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exception of the main site access 
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Agent: Gladman Developments Ltd 
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RECOMMENDATION 
 
1. The application is recommended for refusal. 
 
SITE DESCRIPTION 
 
2. The application site is located to the south and east of school lane and to the east 

of Euxton.  The site comprises five field compartments and the topography of the 
site is relatively flat and includes existing hedgerows and a small pond.  The site 
is approximately 7.46 hectares. 

 
3. The western edge of the site is predominantly bound by properties on School Lane and 

The Cherries.  To the north of the site includes an existing tree line that is on the south 
side of School Lane.  To the north of Schoool Lane is a housing allocation (Policy HS1) 
for approximately 170 dwellings.  To the east, the site is bounded by Pear Tree Lane and 
residential properties to the north east, which includes Houghton House, a Grade II listed 
building.  The southern boundary of the site is bound by a row of mature trees and 
hedgerows with Valley Park to the south. 

 
4. School Lane is a non-classified road and is categorised as a local access road with a 20 

mph zone extending from Wigan Road to approximately 20m west of Orchard Close. To 
the west of this point School Lane is subject to the national speed limit of 60 mph. There 
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are footways of variable width from Orchard Close west to Wigan Road. From Orchard 
Close east there are no footways and the road is of variable width with narrow single lane 
sections in what is essentially a rural country lane.  

 
DESCRIPTION OF PROPOSED DEVELOPMENT 
 
5. The application is an Outline application that seeks planning permission in principle for the 

development of upto 165 dwellings of which 30% are proposed to be affordable with the 
access to the site to be determined as part of this application.  The access to the site is 
from School Lane via two new priority junctions to the west and north of the site.  The 
outline plan includes for the provision of planting, landscaping, informal open space, 
childrens play area and surface water attenuation with all the details to be considered at 
reserved matters stage. 

 
REPRESENTATIONS 16/00489/OUTMAJ 
 
Objections: 142             Supporters: 1 
 
Total No. received: 
 

6. Principle of Development 
 

 The proposed development site is located on safeguarded land as described in 

the Chorley Borough Council Local Plan 2012 – 2026 and would therefore be 

an inappropriate site for a new housing development. 

 There is no proven need for more houses in the area given the proximity of the 

development site to Buckshaw Village where there are unoccupied houses and 

flats. 

 The proposal for new housing would result in a loss of valuable Greenfield 

land. 

 Alternative sites for housing are provided on neighbouring land. 

 Further development would lead to Euxton losing its identity. 

 There is an adequate supply of housing in Chorley. 

 The design and style of new build properties would not reflect the character of 

the area which has a countryside feel to it. 

 Euxton has been subject to a disproportionate amount of development 

compared to other villages in Chorley. 

 This application draws the villages of Euxton ever closer together with 

Buckshaw and with the development at Astley Village Rugby Club. There is a 

clear possibility that the three villages will lose their identity and the green 

space around them.   

 The combined population of Euxton, Astley Village and Buckshaw Village 

(when fully developed) will be equivalent to, if not greater than many small 

towns. 

 Only 30% of the houses proposed would be affordable meaning that the other 

70% would be superfluous to housing need in the area. 

 If additional development is needed within the lifetime of the plan, then 

consideration should be given to other areas that may be suitable for 

development. 
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 The land between Pear Tree Lane and School Lane is a hidden gem, valued 

by local residents whose lives are enriched by this small area within an area of 

increasing urban sprawl. 

 The location of the development site is not appropriate given that there are 

vacant and run down town centres with existing infrastructure which are in 

need of redevelopment. 

 The proposed development would change the ‘feel’ and perception of the area 

where ‘The Cherries’ is built and this would result in urban sprawl. 

 The Affordable Housing Statement submitted in support of the development 

contains lots of broad assumptions and Chorley Council’s affordable homes 

policy should not be used as a justification for the development. 

 This development is not needed as planning application 16/00380/OUTMAJ for 

170 houses will surely meet housing needs in the area. 

 Chorley Council should call a halt to any further development in the School 

Lane / Pear Tree Lane area for at least 5 to 8 years so that the full effect and 

impact of the current development on Buckshaw as well as any new 

development on land surrounding  89 Euxton Lane can be understood 

properly. 

 There are discrepancies in the submitted plan documentation with some 

sections stating 165 dwellings whilst others refer to 175 

 Sufficient land has been made available in this settlement area as justified at 

the examination in public of Chorley’s Local Plan.  Indeed, the inspector initially 

expressed concern about Chorley’s allocation and an increase was agreed.  

This rigorous process has led to the adoption of a plan which sufficiently 

provides for a housing land supply that will cater for the next 5 years.  This is 

an important test in considering whether or not additional land should be 

brought forward. 

 Adjacent land owned by the HCA is currently being promoted for development, 

as envisaged in the Local Plan, this will provide for any demand for some 

years to come and the consideration of any other land would therefore be 

premature at this stage. 

 Euxton, located close to Chorley, Leyland and the new Buckshaw Village is 

already a vibrant and sustainable community.  Any suggestion that the 

proposed development is required to create a sustainable community is 

therefore meaningless. 

 Chorley Borough Council has decided that this land is not needed for 

development within the Plan (designated as safeguarded) and to agree 

otherwise would make a mockery of the planning process and all the effort and 

pain we all put into it. Chorley would rapidly be seen as a 'soft touch' by 

developers and the concept of 'safeguarded' land would become meaningless 

such that elsewhere in the borough it would immediately become 'up for grabs'. 

 The application represents an attack on local democracy, on the ability of local 

communities to have some say in their future. 

 The land between Pear Tree Lane and School Lane, Euxton is not in an area 

scheduled for development according to the current Chorley Local Plan and is 

protected until 2026 and therefore should be treated as a purely speculative 

application and therefore refused. 
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7. Highway Safety 
 

 The access roads leading to the development site are very narrow and 

dangerous with sharp corners to negotiate. These lanes would be unable to 

cope with the increased traffic which would be a danger to both walkers and 

wildlife. 

 The lanes are already congested and it is difficult to leave School Lane during 

school pick up hours. 

 Increased traffic using the lanes around the development site would pose a 

safety risk to cyclists and pedestrians who use the lanes. 

 The proposed entrance to the site would be located on a blind bend and this 

would be a significant traffic hazard. 

 Sand and gravel extraction which would occur during the construction phase 

would increase vehicle use of roads in the area and add to congestion. 

 Euxton Lane is already severely congested despite the widening 

improvements to cope with additional traffic from the Buckshaw development. 

Euxton Lane leads up to the A6 which gives access to the M61 Motorway, and 

although the A6 junction has also undergone vast improvements there are still 

lengthy tailbacks stretching from the A6 right back to the junction with 

Buckshaw Village’s Central Avenue, especially at rush hour. 

 Because of the increased traffic many vehicles will use the narrow single track 

Pear Tree and Whinny lanes as short cuts to avoid the congestion resulting in 

dangerous unavoidable problems. 

 The Park and Ride facility at Buckshaw Parkway is already full to capacity, 

despite it being a large car park, and therefore could not cope with any 

additional traffic. 

 School children use school lane and the impact of further traffic using School 

Lane would increase the risk of life threatening injuries to pedestrians including 

school children. 

 Traffic around Euxton has already increased immensely around Euxton due 

the Buckshaw Village development. 

 The proposed access onto School Lane near the junction with Pear Tree Lane 

will create increased flows of traffic on roads that have no footpaths. This will 

result in increased danger to pedestrians on a road that is used extensively by 

pedestrians enjoying the open aspects. 

 The increased volumes of traffic would increase the risk of road traffic 

accidents. The meeting point of School Lane and Wigan Road is a significant 

risk as only one car can get up and down this road during school drop off and 

pick up times. 

 Additional vehicles would increase pollution. 

 There has been a considerable increase in HGV and large vehicles using the 

roads in the area. 

 Whilst considerable highway improvements were carried out to Euxton Lane in 

anticipation of the comprehensive development of the former ROF factory near 

Euxton Lane, nothing was undertaken at the pinch point where the 

carriageway narrows to underpass the West Coast Main Line close to its 
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intersection with the A49, by the Bay Horse Public House.  The resultant peak 

congestion encourages traffic to avoid the junction by using Pear Tree Lane 

and School Lane, taking advantage of the controlled junction with the A49.  

The signal control was introduced to improve safety in an area which includes 

2 primary schools, a community centre and a nursery.  

 School lane is already a death trap every day (even worse now that euxton 

lane is temporarily closed) with an accident waiting to happen - additional 

traffic using School Lane and Pear Tree Lane would only make the situation 

worse. The Council should be looking to reduce traffic flow on these roads and 

strictly enforcing a 20mph speed limit. 

 Traffic study is incomplete and invalid since it does not take into consideration 

the hour between 3pm and 4pm Monday to Friday, when the two primary 

schools located almost opposite School Lane across the A49 finish for the day. 

 
8. Flooding 
 

 Due to the recent flooding in Euxton at the Railway Bridge the drains get 

blocked and the construction of so many garages would cause immense 

damage as the water wouldn’t be able to drain away. 

 The loss of open fields to hold and slowly release surface water during periods 

of heavy rainfall will increase the flooding risk to surrounding areas. 

 If it is intended to direct surface water into Chapel Brook then there is a risk 

that this would create a real risk of flooding during periods of severe rainfall for 

properties in Casterton. 

 Flooding is always a problem on Pear Tree Lane and School Lane. The 

Railway Bridge on Euxton Lane (near the junction of Euxton Lane and Wigan 

Road) floods several times a year (sometimes lasting weeks) and a flood 

warning is  permanently sited at the side of the road. 

 The existing surface water management system and sewers would struggle to 

cope with the demands placed on it by additional housing especially in the 

Pear Tree Lane / School Lane area as most of the current system was built 

around 80 to 100 years ago. The inability to clear the excess water that 

collects under the railway bridges of School Lane and Euxton Lane would 

indicate to me that the current drainage system is unable to cope with anything 

heavier than light rain. 

 The applicants have submitted a flood risk assessment as part of their 

application.  This is a technical appraisal of the hydrology and understandably 

takes into account the existing infrastructure, improved as part of the 

Buckshaw Village associated offsite works.  Such proposals and calculations 

often rely on adequate maintenance being undertaken and are designed to be 

critically dependent.  The catastrophic effect of a failure to undertake 

maintenance was sadly demonstrated last December when there was flooding 

on Pear Tree Lane which had not been previously experienced. 
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 The local schools cannot cope, my son has just started at primrose hill where 
the intake once upon time was less than 15 yet now it's 60 and all 60 places 
were filled. Trinity primrary school has 3 reception classes and are now 
building another site as they can't cope with demand. Parking near both 
schools is appalling due to the number of people! 

 
10. Ecology 
 

 The constructions of houses at the development site would have a detrimental 

impact on surrounding scenery. 

 The application site is located on green space which is a valuable resource for 

the physical wellbeing of local residents. 

 The site contains mature hedgerows and habitats of principal importance 

under the NERC Act, Section 41. Habitats including woodland, hedgerows and 

mature trees provide nesting and foraging habitats for a range of urban and 

woodland birds. 

 The open fields on which the development is proposed provide a valuable 

habitat for wildlife including bats, foxes, rabbits, voles and many varieties of 

birds. 

 Ecological appraisals included with the application are inaccurate. Deer are 

regularly seen in the fields that are proposed to be developed, Water Vole 

have been sighted in the water way along Pear Tree Lane and School Lane 

9. Infrastructure 
 

 Local amenities such as Doctors surgeries and schools are overburdened and 

cannot take any more people. 

 Euxton Medical Centre is working at full capacity due to the large amount of 

building work which has occurred in Euxton over the years and there is no 

capacity to provide medical care for a development of this size. The 

development would stretch the service beyond its current workload which 

would compromise patient care. 

 Other medical practices in the area do not cover Euxton and people moving 

into the proposed new houses would have difficulty in registering with a Doctor. 

 Increase residential population would add further strain to local transport 

services and reduces congestion around local transport hubs including 

Buckshaw Parkway where there is already a lack of parking spaces. 

 Chorley accident and emergency has been closed and an increased number of 

residents in the borough would further increase demand for a service that has 

already been lost. 

 There has been huge development at Buckshaw and this new development 

will result in additional demand for local resources including schools where 

Euxton C of E Primary School is already over-subscribed, St Mary’s Primary 

School in Euxton is over-subscribed, St Michael’s C of E Primary School is 

over-subscribed by 300%, Parklands High School was 300% over-subscribed 

and all pre-schools in Euxton are over-subscribed. 

 There is no mention of Buckshaw Parkway station in the applicant’s Design 

and Access Statement (See 02 Response to Context) and indeed the 

Ordnance Survey extract is out of date and does not show the station. Such a 

fundamental error casts doubt over the validity of the Statement as a whole. 
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and the Bat observations are wrong as local residents see many Bats during 

the summer months. 

 The site contains newts including great crested newts in ponds. These matters 

should be investigated further. In addition the area is inhabited by deer and 

heron amongst other species. 

 The loss of more Green Belt is not good for the environment and the area is 

becoming far too built up. 

 
11. Other 
 

 Merseyside and West Lancashire Bat Group have submitted a report into bat 

activity in the area from 1993 to 1996. This states that 3 Myotis bats were 

picked up on a bat detector and high levels of bat activity generally were 

picked up on detectors during three surveys in August and September 1994 on 

land near Euxton Lane and School Lane. This also stated that considerable bat 

activity was detected in September 1993 in the southern part of the site where 

bat passes were too frequent to distinguish bats individually. 

 That Noise surveys should have been carried out regarding the impact of the 

west coast rail line on the houses and the impact of construction on the nearby 

houses. 

CONSULTATIONS 
 
Greater Manchester Ecology Unit - 
 
12. Parish Council – Object on the following grounds which are summarised as 

follows (the full comments are appended to this report) :- 
 
13. Housing requirements were confirmed as appropriate by the Local Plan Inspector 

and these were carried forward into the adopted Local Plan just over 12 months 
ago.  There has been no significant change in circumstances that would suggest 
the Local Plan should be set aside. 

 
14. The land is safeguarded land and therefore consideration as to wether or not it 

should be released for development should not take place outside of the context 
of a Local Plan review towards the end of the current plan period ie 2026. 

 
15. The planning authority has a good record of housing delivery, in recent years, and 

has a healthy supply of housing land going forward.  There is a five year 
requirement set against adopted development plan housing requirements. 

 
16. The application should be determined on the basis of the recently adopted Local 

Plan and should be refused. 
 
17. Conservation Officer – No Objection subject to the imposition of a condition & 

the setting of the adjacent listed building will be preserved and that the 
significance of this designated heritage asset and any other heritage assets in the 
vicinity or discovered during the course of development within the site will be 
sustained. 
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18. United Utilities – No objection subject to the imposition of conditions to ensure 
that there is no surface water discharge to the public sewer and that the 
management of surface water is dealt with by condition and within the design of 
the reserved matters application.  This will cover the the management of water 
within the development and the future management of the sustainable drainage 
system. 

 
19. Planning Policy – See body of the report 
 
20. Lancashire Highway Services – See body of the report 
 
21. Strategic Housing – No objection, on the basis of the delivery of 30% affordable 

housing with the split as required by Core Strategy Policy 7.  The following size 
and split of housing would be required. 

 
Social Rented 
 
4 x 1 bedroom 2 person flats 
2 x 1 bedroom 2 person bungalows  
4 x 2 bedroom 3 person bungalows 
17 x 2 bedroom 4 person houses 
6 x 3 bedroom 6 person houses 
2 x 4 bedroom 8 person houses 
 
Shared Ownership 
 
5 x 2 bedroom 4 person houses 
10 x 3 bedroom 6 person houses 

 
22. Planning Policy (Open Space) – No objection subject to securing contributions 

towards the provision of open space as follows:- 
 

THE TOTAL FINANCIAL CONTRIBUTION REQUIRED FROM THIS 
DEVELOPMENT IS AS FOLLOWS: 
 
Amenity greenspace  = £115,500 for maintenance (if adopted by 
Council) 
Equipped play area  = £21,450 for maintenance (if adopted by Council) 
Parks/Gardens    = £0 
Natural/semi-natural    = £0 
Allotments    = £2,475 
Playing Pitches    = £263,835 
Total    = £403,260 

 
23. Trees – No objection subject to the retention of the important tree groups on the 

site that support the visual mitigation of the site and provide landscape and 
habitat value. 

 
24. CPRE – Object on the following grounds 
 
 Housing Need 
 Gladmans admit that Chorley BC is already meeting its commitments to planned 

housing development.  In the Housing Land Monitoring Report (June2016) it is 
confirmed that Chorley have exceeded their planned house-building of 417 per 
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annum in the current plan by 955 dwellings. There are also non-completed 
housing projects with permission already granted: 

 2,844 dwellings already having planning permission not yet completed, with land 
available for a further 1,306 dwellings on land allocated for housing. 

 
25. In addition, Chorley is in deficit with its aim of house-building on brownfield sites 

with 56.4% against an aim of 70% during 2015/16. 
 
26. Gladmans’ argument that Chorley’s failure to build sufficient affordable houses in 

no way supports excessive  market  development in this  rural community (where 
a normal 30% affordable housing target could be a reasonable element.)  The 
adjacent site at Buckshaw village where substantial development opportunities 
are still  available, with supporting traffic/public transport infrastructure, is capable 
of greater and more sustainable affordable housing provision. 

 
27. It is noted, with some irony, that Gladmans (See S1.16 of the Levvel Report) 

would be ‘willing’ to ‘trade off’ some of this commitment to affordable housing!  
This constantly contributes to the under-performance of many builders  in 
providing affordable housing via S106 agreements and it is a clearly a spurious 
argument by Gladmans  to support this application. 

 
28. Of considerable importance, and a material consideration,  is the fact that this site 

is listed by Chorley Borough Councils as ‘safeguarded’ for future development  
(BNE.3.9) outside the current Local Plan: this application is therefore not 
compliant with local planning legislation and should be refused on these grounds 
alone. 

 
29. We wish our strong objection to this application to be reported to Council. 
 
 
PLANNING CONSIDERATIONS 
 
Principle of the development 
 
30. The site is situated outside the settlement boundary of Euxton and the proposal is 

therefore a departure from the Development Plan.  The site is allocated as 
Safeguarded Land under Policy BNE3 (site BNE3.9) of the Chorley Local Plan 
2012-2026. The policy states that development other than that permissible in the 
Green Belt or Area of Other Open Countryside (under Policy BNE2) will not be 
permitted on Safeguarded Land. The proposal is therefore contrary to Policy 
BNE3. 

 
31. Policy BNE3 is in accordance paragraph 85 of the Framework which states that 

local planning authorities should “where necessary identify in their plans areas of 
safeguarded land between the urban area and the Green Belt, in order to meet 
longer term development needs stretching well beyond the plan period” and 
“make clear that the safeguarded land is not allocated for development at the 
present time. Planning permission for the permanent development of safeguarded 
land should only be granted following a Local Plan review which proposes the 
development.” 

 
32. During preparation of the Local Plan this site was included as a preferred mixed 

use allocation for housing and employment in the Preferred Option Paper. 
However following consultation on the Preferred Option Paper the employment 
part of the allocation was deleted and just the land to the north of this site 
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allocated for housing at the Publication stage as it was considered that there were 
other proposed, emerging and existing employment sites in the locality which 
would offer a range of choice. The site was put forward as an additional housing 
allocation during the Publication stage and was considered during the Local Plan 
examination. The Inspector concluded in her report that “Taking into account that 
no additional housing supply is required to make the Plan sound, I conclude that 
there are no overriding reasons to allocate this site.” 

 
33. The principle of developing this site is not therefore established by the 

development plan and the consideration is therefore are there any other "material 
considerations that would outweigh the weight afforded to the development plan, 
that in this case is considered to be significant weight. 

 
 Applicants Position 
 

34. The applicant argues that the Council’s housing requirement is based on out of 

date information and the Council do not have a Framework compliant housing 

requirement. As a result they argue that the Council are unable to demonstrate a 

five year supply of deliverable housing sites and the application should fall to be 

considered under paragraph 14 of the Framework which sets out a presumption 

in favour of sustainable development. It states that where the development plan is 

absent, silent or relevant policies are out of date planning permission should be 

granted unless any adverse impacts of doing so would significantly and 

demonstrably outweigh the benefits when assessed against the policies in the 

Framework taken as a whole. 

 

35. The applicant refers to two planning appeals to support their argument that 

Chorley’s housing requirement is out of date. The first appeal is 

APP/F1610/A/14/2213318 for up to 120 dwellings at Land south of Cirencester 

Road, Fairford dated 22 September 2014. This appeal was allowed because the 

Local Plan covered the period 2001-2011 and did not make provision for housing 

after 2011. The Council accepted that it did not have an objectively assessed 

need therefore a five year supply could not be demonstrated. The second appeal 

is APP/X0360/A/13/2209286 for up to 120 dwellings at Land west of Beech Hill 

Road, Spencers Wood, Berkshire dated 9th June 2013. The Inspector agreed that 

the local authority did not have an objectively assessed need and the housing 

supply policies were out of date as they were based on the former Regional 

Strategy which has been revoked and was based on PPS3 which has been 

superseded by the NPPF. The projections that informed the Regional Strategy 

were nearly a decade old and the Core Strategy was adopted in January 2010 

well before the NPPF was published in March 2012. 
 
 Response to applicants position housing requirements 
 

36. The Council do not believe that the adopted housing land supply policies set out 

in Core Strategy Policy 1: Locating Growth, Core Strategy Policy 4: Housing 

Delivery and Local Plan Policy HS1: Housing Site Allocations are out of date.  

 

37. The Core Strategy was adopted in July 2012 and is Framework compliant. The 

housing requirement in Policy 4 was based on Regional Strategy housing figures 

however the Core Strategy Inspector considered the requirement sound and 
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stated in his report “The amount of housing proposed, together with the policies 

which seek suitable densities and high quality design and other relevant policies, 

accord with the Government’s policy, set out in the Framework, of delivering a 

sufficient amount and wide choice of high quality homes, widening opportunities 

for home ownership and creating sustainable, inclusive and mixed communities. 

As a result, everybody should have the opportunity of living in a decent home 

which they can afford in a community where they want to live. In these respects 

the Local Plan is sound.” 

 

38. The Chorley Local Plan 2012-2026 was adopted in July 2015. Representations 
were received during preparation of the Local Plan that the housing requirement 
is not based on a robust, up to date objective assessment of need as required by 
the Framework. The Inspector concluded in her report that the Core Strategy 
target for 417 dwellings remained appropriate. She also stated “The Regional 
Strategy for the North West (RS) was revoked by the Secretary of State during 
the examination period. The impact of this on the soundness of the Plan, 
particularly regarding the justification for retaining the RS housing and 
employment targets, was consulted upon and discussed at the hearing sessions. I 
conclude that no soundness issues have arisen as a consequence.” 

39. Furthermore, in a recent appeal decision APP/N235/W/15/3007033 for up to 150 

dwellings at Land at Preston Road, Grimsargh dated 9th May 2016 the Inspector 

concluded that the Central Lancashire Core Strategy housing policies were not 

out of date. She stated in paragraph 21 “I have no reason to conclude that the 

relevant policies for the supply of housing are out of date with respect to the 

strategy for the location of housing.  

 

40. The Core Strategy was adopted in July 2012 in compliance with the NPPF and 

the Local Plan was adopted as recently as July 2015.” The Chorley Local Plan 

was also adopted in July 2015 therefore it should be considered up to date in light 

of this appeal decision. The appeal was allowed due to the uncertainties 

surrounding the delivery of housing and the Inspector took the view that the 

housing land supply for Preston amounted to approximately 4.79 years. As a five 

year supply had not been demonstrated the Inspector concluded in accordance 

with paragraph 40 of the Framework that the relevant policies for the supply of 

housing were out of date. 

 

41. It is considered therefore that the Development Plan policies in respect of housing 
are not as the applicant states "out of date" or that " the Council do not have a 
Framework compliant housing requirement" and therefore para 14 of the Framework 
is not engaged. 

 
 Supply of Housing Land 
 

42, As it is considered that the Core Strategy housing requirement is not out of date 

the Council can demonstrate a five year supply. The Five Year Housing Supply 

Statement for Chorley published in September 2016 identified that there was a 

7.2 year deliverable housing supply in the Borough over the period 1st April 2016 

– 31st March 2021.  
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43. In total there are 2,424 deliverable dwellings over the five year period. 1,681 are 

on allocated sites with planning permission, 600 on windfall sites with planning 

permission and a windfall allowance of 143 dwellings has been included. 

 
44. It can therefore be concluded that para 40 of the Framework is not engaged in 

this instance and there is therefore no under supply of housing that would represent 
an "other material consideration" in the determination of this application. 

 
 Other Matters 
 
45. This report will now consider the extent to which the application represents 

"sustainable Development" and the weight to be attached to any significant and 
demonstrable adverse impacts that would outweigh the benefits of granting 
permission when assessed against the framework as a whole. 

 
 Highways 
 
46. Site access is proposed by means of 2 priority controlled junction on School Lane 

as indicated on Drawing Number 1318/09/B. The proposed access strategy 
involves creating the 2 accesses on School Lane to serve the Site, with the new 
access road forming one of the major arms of each junction and realigning School 
Lane through the site. This realigned school Lane involves proposed changes to 
speed limits and carriageway widths on School and Pear Tree lanes together with 
new footway provision. 

 
47. The TA summarised the proposed site access arrangements and highway 

changes as follows: 
 

 Create 2 priority controlled accesses on School Lane and realign School Lane 
through the Site with the site access forming the major road, 

 Introduce continuous footway (1.8m wide) on south side of School lane 
between the Site access road and Pear Tree Lane, and introduce a continuous 
footway (1.2-1.8m wide) on the east side of Pear Tree Lane between School 
Lane and Euxton Lane, 

 Introduce shuttle working on Pear Tree Lane where there is insufficient width 
to provide a footway and retain two-way working for traffic, 

 Introduce a 20mph speed limit on the Site access road and on Pear Tree Lane 
(to the north of School Lane), 

 Introduce street lighting on School Lane and Pear Tree Lane where a 
derestricted speed limit presently applies, 

 Widen Pear Tree Lane at the junction with Euxton Lane and introduce a 
pedestrian island on Euxton Lane to assist pedestrian crossing movements as 
indicated on Drawing Number 1318/23, 

 
 The deliverability of the proposed access arrangements will be considered below. 
 
48, The layout of the two priority controlled junctions to the west and north of the site 

has been assessed by LCC and are considered acceptable and the access road 
within the site could provide an alternative to the narrow parts of School Lane and 
would in principle be acceptable in highway safety terms. 

 
 Impacts on School Lane 
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49. As stated the development proposal is to realign School Lane (or to be accurate 
the existing School Lane through traffic flow) through the Site. Drawing No 
1318/09/B indicates that visibility splays of 2.4m x 22m can be achieved on the 
minor arm of the new priority controlled junctions on School Lane. The proposed 
visibility splay meets MfS standards for a 20mph design speed and would be 
acceptable. School Lane (existing) is subject to a 20mph speed limit in the 
location of western site access junction (AshleyHelme junction SJ1A) and it is 
proposed to extend the existing 20mph limit on School Lane to the junction with 
Pear Tree Lane and on to Pear Tree Lane to the junction with Euxton Lane. The 
TA states the new eastern access junction (SJ1B) would therefore also be within 
a 20mph speed limit. The proposed junction and changes to the highway are not 
unreasonable to provide both vehicular and pedestrian access. With the proposed 
20mph zoning. I would not insist on separate cycle access as the change in 
nature of the access lanes should provide a safe environment for cycling. It is 
proposed to widen the section of School Lane between Pear Tree Lane and the 
proposed Site eastern access road. This proposal would potentially provide a 
5.5m wide road with a 1.8m carriageway over the majority of this section of 
School Lane.  

 
50. However, the adopted highway is restricted for part of this distance and there is a 

pinch point where only a 4.8m carriageway and 1.8m footway can be achieved. It 
is essential that detail of the proposals on a topographic survey is provided to 
assess whether these works can be delivered within the available highway and 
without the detailed information the proposals to mitigate the harm of the 
development in highway and accessibility terms cannot be demonstrated, (this 
information is not included in the amended highway information). 

 
  Impacts on Pear Tree Lane 
 
51. At present on Pear Tree Lane there is no footway or lighting and this lane gives 

access to bus services on Euxton Lane in addition to the employment/amenities 
and railway station at buckshaw Village located north of Euxton Lane. To provide 
connectivity to these facilities the developer has proposed to provide a continuous 
pedestrian link between the Site and Euxton Lane. 

 
52. There is highway land available on both sides of the road and it is proposed to 

provide a minimum carriageway width of 5.5m for the first circa 80m south of 
Euxton Lane, with a 1.2m (1.8m where achievable) wide footway on the east side 
of the road. The carriageway then reduces to 4.8m for about 70m, with a 1.2m 
footway on the east side of the road. It is then proposed to narrow the 
carriageway to 3.5m and introduce shuttle working for a distance of circa 60m. A 
1.2m footway will be introduced on the east side of the carriageway in this 
location. After the narrowed section, it is proposed to provide a 5.5m wide 
carriageway and a 1.8m footway to the junction with School Lane. The applicants 
TA acknowledges that it would be preferable to provide footway that is wider than 
1.2m along the full length of Pear Tree. I agree that a wider footway would be 
preferable, but I also have a concern over the length of the shuttle working 
(proposed for a distance of circa 60m at the road narrowing) as this can result in a 
situation where drivers fail to gauge the intentions of opposing drivers and/or 
speed up to get through the narrowing before an opposing driver. It is essential 
that the proposed highway works on Pear Tree Lane (in addition to those on 
School Lane) are fully detailed and plotted on a topographic survey to check the 
feasibility of delivering the works; both physically within the adopted highway and 
practicality in engineering terms. I understand from discussions with Ashley 
Helme that the developer may not actually be able to deliver these works 
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including the continuous footway and this would be a failing of the development to 
provide safe and adequate means of pedestrian access to the facilities provided 
at Buckshaw and bus services on Euxton Lane. 

 
  Pear Tree Lane/Euxton Lane Junction 
 
53. The proposal is to widen Pear Tree Lane at the junction with Euxton Lane and the 

associated  modification of the junction radii. The scheme also includes a 
pedestrian island on Euxton Lane to assist pedestrian crossing movements and 
extending the right turn lane into Pear Tree Lane. These works as indicated on 
the amended Drawing Number 1318/23 Rev.A are acceptable as in principle 
works for a S278 agreement for highway works. 

 
 Accessibility by Sustainable forms of Transport 
 
54. To accord with the key principles of NPPF the site requires connectivity to the 

existing built environment, especially the provision of links to schools/employment 
together with other local services/community facilities. Development should also 
be located to where there is access to good public transport services, or have the 
potential to provide sustainable public transport systems. 

 
55. Essentially, the developer must provide an integrated network of functional and 

safe routes for pedestrian/cycle access that provide links with local Euxton 
facilities and to Chorley town centre, to create an environment that should 
encourage walking/cycling as a key mode of travel. The site has the potential to 
be within easy walking distance of facilities on Wigan Road and bus services and 
good quality pedestrian/cycle provision on Euxton Lane.  However with the site 
and access limitations,  I consider the site cannot be made a reasonably 
sustainable location and that good pedestrian access to public transport services 
(bus and rail), and acceptable cycle and pedestrian routes to Euxton (bus 
services/schools and facilities on Wigan Road), Buckshaw Village and Chorley 
cannot currently be achieved with the proposals before the Council. 

 
56. I consider the site can be made a reasonably sustainable location with the 

proposed new footway provisions and 20mph zoning to allow pedestrian good 
access to public transport services (bus and rail), and acceptable cycle and 
pedestrian routes to Euxton (Wigan Road bus services/schools/facilities), 
Buckshaw Village and Chorley. However, as submitted the developer has not 
demonstrated that the footway improvements on Pear Tree Lane can be 
constructed and thus fails to provide satisfactorily pedestrian access routes 
between the site and the surrounding built  environment. 

 
57. Appropriate safe access provisions are required for highway safety grounds with 

the development introducing vulnerable road users at this locality and to satisfy 
the aims of NPPF to ensure "safe and suitable access to the site can be achieved 
for all people". The development as submitted does not provide adequate and 
safe pedestrian connectivity to integrate with the existing built environments; 
hence the development is not in line with a number of key paragraphs of the 
NPPF including the three dimensions of sustainable development.  

  Should your Council decide to approve this application you may determine that 
developer CIL contributions are targeted towards new improved cycle routes as 
identified in the Councils CIL 123 List. 

 
  Internal roads 
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58  The internal arrangement of the roads and relationship to school lane is 
considered acceptable and would be subject to detailed consideration as part of 
any reserved matters application. 

 
59. It is therefore considered that the development as it stands is unacceptable in 

terms of sustainable transport provision and highway impacts. There is a lack of 
information, support and commitment with regard to satisfying the sustainability 
needs of this site; thus there are inadequacies in sustainable transport provision 
for pedestrians and public transport accessibility to satisfy the NPPF foundation of 
providing for sustainable transport. In addition the traffic analysis fails to 
demonstrate network capacity at the  Wigan Road/ School Lane junction. 

 
60. It is acknowledged that the developer would be expected to support a level of 

wider infrastructure in Chorley via CIL contributions. Notwithstanding CIL, 
currently LCC do not support this development proposal for the following reasons: 

 
61. Further evidence and support is required with regard to the design of the 

proposed pedestrian improvements/traffic calming on Pear Tree Lane for 
pedestrian linkage to the wider built environment (Buckshaw Village/Chorley 
Town centre). As submitted the applicant's TA has not demonstrated the site can 
provide safe and adequate means pedestrian connectivity to integrate with the 
existing built environment, or measures to encourage sustainable public transport; 
hence the development is not in line with a number of key paragraphs of the 
NPPF including the three dimensions of sustainable development. 

 
62. The application submitted, currently fails to demonstrate network capacity at the 

Wigan Road/School Lane junction to support the impacts of this proposal. The 
application TA has not provided adequate traffic modelling for the junction and 
thus, LCC are currently of the opinion that the scale of the development would 
lead to future traffic levels on the junction increasing beyond that which can be 
suitably accommodated and without any form of mitigation for the impact on 
highway capacity and its reliability to satisfy users' needs. 

 
Ecology 
 
63. In terms of great crested newts - there is some additional information to be 

provided by the applicants to cover the difference of opinion between the survey 
reports for this site and the adjacent allocated housing site.  Whilst there are 
discrepancies within the reports and surveys it is considered that subject to 
conditions to secure a comprehensive amphibian mitigation strategy that the 
appropriate legal tests could be met.  The survey information is considered to be 
acceptable to be able to determine the application and no further surveys are 
required to be carried out before determining the application.  The report will be 
updated on this aspect on the addendum. 

 
64. In terms of Bats - As may be expected, bats have been shown to use parts of 

the site for foraging. Bat activity surveys were professional and in my view 
adequate to provide a general overview of bat use of the site, particularly because 
other complementary surveys have been conducted for the site to the north.  

 
65. I am aware of representations made on this this application concerning the value 

of the site for bats. This representation indicates that the site may be very 
important for bats, but this view is based on a small number of surveys 
undertaken more than 20 years ago. Detailed survey results from these studies 
are not available. I am not denying that previous assessments of the site may 
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have been accurate, but the site may well have significantly changed in character 
since the earlier surveys were conducted. I would therefore give much greater 
weight to the more recent survey results. My own assessment of the habitat value 
of the site for bats is that feeding opportunities are somewhat limited by the 
dominance of the species-poor improved grassland. This view is supported by the 
bat survey results indicating that the site is used by relatively small numbers of 
bats. The more up-to-date surveys indicate that the most important habitats for 
bats on the site (hedgerows and trees) are capable of being retained and/or 
recreated as part of the development, and there is extensive suitable bat foraging 
habitat around the application site, particularly to the east.  

 
66. I would conclude that the development proposal is capable of being implemented 

without having a significant impact on local bat populations, providing that 
valuable habitats are retained, recreated or enhanced.  

 
67. Some of the trees present on or close to the application site have been shown to 

have some potential to support bats. At this application stage it is not known 
which trees may be lost to the scheme. I would recommend that should 
permission be granted to this development further, more detailed surveys of trees 
for bat roosts should be undertaken to inform any future Reserved Matters 
applications. Any trees shown to support bats should be retained. 

 
68  In terms of Habitats - The application site is dominated by relatively species-

poor improved agricultural grassland that is not of substantive ecological value, 
although there are habitats on the site and very close to the site that have some 
local value for wildlife, including hedgerows, trees, woodland and wetlands 
(stream course). These habitats are capable of being retained and/or recreated 
as part of the scheme, and in fact undertakings have been given in the application 
documentation, including in the ‘Framework’ Plans, that the important habitats 
found on the site will be retained and protected. New landscaping is proposed 
that will help to mitigate and off-set residual harm.  

 
69. No part of the site is specially designated for its nature conservation value, and 

the site is not adjacent to or close to any designated sites. 
 
70. The development of the site will inevitably reduce the open-ness of the site and 

this could affect species movement; the large areas of grassland that will be lost 
to the scheme are not without any value for wildlife. I would therefore recommend 
that a comprehensive Landscape Creation and Management Plan for the site be 
prepared as a Condition of any approval that may be granted to this outline 
application. The Landscape Plan should include the following details – 

 
• Details of new ponds / wetland creation 
• Details of how retained hedgerows, trees and wetlands are to be protected 

during any construction period 
• Planting plans, taking into account the need to contribute to landscape 

connectivity and the creation of a coherent local ecological network 
• Written specifications (including cultivation and other operations associated 

with plant and grass establishment) 
• Schedules of plants, noting species, planting sizes and proposed numbers / 

densities where appropriate 
• Implementation timetables. 

 
71. In terms of Nesting Birds - The bird community recorded from the site is not 

exceptional, but all nesting birds their eggs and young are specially protected 
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under the terms of the Wildlife and Countryside Act 1981 (as amended). To avoid 
any harm to nesting birds any vegetation clearance required should be 
undertaken outside of the optimum period for bird nesting (March to July 
inclusive).  

 
72. In conclusion - I have no overall objections to the application on ecological 

grounds, but there are significant ecological considerations that will need to be 
taken into account during the determination of the application and the 
implementation of the development.  

 
  Landscape and Visual Impact 
 
73. The introduction of a new residential development will result in permanent albeit 

localised changes in the landscape. The character of the landscape of the Site 
will have changed from a pastoral one to residential with open space. 

 
74. In relation to Landscape and Visual impact the impact is considered to be minor 

to moderate adverse and the mitigation of the impact of development is a matter 
appropriate to be conditioned and dealt with at reserved matters stage to 
integrate open space within the development plus a landscape strategy with the 
built form of the development.   

 
75. The harm resulting from the impact of development upon the character of the 

open area is not considered to be so significant to warrant the refusal of the 
application on this ground. 

 
  Sustainable Development and Benefits 
 
76. The central strands of Sustainable Development defined by the Framework are: 
 

 Social Benefits 
 

 Economic Benefits 
 

 Environmental Benefits 
 
77. In terms of considering Social Benefits the provision and boosting the supply of 

market housing has been put forward as a benefit of the development however 
the Council is already delivering a rate of development that exceeds the annual 
requirement and there is therefore no requirement or benefit that would arise from 
this development coming forward ahead a Local Plan review. 

 
78. The provision of Social Housing at a rate of 30 % would be an identified positive 

element of the proposed development however the Council has a good record of 
affordable housing delivery and there is therefore no evidence of a real and 
pressing need to deliver affordable housing that would weigh significantly in 
favour of the development of this site sufficiently to outweigh the conflict with the 
Development Plan. 

 
79. In terms of considering Economic Benefits the only factor put forward is the 

delivery of housing "of the right type, at the right time and in the right location" to 
deliver the Growth agenda.  However the Council is already delivering significant 
housing of the right type, in the right location and boosting the economic profile 
and benefits within Chorley.  The development would also attract CIL receipts for 

Page 17 of 19



the delivery of infrastructure.  It is not considered in this instance that the benefits 
attributed to the development of this site would carry sufficient weight to outweigh 
the conflict with the development plan. 

 
80. In terms of Environmental Benefit the key positive benefit proposed is the change 

to the site as a result of this development in terms of additional planting and 
delivering a net biodiversity gain over and above agricultural land.  This benefit in 
addition to the delivery of public open space within the development site does 
carry some weight however this is not considered to be so significant to outweigh 
the conflict with the Local Plan. 

 
CIL 
 
81. The Chorley CIL Infrastructure Charging Schedule provides a specific amount for 

development. The CIL Charging Schedule was adopted on 16 July 2013 and 
charging commenced on 1 September 2013. The proposed development will be a 
chargeable development and the charge is subject to indexation in accordance 
with the Council’s Charging Schedule. 

 
82. The final chargeable amount will be defined as part of a subsequent reserved 

matters application. 
 
CONCLUSION 
 
83. The application is contrary to the provisions of the development plan and does not 

represent a sustainable form of development having regard to the Framework 
presumption in favour of sustainable development.  The highway impact of the 
development in the form submitted represents an unacceptable impact and does 
not provide adequate connectivity for all future occupiers of the development.  
There are no material considerations that would outweigh the conflict with the 
development plan and the Framework taken as a whole. 

 
Reason for Refusal 
 
84. To follow 
 
 
RELEVANT HISTORY OF THE SITE 
 
 
85. Ref: 16/00480/SCE Decision: REC Decision Date:  
 Description: Screening Opinion for Outline Planning Application for the 

development of up to 165 residential dwellings and associated public open 
space and landscaping, with all matters reserved except for access, 

 
86. Ref: 16/00489/OUTMAJ Decision: PCO Decision Date:  
 Description: Outline planning permission for up to 165 dwellings (30% 

affordable), planting and landscaping, informal open space, children's play 
area, surface water attenuation, 2 vehicular access points from School Lane 
and associated ancillary works. All matters to be reserved with the 
exception of the main site access 

 
87. RELEVANT POLICIES:  In accordance with s.38 (6) Planning and 

Compulsory Purchase Act (2004), the application is to be determined in 
accordance with the development plan (the Central Lancashire Core 

Page 18 of 19



Strategy, the Adopted Chorley Local Plan 2012-2026 and adopted 
Supplementary Planning Guidance), unless material considerations indicate 
otherwise. Consideration of the proposal has had regard to guidance 
contained within the National Planning Policy Framework (the Framework) 
and the development plan. The specific policies/ guidance considerations 
are contained within the body of the report. 
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