
 
No.1 APPLICATION NO. 2018/0281/OUT 
 LOCATION Land On The Western Side Of XL Business Park Statham Road 

Skelmersdale Lancashire  
 

 PROPOSAL Outline - Erection of two buildings for B1(c), B2 and B8 purposes 
with ancillary B1 offices, formation of vehicle parking areas, 
landscaping with associated infrastructure with all matters 
reserved. 

 APPLICANT Gazeley UK Limited 
 WARD Bickerstaffe 
 PARISH Lathom South 
 TARGET DATE 8th June 2018 
 

 
1.0 SUMMARY 
 
1.1 This is an outline planning application, with all matters reserved, for the erection of two 

buildings for B1(c), B2 and B8 purposes with ancillary B1 offices. The principle of a mixed 
use development on an allocated employment site is considered to be acceptable. As this 
proposal is in outline only, details of a specific layout are not for consideration. A more 
detailed application will be submitted at reserved matters stage. Subject to conditions, I 
consider that the proposal is in accordance with Policies GN1, GN3, EC1 and EN2 in the 
Local Plan and the NPPF and recommend that planning permission be granted. 

 
2.0 RECOMMENDATION: APPROVE subject to conditions 
 
3.0 THE SITE 

 
3.1 This application relates to approximately 11 hectares of land at the north west of the XL 

Business Park.  The application site is bounded by Slate Brook and Statham Road to the 
east, Spa Lane to the north, Firswood Road to the west and the DHL distribution 
warehouse site to the south. The application site and land to the east and south falls 
within an Employment Area, whilst the land beyond Firswood Road and Spa Lane lies 
within the Green Belt. 

 
3.2 The site is presently grassed and is bound along the eastern and northern edges by a 

landscaped mound. There is also an overhead power cable which crosses the site from 
east to west and a pylon is sited towards the east of the site. 

 
4.0 THE PROPOSAL 

 
4.1 Outline planning permission will all matters reserved is sought for the erection of two 

buildings for light industrial, general industrial or storage and distribution purposes with 
ancillary offices. Whilst access is not included, an indicative layout does show two 
separate access points onto Statham Road. 

 
4.2 The indicative plan also shows how the site would include two different sized industrial 

units, parking and HGV maneuvering areas, internal access roads, balancing pond and 
landscaping around the site periphery. At the current time, it is proposed to develop the 
units in a single phase.  

 
5.0 PREVIOUS RELEVANT DECISIONS 

 
5.1 2005/0392 REFUSED (ALLOWED ON APPEAL) Reserved Matters - Erection of 



building for B2 and/or B8 purposes with ancillary offices.  Formation of 
vehicle parking areas; creation of access from existing estate road and 
landscaping including increasing the height of mounds and landscaping on 
Plot E. 

 
5.2 8/03/0549 APPROVED Reserved Matters - Erection of a Regional Distribution 

warehouse with ancillary offices and parking areas and formation of 
landscaping mounds.  Variation of Condition 5 of planning permission 
8/00/0801 to allow the development to be commenced prior to completion of 
the internal access road and roundabout at Spa Lane; variation of condition 
8 of planning permission 8/00/0801 to allow the erection of a building with a 
maximum height of 16.5 metres; variation of condition 13 of planning 
permission 8/00/0801 to allow the development to be commenced prior to 
completion of the planted buffer zone. 

 
5.3 8/02/1269 APPROVED Reserved Matters - Erection of distribution warehouse with 

ancillary offices and facilities; erection of service centre for tray washing and 
recycling; construction of new spine road and associated infrastructure; 
formation of balancing lagoons and earth mounds; landscaping and variation 
of Condition 5 (phasing of development and access) and No. 8 (maximum 
building height) imposed on outline permission 8/00/0801). 

 
5.4 8/00/0801 APPROVED Outline - Proposed industrial, business and warehousing (B1, 

B2, B8) development; together with associated access arrangements (incl 
roundabout on Spa Lane and off-site improvements at Statham 
Road/Staveley Road junction); boundary landscaping and green corridor 
provisions (incl surface water ponds and cycleway access). 

 
6.0 OBSERVATIONS OF CONSULTEES 
 
6.1 LCC Highways (28.03.18) – Conditions applicable for the access. In terms of parking, as 

no end user is known car parking scenarios have been calculated for each use. If the site 
were to be fully used for general industrial purposes the number of car parking spaces on 
the indicative plans would be insufficient.  

 
6.2 Coal Authority (05.04.18) – No Objections subject to conditions  
 
6.3 United Utilities (10.04.18) – No Objections subject to conditions  
 
6.4 Merseyside Environmental Advisory Service MEAS (11.04.18) – No Objection subject to 

conditions 
 
6.5 HSE (22.03.18) No Comments  
 
6.6 Lead Local Flood Authority (25.05.18) – No Objections  
 
6.7 Environmental Health (25.05.18) – No objection in principle. A noise assessment has 

been carried out. I am satisfied in principle with the methodology of the noise survey and 
assessment. Currently, at this outline stage, the final user is unknown, therefore the actual 
future activity levels are unknown. It would therefore be necessary to have a further noise 
assessment at a stage when the final user is known.  

 
7.0 OTHER REPRESENTATIONS 
 
7.1 I have received one letter of representation from a neighbouring property. Concerns are 



summarised as follows: 
  
 The footprint of Building 220 appears to overshadow the route of the watercourse/ culvert. 

The culvert is relatively shallow and previous experience of ground works on this plot 
caused damage and flooding to neighbouring property and land.  
Although the proposal for a smaller buildings is welcomed, the configuration of both 
buildings allows an open corridor (East to West) for noise to permeate from the new 
buildings, as well as attenuating noises from both ASDA and the plot E battery storage 
proposal development.  
Over the last 15 years, background noise emanating from XL Business Park has been a 
constant stream of complaint from residents as background levels already exceed the 
original modelled predictions for the overall development of XL Business Park. The latest 
Noise Impact Assessment takes present background noise levels as its base line 
reference, rather than the original submission prior to ASDA CDC development.  
Although this proposal is speculative, it is disappointing that the Noise Impact Assessment 
does not include Shunter tug movements, dock leveller engagements and intensity of the 
latter operations in their analysis. Both noise sources still form part of the key complaints 
to Environmental Health relating to XL Business Park. 
This latest proposal has now effectively turned loading operations through 90 degrees to 
the original plot D proposal exposing operational areas (and lighting) towards the 
greenbelt and residential amenity of Firswood Road during hours of darkness.  
Traffic related to the approved housing development at Firswood Road combined with 
other HGV influents using Spa Lane as access XL Business Park has caused a rapid 
deterioration to of Spa Lane and other thoroughfares.  
Spa Lane needs a total HGV exclusion to protect the neighbouring areas, residential 
amenity and the council’s highways repair budget.  
The proposed colour scheme is a varying range of dark to mid blues with pale grey to the 
upper elevation. As this development directly fronts with the greenbelt, we would like to 
see an alternative scheme offered which would be sympathetic and blend with to the local 
landscape to the North & West of the site. Ideally, the colours should blend with other 
buildings local to XL Business Park rather than using a company branded scheme.  

 
7.2 Lathom South Parish Council (12.04.18) – On the understanding that all plans will be 

subject to approval at the Reserved Matters stage, we support the principle of developing 
two (or more) units on plot D but will reserve comment on the detailed plans until the 
proposals have been finalised but would like to offer the following comments:   

 
As the application is speculative the precise designs of the buildings will depend on the 
demands of the company but as detailed designs have been submitted, we are concerned 
if passed these will technically be approved prior to reserved matters stage. 

 Generally we are in favour of plans to develop smaller buildings on the site rather than the 
huge warehouse that received planning permission, on appeal in 2008. 
Want to ensure noise, light, traffic, on-site parking provision and visual impacts are not an 
issue. 
Specific concerns impacted by the detail of the current application relate to drainage plans 
(no acknowledgement of the water course that runs from West to East across the site to 
Slate Brook), tenuous noise calculations containing baseless assumptions, a lack of 
acknowledgement of the poor state of the planting scheme (which can be directly 
attributed to lack of maintenance by Gazeley Properties) and an over-optimistic attitude 
towards traffic movements from the site. 
 

7.3 South Lathom Residents Association (10.04.18) would like to offer the following 
comments: 

  
Noise: 



There is a discrepancy between the background noise levels stated in this application 
when compared with the recently approved application number 2017/0968 for Plot E. Also, 
the original planning permission for XL Business Park applied limits for the whole 
development but piecemeal development applications have made the area vulnerable to a 
“ratchet effect”, whereby every new application could build upon the measured levels after 
implementation of previous approvals.  Additionally, there has to be a link between the 
intensity of activities and disturbance to the amenity of residents, which does not appear 
to have been considered. There is no mention of garden noise levels. 
Why is there no acoustic fencing between the car park of “plot 220” and properties on Spa 
Lane (except Spa Cottages).  
The assumptions made about activities on the sites (e.g. Tug movements and HGV 
loading/ unloading activities) are not valid because they depend upon the end users, for 
whom the applicants state they will be designing specific arrangements.  
Drainage: 
There is no mention of the water course which drains across Firswood Road from West to 
East and then across plot 220 to Slate Brook. Gazeley Properties has previously cleared a 
blockage of this water course which caused flooding on land to the west of Firswood 
Road. 
Planting Scheme: 
A full professional assessment of the whole scheme around plot D is required to overcome 
the existing unsatisfactory planting. 
Colour Scheme: 
Existing Buildings on the overall site are coloured in different shades of grey and we 
consider that the Gazeley shades of blue are incompatible with the existing colours, 
thereby increasing the visual impact of the proposed scheme to an unacceptable degree.  
HGV Movements: 
Paragraph 28 of the Planning Statement says: “All HGV movements to and from the site 
will travel to and from the M58 at Junction 4 via the A5068, A577 Staveley Road and 
Statham Road. Therefore, these movements will not detrimentally impact upon the 
residential areas within the vicinity of the site”. Both Asda and DHL buildings were 
designed to direct HGV traffic along the same route but in practice many HGVs travel from 
Statham Road onto Spa Lane and they are contributing to significant damage along the 
lane, which impacts considerably upon residential amenity. Unless effective measures are 
taken to prevent the same situation occurring with this development the impact of such 
movements will only increase. 

 
8.0 SUPPORTING INFORMATION  

 
Planning Statement  
Design and Access Statement 
Noise Impact Assessment 
Coal Mining Risk Assessment 
Ecological Assessment 
Flood Risk Assessment 
Drainage Strategy 
Travel Plan 
Transport Assessment 
Tree Survey 
Preliminary Risk Assessment 
 

9.0 RELEVANT PLANNING POLICY 
 
9.1 The National Planning Policy Framework (NPPF) and the West Lancashire Local Plan 

2012-2027 DPD provide the policy framework against which the development proposals 
will be assessed. 



 
The site is located within the Strategic Employment Site of Stanley Industrial Estate / XL 
Business Park and is within a Mineral Safeguarding Area as designated in the West 
Lancashire Local Plan 2012-2027 DPD 
West Lancashire Local Plan 2012-2027 DPD 
 
SP1 – A Sustainable Development Framework for West Lancashire  
GN1 – Settlement Boundaries 
GN3 – Criteria for Sustainable Development 
EC1 - The Economy and Employment Land 
IF2 – Enhancing Sustainable Transport Choice 
EN2- Preserving and Enhancing West Lancashire's Natural Environment 
 
Supplementary Planning Advice 

 
SPD – Design Guide (January 2008) 
 

10.0 OBSERVATIONS OF DIRECTOR OF DEVELOPMENT AND REGENERATION 
 

Principle of Development 
 

10.1 Policy EC1 of the Local Plan confirms that the Council requires a mix of industrial, 
business, storage and distribution uses (B1, B2 and B8) on XL Business Park.  

 
10.2 The principle of the development has previously been established when outline planning 

permission was granted in December 2001 for industrial business and warehousing for all 
the land identified in the Local Plan. Whilst this permission did not include approval for any 
buildings, the site was divided into five separate parcels (A-E). Details of the means of 
access were included in the approved scheme, consisting of a central spine road, 
between Statham Road (in the Stanley Employment Area) and Spa Lane to the north. The 
scheme included a green corridor based on Slate Brook, and extensive areas of perimeter 
landscaping, particularly adjacent to Firswood Road, Spa Lane and Slate Lane. The 
outline permission was subject to 25 conditions, some of which required the submission of 
detailed schemes and programmes, with others requiring the phased implementation of 
elements of the development.   

 
10.3 Three of the sites have already been granted detailed planning permission for large 

distribution warehouses, now constructed and operating as Asda, Comet and DHL. The 
spine road has been completed and mounded areas of landscaping created. 

 
10.4 In March 2007, an application for reserved matters (2005/0392) for this site was granted 

on appeal for 'Reserved Matters - Erection of building for B2 and/or B8 purposes with 
ancillary offices. Formation of vehicle parking areas; creation of access from existing 
estate road and landscaping including increasing the height of mounds and landscaping 
on Plot E'. This application remains extant as engineering operations have been 
undertaken at the site to create the access to sub base level. The permitted building would 
measure 184m by 285m (floor area 52,440 mฒ) with a maximum height of 14.2m above 

existing ground level (actual height of building is 15.7m but land would be excavated to 
meet the outline planning permission condition that the building is no more than 15m 
high).  

 
10.5 As a result the principle of this development is considered to be acceptable and compliant 

with policy EC1 of the Local Plan.   
 
Design, Scale and Layout 



 
10.6 As this proposal is in outline only, details of a specific layout are not for consideration at 

this stage. Flexibility is sought by the applicant in order to allow for the development to be 
tailored to suit the requirements of the potential occupiers but set within the context of an 
indicative site layout plan which has been submitted with the application. Two varying 
sized industrial units are proposed rather than one larger unit previously approved and 
they have been sited to orientate the units away from the cable sway zone that runs 
through the middle of the site and the ecological zone to the east of the site. Since the 
previous approval, negotiations between the applicant and Western Power have 
determined that the overhead cables are to remain in situ on the site and not be re-
directed underground, as a result a single unit as approved cannot be implemented due to 
the prescribed height safety clearances.  

 
10.7 The main access point into the site for HGVs is already established off Statham Road and 

will serve both units which are shown as plots 210 and 220 on the indicative plans. Each 
plot would have its own circulation space, parking and loading/unloading arrangements. 
Plot 210 would also have a separate vehicular access for cars and motorcycles (which is 
already established). The development as shown would allow for a 25m-50m landscape 
area between the buildings and around the periphery of the site.  

 
10.8 The indicative plans show the proposed buildings would have varying heights to a 

maximum of 16m (the extant reserved matters application includes a maximum height of 
15.7m). In my view, the presence of two buildings rather than one bulkier building, as 
currently approved, would reduce the impact of the development to some extent. I am of 
the view that the height of the proposed buildings as shown on the indicative plans would 
not have an adverse impact upon the surrounding area.  

 
10.9  The submitted plans indicate that a substantial landscape buffer zone would be 

maintained around the site boundary and between the proposed units which would assist 
in providing a natural screen and soften the impact of the development.  

 
10.10 The design, scale, layout and level of car parking remain indicative at this stage and will 

be fully assessed in a subsequent Reserved Matters application.  
 

Impact on Neighbouring Land Uses and Noise 
 

10.11 The illustrative layout indicates that the industrial units would be located a satisfactory 
distance from the nearest residential properties on Spa Lane to the north and Firswood 
Road to the west. The indicative plans show substantial landscaped areas to the north 
and west of the site which would minimise the impact of the development upon residential 
properties.  

 
10.12 A noise assessment has been carried out and submitted by the applicant. The 

assessment sets out plant noise limits and service yard noise limits based on the 
measured background noise levels and relevant guidance. The assessment establishes 
that in principle, with mitigation, the units in this location and orientation should be below 
the Lowest Observable Adverse Effect Level (LOAEL). The Council’s Environmental 
Health Officer is satisfied, in principle, with the methodology of the noise survey and 
assessment. Once the final user is known it will be essential for a comprehensive noise 
assessment to be carried out and submitted with any future Reserved Matters application. 
In addition to noise any subsequent Reserved Matters application would be required to 
consider the likely emissions from the proposed units.  

 
Access, Traffic and Highways  

 



10.13 The application is supported by a Travel Plan and Transport Assessment (TA) which 
assess the impact of the proposal on the surrounding highway network. The Highway 
Authority are satisfied that the development will not have a significant impact on the 
highway network and that adequate access and parking can be provided on site.  

 
10.14 The Highway Authority have commented that depending on the end user, the level of 

parking shown on the indicative plans may be insufficient. However, I am mindful that this 
is an outline application only and details of a specific layout are not for consideration at 
this stage. Site layout including parking facilities will be assessed at the reserved matters 
stage.  

 
Surface Water, Drainage and Flood Risk  

 
10.15 Policies GN3 and IF3 of the Local Plan seek to ensure flood risk is avoided / mitigated 

through development and that proposals for new development are provided with adequate 
drainage infrastructure. The application site lies within flood zone 1, the least susceptible 
to flood risk. A Flood Risk Assessment with Surface Water Drainage Strategy has been 
submitted which explains that rainwater runoff will be conveyed via a surface water sewer 
to an on-site attenuation pond. This pond will accommodate surface water run off volumes 
for all events, up to and including the 1 in 100 year climate change event. The pond will 
outfall into Slate Brook (designated Main River) located on the eastern border of the site. 
The outfall rate will be restricted to mimic the greenfield run off rate. The Lead Local Flood 
Authority have confirmed that they are satisfied with the submitted Flood Risk Assessment 
and the principles of the surface water drainage strategy. I am satisfied that the proposed 
development demonstrates compliance in principle with the NPPF and Local Plan Policy 
regarding drainage and flood risk. 

 
Trees & Landscaping 

 
10.16 A Tree Survey and Arboricultural Impact Assessment has been submitted and an 

indicative landscaping strategy has been provided which would enhance the site through 
new planting as well as effectively managing the existing trees and shrubs. The emphasis 
of the landscaping strategy would be to concentrate on ensuring the boundary treatment 
provides a suitable buffer zone for screening purposes whilst ensuring that the trees to the 
east of the site are thinned in order to protect neighbours to the east from loss of light, 
which has been a cause for concern in previous years. A detailed landscaping scheme 
and ongoing management and maintenance plan will be secured by condition. Tree 
protection measures have also been proposed and these details are considered to be 
acceptable. Overall I am satisfied that the proposal accords with Policy EN2 of the Local 
Plan. 

 
 Impact on Ecology 
 
10.17 An Ecological Appraisal has been submitted with the application which identifies that the 

application site is close to Dickets Brook Wood Biological Heritage Site (BHS), Stanley 
Firs BHS, Tawd Valley Wood BHS and Tawd Valley Park BHS. Merseyside Environmental 
Advisory Service (MEAS) have advised the development is unlikely to harm the features 
for which the sites have been designated due to the separation distances between the 
application site and the BHS's, lack of construction or operational impacts to the BHS's, 
lack of BHS qualifying features on the application site and lack of connectivity to the 
BHS's.  

 
10.18 MEAS have confirmed that The Ecological Assessment report adequately addresses the 

ecological value of the site and are satisfied with the mitigation recommended, subject to 
conditions and the requirement for updated surveys should a Reserved Matters 



application not be forthcoming in the immediate future. I am therefore satisfied that the 
development will not have a detrimental impact on ecology and complies with Policy EN2 
in the Local Plan. 

 
Coal Mining and Minerals 

 
10.19 The site is located within an area identified by the Coal Authority as being a Development 

High Risk Area so a Coal Mining Risk Assessment accompanies the application. The Coal 
Mining Risk Assessment concludes that there is a potential risk posed to the development 
by past coal mining activity. The report therefore recommends that intrusive site 
investigations are carried out on site in order to establish the exact situation in respect of 
coal mining legacy issues. The Coal Authority concurs with the recommendations of the 
Coal Mining Risk Assessment Report and recommends the imposition of a condition in 
this regard.  

 
10.20 The site lies within a Minerals Safeguarding Area. However given that the plot forms part 

of an established industrial estate and there is an extant planning permission for industrial/ 
storage and distribution development, it is acknowledged that the site is not suitable for 
mineral extraction. 

 
 Conclusion 
 
10.21 This is an outline planning application, with all matters reserved, for the erection of two 

buildings for B1(c), B2 and B8 purposes with ancillary B1 offices. The site benefits from an 
extant planning permission for industrial/ storage and distribution use and it is accepted 
that the principle of the development is acceptable in this location 
 

11.0 RECOMMENDATION 
 

11.1 That planning permission be GRANTED subject to the following conditions: 
 
Conditions 
 1. Application for approval of reserved matters must be made not later than the expiration of 

three years beginning with the date of this permission and the development must be 
begun not later than the expiration of two years from the final approval of the reserved 
matters or, in the case of approval on different dates, the final approval of the last such 
matter to be approved. 

 2. Before any part of the development on each phase is commenced, approval shall be 
obtained from the Local Planning Authority for the Reserved Matters for that phase, 
namely the siting, design, layout, scale and appearance of the buildings, internal site 
access, landscaping (including details of landscape management and maintenance). 

 3. The development hereby approved shall be carried out in accordance with details shown 
on the following plans:- 

 Plan reference Site Location Plan PL6 received by the Local Planning Authority on 9th 
March 2018. 

 Plan reference Soft Landscape Proposals only ref 02 Rev C received by the Local 
Planning Authority on 11th May 2018. 

 4. No building on the site shall exceed 16m to external ridge height above existing ground 
levels. 

 5. No development on a phase shall take place until full details of the finished levels of all 
parts of the site within that phase, including the floor levels of all buildings, have been 
submitted to and approved in writing by the Local Planning Authority. The development 
shall be implemented in accordance with those details. 



 6. The Tree Protection measures shown on the Tree Protection Plan RSE_1012_TPP Rev 
V3 in the Arboricultural Assessment (AIA) (Gazeley April 2018) received by the Local 
Planning Authority on 9th May 2018 shall be fully implemented during construction. 

 7. The mitigation proposals set out in section 5.0 of report 'Ecological Assessment' (Gazeley, 
G Park Skelmersdale, XL Business Park, Lancs, Outline Application dated March 2018) 
received on 9th March 2018 shall be implemented in full throughout the duration of the 
development. 

 8. If the development or a specified phase of development, hereby approved, does not 
commence (or, having commenced, is suspended for more than 12 months) within 2 years 
from the date of this decision, then the approved ecological measures secured through 
conditions 9 and 11 shall be reviewed and, where necessary, amended and updated. The 
review shall be informed by further ecological surveys commissioned to i) establish if there 
have been any changes in the presence and/or abundance of marshy grassland and early 
purple orchid, hedgerow Priority Habitat, bats, water vole, badger, breeding bird and 
invasive species and ii) identify any likely new ecological impacts that might arise from any 
changes. Where the survey results indicate that changes have occurred that will result in 
ecological impacts not previously addressed in the approved scheme, the original 
approved ecological measures will be revised and new or amended measures, and a 
timetable for their implementation, will be submitted to and approved in writing by the local 
planning authority prior to the commencement of development or specified phase of 
development. Works will then be carried out in accordance with the proposed new 
approved ecological measures and timetable. 

 9. No development shall take place on a phase until a construction environment 
management plan (CEMP) for that phase of development has been submitted to and 
approved in writing by the Local Planning Authority. The approved plan shall be 
implemented in full. The plan shall provide for:   

 Method Statement for access across Slate Brook (paragraph 5.1.6) and also ensure that 
Hemlock water dropwort is considered in location of access works and root protection 
zones; 

 Method Statement for Early Purple Orchid translocation within the site, paragraph 5.2.10 
(timing, temporary and permanent receptor sites, method, monitoring, future 
management); 

 Method statement for eradication of Himalayan balsam during construction and longer 
term (paragraph 5.2.12); 

 Method Statement for Badger pre-commencement survey and reasonable avoidance 
measures (RAMs) paragraphs 5.3.8 & 5.3.9; 

 Method Statement for protection of the eastern boundary woodland and establishment of 
50m no-build buffer zone (with the exception of attenuation pond) paragraph 5.4.15; 

 Method Statement to avoid harm to breeding birds RAMS option (i) no vegetation 
clearance between 1 March and 31 August in any year is preferred given the extent of 
habitat and breeding birds - paragraph 5.5.5, including provision of replacement nest sites 
through bird nesting boxes, number, type and location to be agreed - paragraph 5.5.6; 

 Method Statement for Brown hare RAMS - paragraph 5.5.6; 
 Method Statement for Reptile RAMs - paragraph 5.5.7; and 
 Further Water vole survey required within the 12 months preceding construction; if present 

a Method Statement detailing measures to be taken - paragraphs 5.8.6 & 5.8.7. Please 
note: if water vole does colonise Slate Brook then a Water vole Development Licence will 
be required prior to works commencing. 

 N.B. All paragraph numbers above refer to the submitted Ecological Assessment March 
2018. 

10. No development shall commence on any phase until intrusive coal mining site 
investigation works are undertaken to establish the exact situation regarding coal mining 
legacy issues on the site. The results of these investigations shall be submitted to and 
approved in writing by the Local Planning Authority in consultation with the Coal Authority. 
The following information should be included: 



 The submission of a report of findings arising from the intrusive site investigations 
including details of any remedial works necessary for approval  

 The remedial works identified shall be carried out in accordance with the approved details.  
11. Development on each phase permitted by this planning permission shall be carried out in 

accordance with the approved Flood Risk Assessment (FRA) ' Hydrock Consultants 
Limited, Flood Risk Assessment and Drainage Strategy, May 2018' and the following 
mitigation measures detailed within the FRA: 

 1. Surface water to be managed as per Drainage Strategy Layout 10257-HYD-XX-XX-DR-
S-0210 submitted as part of the FRA. 

 2. Provide attenuation pond in the west of the site with capacity to store on site the surface 
water run-off generated by the Q100 + 20% critical storm. 

 3. Discharge surface water into Slate Brook at restricted to Qbar rate of 33 l/s controlled 
by a flow control device. 

 4. Surface water runoff from areas with increased pollution risk (such as HGV 
parking/loading bay areas) will be directed to the drainage network via a suitable oil 
separator in line with Prevention 

 The mitigation measures shall be fully implemented prior to first occupation of the building 
or completion of the development whichever is sooner. 

12. No development on each phase shall take place until details of the design of the surface 
water drainage, based on sustainable drainage principles for that phase have been 
submitted to and approved in writing by the local planning authority, in consultation with 
the Lead Local Flood Authority. 

 Those details should include: 
 a) Information about the lifetime of the development design storm period and intensity (1 

in 30 & 1 in 100 year + allowance for climate change - see EA advice Flood risk 
assessments: climate change allowances'), discharge rates and volumes (both pre and 
post development), temporary storage facilities, means of access for maintenance and 
easements where applicable , the methods employed to delay and control surface water 
discharged from the site, and the measures taken to prevent flooding and pollution of the 
receiving groundwater and/or surface waters, including watercourses, and details of floor 
levels in AOD; 

 b) The drainage scheme should demonstrate that the surface water run-off must not 
exceed the existing greenfield rate 33.0L/s. The scheme shall subsequently be 
implemented in accordance with the approved details before the development is 
completed; 

 c) Flood water exceedance routes, both on and off site; 
 d) A timetable for implementation, including phasing where applicable; 
 e) Site investigation and test results to confirm infiltrations rates; 
 f) Details of water quality controls, where applicable. 
 The scheme shall be fully implemented and subsequently maintained, in accordance with 

the timing / phasing arrangements embodied within the scheme, or within any other period 
as may subsequently be agreed, in writing, by the local planning authority. 

13. No development on each phase shall take place until details of an appropriate 
management and maintenance plan for the sustainable drainage system for that phase, 
for the lifetime of the development have been submitted which, as a minimum, shall 
include: 

 a) The arrangements for adoption by an appropriate public body or statutory undertaker, 
management and maintenance by a Management Company 

 b) Arrangements concerning appropriate funding mechanisms for its on-going 
maintenance of all elements of the sustainable drainage system (including mechanical 
components) and will include elements such as: 

 i. on-going inspections relating to performance and asset condition assessments 
 ii. operation costs for regular maintenance, remedial works and irregular maintenance 

caused by less sustainable limited life assets or any other arrangements to secure the 
operation of the surface water drainage scheme throughout its lifetime; 



 c) Means of access for maintenance and easements where applicable. 
 The plan shall be implemented in accordance with the approved details prior to first 

occupation of the approved building, or completion of the development, whichever is the 
sooner. Thereafter the sustainable drainage system shall be managed and maintained in 
accordance with the approved details. 

14. The Reserved Matters application for each phase shall include a thorough noise 
assessment to assess the impact of all the likely sources of noise. The assessment shall 
include current background noise levels in the vicinity of the nearest residential dwellings. 
Consideration shall also be had to previously measured background noise levels in the 
vicinity. The scope of the assessment shall be agreed with the Local Planning Authority 
before commencement of the surveys. The results of the noise assessments shall be used 
to determine a suitable noise limit for fixed plant and other activities and the noise 
mitigation measures necessary to achieve those limits. 

15. No development on a phase shall take place until a scheme detailing the proposed lighting 
to be installed on that phase has been submitted to and approved in writing by the Local 
Planning Authority. The information required shall include a layout plan with beam 
orientation together with the luminaire type, aiming angles and luminaire profiles. The 
lighting shall be installed, maintained and operated in accordance with the approved 
details. 

16. Prior to the first occupation of any building, a scheme for the provision of electric vehicle 
charging points for that building and a timetable for implementation shall be submitted to 
and approved in writing by the Local Planning Authority. The development shall proceed in 
accordance with the agreed details. 

17. No development on each phase shall take place until a scheme for the construction of the 
site access and the off-site works of highway improvement has been submitted to, and 
approved by, the Local Planning Authority in consultation with the Highway Authority as 
part of an appropriate legal agreement, under the Highways Act 1980. 

18. The estate road for each phase shall be constructed in accordance with the 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 
that phase. 

19. Car parking for each phase  shall be surfaced or paved in porous materials in accordance 
with a scheme to be approved by the Local Planning Authority and shall be provided on 
site prior to the building being brought into use. 

20. No building on each phase of development shall be occupied until a travel plan has been 
submitted to and agreed in writing with the Local Planning Authority. The approved travel 
plan shall be implemented in full. 

21. No development on each phase shall take place until a scheme that includes the following 
components to deal with the risks associated with contamination of the site has been 
submitted to and approved, in writing, by the local planning authority: 

 1) A preliminary risk assessment which has identified: 
 all previous uses 
 potential contaminants associated with those uses 
 a conceptual model of the site indicating sources, pathways and receptors 
 potentially unacceptable risks arising from contamination at the site. 
 2) A site investigation scheme, based on 1] (above) to provide information for a detailed 

assessment of the risk to all receptors that may be affected, including those off site. 
 3) The results of the site investigation and detailed risk assessment referred to in (2) and, 

based on these, an options appraisal and remediation strategy giving full details of the 
remediation measures required and how they are to be undertaken. 

 4) A verification plan providing details of the data that will be collected in order to 
demonstrate that the works set out in the remediation strategy in (3) are complete and 
identifying any requirements for longer-term monitoring of pollutant linkages, maintenance 
and arrangements for contingency action. 



 Any changes to these components require the express written consent of the local 
planning authority. The scheme shall be implemented as approved. 

 
Reasons 
 1. Required to be imposed pursuant to Section 92 of the Town and Country Planning Act 

1990. 
 2. The application is in outline and the matters referred to in the condition are reserved for 

subsequent approval by the Local Planning Authority. 
 3. For the avoidance of doubt and to ensure compliance with the provisions of Policy GN3 in 

the adopted West Lancashire Local Plan 2012-2027 Development Plan Document. 
 4. To assimilate the proposed development into its surroundings and to ensure that the 

development complies with the provisions of Policy EN2 in the adopted West Lancashire 
Local Plan 2012-2027 Development Plan Document. 

 5. For the avoidance of doubt and to ensure compliance with the provisions of Policy GN3 in 
the adopted West Lancashire Local Plan 2012-2027 Development Plan Document. 

 6. To safeguard the health of the trees and so ensure that the proposed development 
complies with the provisions of Policies GN3 & EN2 in the adopted West Lancashire Local 
Plan 2012-2027 Development Plan Document. 

 7. In the interests of nature conservation and to ensure compliance with the provisions of 
Policies GN3 & EN2 in the adopted West Lancashire Local Plan 2012-2027 Development 
Plan Document. 

 8. In the interests of nature conservation and to ensure compliance with the provisions of 
Policies GN3 & EN2 in the adopted West Lancashire Local Plan 2012-2027 Development 
Plan Document. 

 9. In the interests of nature conservation and to ensure compliance with the provisions of 
Policies GN3 & EN2 in the adopted West Lancashire Local Plan 2012-2027 Development 
Plan Document. 

10. As the site is in a coal mining high risk area and in order to comply with the provisions of 
Policy GN3 in the adopted West Lancashire Local Plan 2012-2027 Development Plan 
Document. 

11. To ensure that the site is properly drained in the interest of local amenity and that the 
development, therefore, complies with the provisions of Policies GN3 & IF3 in the adopted 
West Lancashire Local Plan 2012-2027 Development Plan Document. 

12. To ensure that the site is properly drained in the interest of local amenity and that the 
development, therefore, complies with the provisions of Policies GN3 & IF3 in the adopted 
West Lancashire Local Plan 2012-2027 Development Plan Document. 

13. To ensure that the site is properly drained in the interest of local amenity and that the 
development, therefore, complies with the provisions of Policies GN3 & IF3 in the adopted 
West Lancashire Local Plan 2012-2027 Development Plan Document. 

14. To safeguard the amenity of adjacent properties and the area generally and so comply 
with the provisions of Policy GN3 in the adopted West Lancashire Local Plan 2012-2027 
Development Plan Document. 

15. In order to enable an assessment of the impact in the local area and to safeguard the 
safety and interests of the users of the site and ensure that the development complies with 
the provisions of Policy GN3 in the adopted West Lancashire Local Plan 2012-2027 
Development Plan Document. 

16. In the interests of sustainability in accordance with Policy GN3 in the adopted West 
Lancashire Local Plan 2012-2027 Development Plan Document. 

17. In order to satisfy the Local Planning Authority and the Highway Authority that the final 
details of the highway scheme/works are acceptable before work commences on site and 
to ensure that satisfactory access is provided to the site before the development hereby 
permitted becomes operative in accordance with Policy GN3 in the adopted West 
Lancashire Local Plan 2012-2027 Development Plan Document. 



18. To safeguard the safety and interests of the users of the highway and to ensure that the 
development complies with the provisions of Policy GN3 in the adopted West Lancashire 
Local Plan 2012-2027 Development Plan Document. 

19. To ensure that the site is properly drained in the interest of local amenity and that the 
development, therefore, complies with the provisions of Policies GN3 & IF3 in the adopted 
West Lancashire Local Plan 2012-2027 Development Plan Document. 

20. To ensure that the development provides sustainable transport options in accordance with 
Policy IF2 of the adopted West Lancashire Local Plan 2012-2027 Development Plan 
Document. 

21. To ensure that the development is adequately protected against potentially contaminated 
land and so complies with the provisions of Policy GN3 in the adopted West Lancashire 
Local Plan 2012-2027 Development Plan Document. 

 
 
 
Notes 
 1. Please note that the submitted layout plans are indicative only and not to be read as any 

form of approved development. 
 2. The applicant, their advisers and contractors should be made aware that if any bats are 

found when undertaking tree works, then as a legal requirement, work must cease and 
advice must be sought from a licensed specialist. 

 3. The production of a full and detailed Landscape and Ecological Management Plan, which 
covers management of the site in perpetuity or for the duration of the development is 
required and should include, the following: 

 Description and evaluation of the features to be managed; 
 Ecological trends and constraints on site which may influence management; 
 Aims and objectives of management; 
 Appropriate management options for achieving aims and objectives; 
 Prescriptions for management actions; 
 Preparation of a work schedule (including an annual work plan and the means by which 

the plan will be rolled forward annually); 
 Personnel responsible for implementation of the plan;  
 Confirmation of funding and ownership; and  
 Monitoring and remedial measures triggered by monitoring. 
 
Reason for Approval 
 1. The Local Planning Authority has considered the proposed development in the context of 

the Development Plan including, in particular, the following Policy/Policies in the adopted 
West Lancashire Local Plan 2012-2027 Development Plan Document: 

  
 SP1 - A Sustainable Development Framework for West Lancashire  
 GN1 - Settlement Boundaries 
 GN3 - Criteria for Sustainable Development 
 EC1 - The Economy and Employment Land 
 IF2 - Enhancing Sustainable Transport Choice 
  
 together with Supplementary Planning Guidance and all relevant material considerations.  

The Local Planning Authority considers that the proposal complies with the relevant Policy 
criteria and is acceptable in the context of all relevant material considerations as set out in 
the Officer's Report. This report can be viewed or a copy provided on request to the Local 
Planning Authority. 

 
 


