports, Parks and Recreation
Ground and Allotment facilities. Accordingly, a financial contribution towards improvements to these
facilities will be required as part of the proposed development. As this is an outline application, the
final contribution will be calculated at the reserved matters stage, once the number, type, and size
of dwellings are confirmed.

The Council’'s Public Realm team has been consulted and raises no objection to the development,
subject to securing appropriate on-site and off-site contributions to public open space. Specifically,
contributions will be sought towards improvements toward the existing facilities at The Centre. These
contributions will be secured through a legal agreement with the final figure calculated at reserved
matter stage.

Housing needs, housing mix, affordable housing, and housing standards_NPPF Chapter 5
Delivering a sufficient supply of homes; Development Management (DM) DPD policies DM1: New
Residential Development and Meeting Housing Needs, DM2: Space and Accessibility Standards
and DM3: The Delivery of Affordable Housing.

Housing needs

As described at paragraph 5.2.9, the NPPF sets out the government’s objective of significantly
boosting the supply of homes. To facilitate this, it is important that a sufficient supply of sites come
forward. The Council’s most recent Housing Land Supply Statement (September 2025) identifies a
housing land supply of only 2.8 years. Whilst this has increased slightly relative to the previous
position, it still represents significant shortfall against the required 5-year supply requirement. Given
the acute under supply of deliverable housing against identified housing requirements, the provision
of new residential development (in this case up to 80 dwellings) is a significant benefit of the proposal
that must be given significant weight in the overall planning balance.

Housing mix
Policy DM1 requires new residential development to meet identified housing needs. Paragraph 4.13

of the DM DPD sets out that the Council recognises that there may be evidence available on housing
needs in addition to the Councils Strategic Housing Market Assessment (SHMA). This could include
local surveys carried out by parish councils that focus on the needs of households within a defined
area such as a rural settlement or parish. These surveys are a valuable source of information on
local need, provided that they are carried out in accordance with a robust methodology and the
results are statistically valid.

In this instance, the development site is located within the Halton with Aughton Neighbourhood
Development Plan (NDP) boundary. To support this NDP, a Housing Needs Survey (HNS) was
undertaken in 2019 for the parishes of Halton-with-Aughton, Caton, Slyne, Quernmore and Skerton.
This HNS provides more up to date and localised evidence base to support the NDP planning policy
on house types and tenures in the neighbourhood plan area. Relative to the Councils district wide
SHMA, the NDP HNS identifies a need for smaller scale properties of 3 bedrooms and less, as well
as the need for bungalows, and smaller 1-2 bedroom flats/other housing types.

The Halton with Aughton NDP has progressed through Examination, with the recommendation from
the Independent Examiner that it proceed to Referendum subject to the recommended modifications
being made. With respect to Policy HA-7 Meeting Local Housing Needs, the City Council has
confirmed in its representations on the NDP that ‘the policy supports housing development in
accordance with the development strategy and hierarchy in the Local Plan and policies which aim
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to meet an identified need.” The Independent Examiner confirms within their report that ‘having
regard to the Framework and Guidance the policy (HA-7) is appropriate to be included in a ‘made’
neighbourhood plan. This policy meets the Basic Conditions.’.

With reference to paragraph 4.13 of the DM DPD, whilst Policy HA-7 is not yet to be afforded weight
in determining planning applications, its associated evidence base, in this case the Housing Needs
Survey (HNS) is the most appropriate evidence base on local housing needs matters. Moreover, at
the time that any subsequent reserved matters applications come forward, it is entirely possible that
the NDP itself will have been through Referendum and been Made. For this reason, it should be the
contents of the NDP HNS which informs the housing mix for any development on this site. To ensure
compliance with policy DM1, it is necessary to impose a planning condition to require the precise
details of the housing mix, types, and sizes to be agreed concurrent with the reserved matters
application.

Affordable Housing

Policies DM3 and DM6 set out the target requirements for affordable housing for all new residential
development in Lancaster District. In this case, whilst the development boundary extends into the
Forest of Bowland National Landscape, all of the residential development remains outside of this
designation. For this reason, the affordable housing requirement for development at this site is set
through policy DM3, as opposed to the 50% requirement set out within policy DM6. For development
at this site, policy DM3 requires a target of 40% of all homes to be affordable homes. The final details
and the number of affordable homes can be determined at reserved matters stage when the layout
and housing mix is understood. The applicant is committed to providing policy-compliant affordable
housing across the site and accepts this shall be secured by s106 legal agreement. Given the acute
need for affordable housing in the district, the provision of policy-compliant affordable housing also
weighs significantly in favour of the proposal.

Housing Standards

Policy DM2 relates to housing standards, requiring all new dwellings to meet the Nationally
Described Space standards and at least 20% of new affordable housing and market housing to meet
building regulations M4(2) Category (accessible and adaptable dwellings). To secure these
standards at the detailed design stage (reserved matters), planning conditions are proposed as part
of this recommendation.

Heritage matters NPPF Chapter 16 Conserving and Enhancing the Historic Environment; Strategic
Policies and Land Allocations (SPLA) DPD policies SP7: Maintaining Lancaster District's Unique
Heritage; Development Management (DM) DPD policies DM37: Development affecting Listed
Buildings, DM38: Development affecting Conservation Areas, DM39: The Setting of Designated
Heritage Assets, DM41: Development Affecting Non-Designated Heritage Assets or their Settings
and DM42: Archaeology.

As described in paragraph 1.5, site is not within a Conservation Area or affected by/within the setting
of other designated or non-designated heritage assets. This is particularly the case following the
removal of the small development parcel within the eastern field. Halton Conservation Area is
located 450 metres to the west, Green Beck House located 230 metres to the east is the nearest
designated heritage asset (Grade 11).Opposite this is Halton Green Cottage which is identified as a
non-designated heritage asset. Relative to the proposed development layout, all of these assets are
some distance from the proposal and are separated by intervening development and landscape
features such as woodland and undulating topography. As such, the proposed development would
not fall within the setting of these assets and would not result in harm to the significance of these
assets through development within their setting.

In relation to archaeology, the supporting Archaeological Desk-Based Assessment has
characterised the site having low-medium potential to encounter previously unknown archaeological
deposits. On the basis of the evidence presented, the Historic Environment Team at Lancashire
County Council agree with this characterisation of the site's potential. However, it considers that any
surviving archaeological deposits associated with the prehistoric, Roman or Medieval periods would
likely be of local and/or regional significance. Whilst archaeological finds of this level of significance
would not be considered a constraint to development, it would be reasonable and necessary in this
case to secure a programme of archaeological investigation, secured by means of planning
condition. In this regard there is no conflict with policy DM42 and the NPPF.
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Infrastructure NPPFE Chapter 8 Promoting healthy and safe communities; Development
Management (DM) DPD policies DM57: Health and Wellbeing and DM58: Infrastructure Delivery

and Funding.

Education

Paragraph 100 of the NPPF requires local planning authorities to take a proactive, positive and
collaborative approach to ensuring there is sufficient choice of education places available and great
weight should be given when there is a need to create, expand or alter educational facilities in plan-
making and decision-taking. Accordingly, the local planning authority has consulted Lancashire
County Council Schools Planning Team who have confirmed that there is a requirement to secure
a financial contribution to facilitate the provision of 18 primary school places. The Schools Planning
Team have not at this time provided details as to the specific project that this contribution would be
directed towards, though it is envisaged that this would be through the expansion of existing school
facilities. The Schools Planning Team have been asked to clarify the project details, and this will be
reported to Members in written updates ahead of the Planning Committee meeting. Based on a
development consisting of 80 dwellings, for an expansion project, a contribution of £368,100.00 is
requested. For a new build projected, a contribution of £439,488.00 is requested. The financial
contribution would need to be re-calculated at reserved matters stage once the final number of
dwellings is known.

Health

The NHS Integrated Care Board has made representations on the application and seeks a
contribution towards local health care infrastructure. This consultation response was provided in the
context of the originally proposed scheme for up to 90 dwellings, and sets out that this scale of
development would generate approximately 216 new patient registrations based on an average
household size of 2.4. This generates a contribution request of £59,228.00.

The development site falls within the catchment area of Ash Trees Surgery which includes Halton
Surgery. The response sets out that this contribution would be directed towards the extension and
reconfiguration at Ash Trees Surgery Carnforth (Halton) for additional clinical capacity. However,
during further discussions on this matter, the NHS indicated that it would instead seek to direct the
contribution towards another planned project at the main Carnforth surgery, and not the Halton
Surgery. This surgery falls under the same Ash Trees Surgery umbrella as the Halton Surgery, and
as such would be appropriate in terms of location, however, the NHS states that the Carnforth project
is likely to be completed by April 2026. This project would be completed long before any financial
contribution secured through this development would be made available, particularly as the trigger
for payment of the requested contribution is likely to be prior to first occupation of the development.
This would mean that, in effect, the NHS request would be securing retrospective financial
contributions to a project that appears to have already been funded and will have been delivered,
which isn’t appropriate and would not meet the tests set out in paragraph 58 of the NPPF.

The NHS were asked to reconsider the project towards which the requested financial contribution
would be directed, however, no further response has been provided by the NHS. As such,
regrettably, the Local Planning Authority is not seeking to secure a financial contribution to health
infrastructure in this instance.

Gas pipeline
A below ground Ethylene gas pipeline passes through the eastern half of the site, the development

site is located within the associated inner, middle and outer consultation zones. Consultation with
the Health and Safety Executive (HSE) has taken place. HSE has confirmed that it would not advise
against a footpath or cycle path within any of the HSE consultation zones, including the inner zone,
provided that there are no associated facilities within the inner zone that encouraged people to
congregate. HSE has confirmed that it would consider single benches within the inner zone
appropriate, but facilities such as larger picnic areas with picnic benches would not. As such, at
reserved matters stage, and as part of the open space layout within the site, it would be important
that only the currently indicative active travel route, along with appropriately located single benches,
be provided within the inner zone. Other areas within the inner zone should just be landscaped
natural-semi natural greenspace and form ecological enhancement areas, rather than forming part
of the formal on-site open space provision. There would be a requirement within the associated legal
agreement to only locate formal on-site open space facilities, including the amenity greenspace and
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equipped play area, within the middle or outer consultation zones and not within the inner
consultation zone, as indicated on the Parameters Plan.

Within the middle consultation zone, HSE has confirmed that open space facilities that could
accommodate up to 100 people would be acceptable. As such, on-site open space facilities, such
as play area and amenity greenspace could be located within the middle zone, subject to the
capacity requirements. Given the scale of the development is only for up to 80 dwellings, combined
with the availability of alternative facilities within the village, it is unlikely that any open space facilities
located within the middle zone would attract more than 100 people at any one time. HSE has also
required that any housing provided within the middle consultation zone be at a density of less than
40 units per hectare. When comparing the extent of the proposed development area indicated on
the Parameters Plan and Indicative Framework Plan with the extent of the middle consultation zone
it is clear that it would only be approximately 4 or 5 dwellings, which would be at a density below the
requirement set by the HSE. There are no development requirements such as for density or layout
for development within the outer consultation zone.

With respect to the electricity infrastructure which passes along the western boundary of the site,
National Grid as the operator of this infrastructure has confirmed that it raises no objection to the
development subject to statutory clearances and easements being adhered to, and that relevant
guidance set out within National Grid Technical Guidance Note 287 is abided by. The development
will need to ensure that at reserved matters stage, the development adheres to all necessary
easements required by National Grid.

Accordingly, subject to the detailed design of the development abiding by the requirements of the
infrastructural operators/HSE, it is considered development can be brought forward here in a manner
that would reduce vulnerability, increase resilience and ensure public safety and security.

Sustainable design NPPF Chapter 12 Achieving well-designed places and Chapter 14 Meeting the
challenge of climate change, flooding and coastal change; Development Management (DM) DPD
policies DM29: Key Design Principles, DM30a: Sustainable Design and Construction, DM30b:
Sustainable Design _and Construction — Water Efficiency, DM30c: Sustainable Design and
Construction — Materials, Waste and Construction and DM53: Renewable and Low Carbon Energy
Generation.

In the context of the climate change emergency that was declared by Lancaster City Council in
January 2019, the impacts of new development in the District and possible necessary mitigation
measures to minimise such impacts, will be a significant consideration in the assessment of
development proposals.

The Council is committed to reducing its own carbon emissions to net zero by 2030 while supporting
the district in reaching net zero within the same time frame. Buildings delivered today must not only
contribute to mitigating emissions, but they must also be adaptable to the impacts of the climate
crisis and support resilient communities.

The Climate Emergency Review of the Local Plan (CERLP) was adopted in January 2025 and
provided a partial review of the DM DPD and the SPLA DPD. This introduced policies DM30a,
DM30b and DM30c which provide specific requirements in relation to sustainable design and
construction and also made changes to some other policies, to bolster their requirements with
respect to climate mitigation.

The application was submitted prior to the adoption of the CERLP, as such the initially submitted
Energy Statement was provided prior to the updated policies being adopted. However, to address
the change in policy requirements, the Applicant has provided a Sustainable Design Statement as
stipulated by policy. This document, combined with the initially submitted Energy Statement, show
that the development is capable of delivering notable percentage improvements with respect to
thermal efficiencies over 2021 Part L Building Regulation Requirements. In conjunction with Air
Source Heat Pumps, this will reduce the predicted carbon emissions of the development. These
statements do not provide full SAP calculations to demonstrate compliance with the requirements
of policy DM30a, nevertheless, the proposed energy strategy provides a clear commitment to
exceed Building Regulation standards, in accordance with the energy hierarchy.
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Policy DM30a requires a fabric first approach to be used in new development, reaching a minimum
of 75% reduction in carbon emissions against Part L of the Building Regulations 2013 (not 2021)
expressed as a % uplift of the dwellings Target Emission Rate (TER). It is also important to note
that, given the possible timescales for the implementation of this development, any dwelling
commenced after 1 January 2028 would need to deliver a 100% reduction, as opposed to 75%.

The submitted statements support the approach set out in DM30a to adopt a fabric first approach
and proposes to meet the policy requirements through well insulated buildings with high degree of
air tightness and the provision of decentralised/low carbon heating systems. This sufficiently
demonstrates compliance with policy DM30a is possible. The statements also address the
requirements of Policy DM30b (water efficiency) and states that water efficient measures would be
incorporated into the development and that the Applicant is committed to aiming to restrict water
usage to less than 100 litres per person per day. Given the outline nature of the application, Officers
consider that these requirements can be appropriately secured by condition. This would require the
submission and approval of an updated Sustainable Design Statement including an Energy and
Carbon Statement, prior to the commencement of development.

Employment & Skills Plan NPPE Chapter 6 Building a strong, competitive economy; Development
Management (DM) DPD policy DM28:Employment and Skills Plans.

Policy DM28 requires that proposals of 20 or more new dwellings provide an ‘Employment and Skills
Plan’ that will set out opportunities for, and enable access to, employment and the up-skilling of local
people through the construction phase of the development proposal. Whilst an Employment and
Skills Plan (ESP) document has been provided in support of this current application, which provides
a positive commitment to the policy objective, the Councils Sustainable Growth team has confirmed
that this does not meet in full the formal policy requirements, particularly relating to relevant
benchmarks and Key Performance Indicators. A fully detailed ESP to include these details can be
secured by pre-commencement condition.

Conclusion and Planning Balance

The Local Plan sets out the district’s housing requirement at policy SP6. This sets a requirement of
10,440 new homes over the plan period (2011-2031) based on an incremental approach rising from
400 dwellings per annum, up to a total of 695 dwellings per annum (2029/30-2030/31). At present,
based on this incremental approach, the Council should be facilitating the delivery of 685 dwellings
per annum until 2028/2029. However, the Council’s Housing Land Monitoring Report (HLMR) (July
2025) confirms a continued fall in completions, with only 196 new dwellings completed for the period
2024/2025, which includes 12 dwellings which were a result of new student housing. This represents
just 29% of the annual dwelling requirement (685) for that period, and this follows a similarly low
level of completions in 2023/24. The HLMR concludes that as of the 1 April 2025 the outstanding
commitment for the district stood at 2,179 dwellings (including student accommodation and older
persons accommodation). This demonstrates a significant shortfall in housing delivery in the district,
which is reflected in the latest Housing Land Supply Statement (September 2025) which confirms
that the Council cannot demonstrate a five-years supply of housing sites and in fact is only able to
demonstrate a 2.8 years’ worth of supply of housing. Planning Inspectors have described within
recent appeal decisions the Councils previous supply position (2 years) as ‘acute’ and ‘woeful’.

Paragraph 11 of the NPPF sets out the presumption in favour of sustainable development. Footnote
8 of the NPPF which relates to paragraph 11(d) confirms that the lack of a five-year supply renders
the policies most important for determining applications out-of-date. Paragraph 11(d) states that
where policies are out-of-date, planning permission should be granted unless the application of
policies in NPPF that protect areas or assets of particular importance provide a strong reason for
refusing the proposed development; or any adverse impacts of doing so would significantly and
demonstrably outweigh the benefits, when assessed against the policies in this Framework taken
as a whole, having particular regard to key policies for directing development to sustainable
locations, making effective use of land, securing well-designed places and providing affordable
homes, individually or in combination. The assessment set out within this report has concluded that
there are no policies relating to areas or assets of particular importance which would provide a strong
reason for refusing the development, nor would any adverse impacts significantly and demonstrably
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outweigh the benefits that the proposal brings forward, therefore presumption in favour must be
engaged.

In accordance with the strategic development strategy for the district as set out within policy SP3,
the application site is located on the periphery of, and is well related to, the settlement of Halton.
Halton is a sustainable rural settlement where housing growth is supported in principle. The provision
of up to 80 dwellings to meet locally identified needs at a time when the Council cannot demonstrate
an adequate supply of housing, weighs substantially in favour of the development. In addition, the
proposal will provide 40% on-site affordable dwellings. The provision of both market and affordable
housing attracts significant weight. Other benefits arising from the development include traffic
calming measures, and footway and pedestrian crossing provision all of which will enhance the
pedestrian environment along Low Road. The proposal also secures financial contributions towards
the Lancaster Travel and Transport Infrastructure Strategy to facilitate improvements to the local
highway network. The proposal also includes contributions to make off-site improvements to public
open space facilities, along with the provision of new public open space infrastructure within the site
itself, all of which benefits the wider community as well as future residents of the development. The
proposal also secures a contribution towards the enhancement of education facilities, as well as
providing notable landscaping, ecological and drainage schemes all of which can deliver
enhancement to the site’s visual appearance, ecological value and its role with respect to improved
flood risk mitigation. These facets of the proposal should each be afforded moderate weight. There
are also social and economic benefits from the provision of employment and upskilling through the
construction phases and the knock-on effect to the supply chain (securing short-term economic
benefits), though these benefits are relatively small overall and therefore afforded limited weight in
favour of the development.

The applicant has demonstrated a safe and suitable access can be provided and the impacts of
development traffic would not lead to safety concerns or have residual cumulative impacts that would
be severe on the network. Subject to pre-commencement conditions, it has been demonstrated that
there are options available to ensure the development can be drained sustainably and without
causing a flood risk elsewhere. With mitigation, the impacts of the development on adjacent sensitive
environments and protected species are considered acceptable. The application also demonstrates
that there is sufficient scope to secure net gains in biodiversity at the reserved matters stage. It has
also satisfactorily demonstrated that the development would secure acceptable standards of
amenity for existing and future residents. In relation to these matters, the proposals conform to the
aims and objectives of the relevant local plan policies and the NPPF.

The main issues weighing against the proposal relate to the localised landscape impacts, which
would be most prevalent during the construction and initial operational phases. The loss of
countryside and replacement with housing development cannot be mitigated, however, the siting of
development as indicated on the Parameters Plan represents an appropriately located and scaled
proposal that would appear as a comfortable addition to the village periphery. Furthermore, it is
concluded that harm to the landscape, including the protected National Landscape, is capable of
being addressed through embedded design measures. As such, overtime and once the
development has become established, the proposal would result in a neutral impact to the character
and appearance of the surrounding landscape. Therefore, the weight to be afforded to the initial
landscape harm arising from its early phases is mitigated and is outweighed by the public benefits
of the scheme within the planning balance, in particular the provision of both market and affordable
housing in the context of a significant undersupply of housing land.

In the context of the presumption in favour of sustainable development, the assessment of this
proposal against the NPPF taken as a whole, concludes that there are no clear strong reasons for
refusing the application which would effectively disengage the tilted balance. Therefore, in applying
the tilted balanced, the test is whether any adverse impacts arising from the development would
significantly and demonstrably outweigh the benefits of the proposal. This is a matter of planning
judgement.

In light of the assessment set out within this report, it is considered that the benefits of the proposal
do outweigh the identified harm and for that reason, outline planning permission ought to be granted.
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Recommendation

That Outline Planning Permission BE GRANTED following the satisfactory completion of a Legal Agreement
within 3 months of the date of this Committee meeting, and subject to the conditions listed below. If a
satisfactory Section 106 Agreement is not concluded within the timescale above, or other agreed extension of
time, to delegate authority to the Chief Officer — Planning and Climate Change to refuse planning permission
on the grounds that the obligations which make the development acceptable have not been legally secured:

The legal agreement shall secure:

e Provision of policy-compliant (DM3 of the DM DPD) Affordable Housing (to be provided on site) in
accordance with an Affordable Housing Scheme to be submitted with Reserved Matters and approved
by the Council before the commencement of development.

¢ Provision of on-site of Amenity Greenspace and Equipped Play Area

e Submission of an updated BNG Baseline matrix and provision of on-site Biodiversity Net Gain in
accordance with an approved BNG Plan and Landscape and Ecological Creation and Management
Plan.

¢ BNG monitoring costs.

e Education contribution towards 18 primary school places, to be re-calculated at reserved matters
stage.

e Highways contribution of £2,271.79 per dwelling towards Lancaster Travel and Transport Infrastructure
Strategy initiatives (specified at paragraph 5.3.13).

o Off-site open space contributions towards facilities at Halton The Centre and Allotments

e Setting up of a Management Company; and

e Management and Maintenance of all landscaping, unadopted roads, lighting and drainage
infrastructure and on-site open space.

List of conditions:

Condition " o
number Description Type (indicative)
1 Timescale for submission of reserved matters application Standard

(2YRS)
2 Development in accordance with Approved Plans (Location Standard

plan, Parameters Plan and Access Plan)

3 Reserved Matters to be based on the broad principles set out Control
in the submitted Indicative Framework Plan

4 Final Surface Water Sustainable Drainage Strategy Pre-Commencement
5 Construction Surface Water Management Plan Pre Commencement
6 Construction Environment Management Plan - Ecology Pre Commencement
7 Construction Management Plan - Highways Pre Commencement
8 Construction Method Statement including dust control, noise Pre Commencement

management and construction working hours - Amenity

9 Precise construction details of main vehicular site access and Pre Commencement

specified off site highway improvements including timetable

for implementation and requirement for the construction of

site access to compound and development parcels to base
course level

10 Precise design and construction details of active Pre Commencement
travel/pedestrian route up to site western boundary and
provision and maintenance
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11 Contaminated land investigation Pre Commencement
12 Archaeology investigation Pre Commencement
13 Foul drainage strategy Pre Commencement
14 Submission of a Sustainable Design Statement including Pre Commencement
Energy and Carbon Statement
15 Invasive Non-Native Species Biosecurity Management Pre Commencement
Plan
16 Employment and Skills Plan Pre Commencement
17 Construction details of the internal estate roads, private Pre Commencement
drives, footways and other active travel routes within the site | and concurrent with first
to be designed to adoptable standards and LTN 1/20 and reserved matters
their management/maintenance.
18 Updated Arboricultural Impact Assessment/Tree Protection Pre Commencement
Plan/Arboricultural Method Statement and concurrent with first
reserved matters
19 Habitat Creation Plan — Species Pre Commencement
and concurrent with first
reserved matters
20 Scheme for M4(2) accessible and adaptable dwellings — to be Pre Commencement
minimum 20% of all dwellings and concurrent with first
reserved matters
21 Details of housing mix to accord with policy DM1 — Halton Pre Commencement
with Aughton NDP HNS and concurrent with first
reserved matters
22 Scheme for external lighting (street lighting and lighting of Prior to above ground
open space areas) works
23 Precise details of all play equipment, public realm furniture, Before the installation
and signposting of play
equipment/street
furniture/sign posting
24 Sustainable drainage system operation and maintenance Prior to occupation
manual
25 Verification report of constructed sustainable drainage Prior to occupation
system.
26 Details of Homeowner Information Packs Prior to occupation
27 Provide and protect visibility splays Prior to occupation
28 All dwellings to achieve Building Regulations Requirement Control
G2: Water Efficiency
29 All dwellings to achieve NDSS Control
30 Provision of turning and parking Control
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31 Development in accordance with access design Arboricultural Control
Method Statement
32 Limit building heights to maximum 1 storey as detailed on the Control
Parameters Plan and maximum of 2 storey elsewhere
33 Implement travel plan Control
34 Development in accordance with the specified mitigation set Control
out in the approved Flood Risk Assessment.
35 Development in accordance with the specified mitigation set Control
out in the approved Noise Impact Assessment.

Article 35, Town and Country Planning (Development Management Procedure) (England) Order 2015

In accordance with the above legislation, Lancaster City Council has made the recommendation in a positive
and proactive way to foster the delivery of sustainable development, working proactively with the applicant to
secure development that improves the economic, social and environmental conditions of the area. The
recommendation has been made having had regard to the impact of development, and in particular to the
relevant policies contained in the Development Plan, as presented in full in the officer report, and to all relevant
material planning considerations, including the National Planning Policy Framework, National Planning
Practice Guidance and relevant Supplementary Planning Documents/ Guidance.

Background Papers

None
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