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1. Introduction 

1.1 This Statement of Community Involvement (‘SCI’) has been prepared in support of two outline planning 

applications (‘the applications’) which have been submitted by Avison Young (‘AY’) to South Ribble 

Borough Council (‘SRBC’) on behalf of Taylor Wimpey and Homes England (‘the Developers’). The 

applications relate to two adjoining land parcels at Penwortham known as The Lanes and collectively 

referred to as ‘the Sites’. The red edge boundaries for the applications, referred to within supporting 

documentation as ‘Application A’ and ‘Application B’ can be found at Appendix I.  

1.2 The applications propose the following development in outline with all matters reserved save for 

access: 

Application A: 

“Outline planning application for all matters reserved for the principal means of access proposing 

the demolition of certain existing buildings and a residential-led mixed-use development (Use Classes 

C3 and C2), a local centre including retail, employment and community uses (Use Classes E and Sui 

Generis), a two-form entry primary school (Use Class F), green infrastructure, and associated 

infrastructure.” 

Application B: 

“Outline with all matters reserved except for the principal means of access proposing residential 

development (Use Classes C3 and C2), green infrastructure and associated infrastructure.” 

1.3 This SCI is supplementary to, and should be read alongside, the SCI which was submitted in support of 

a previous outline application for residential led mixed-use development on the Sites which was 

withdrawn by the Developers in March 2021. This SCI details the consultation which has been 

undertaken by the Developers in preparing their revised outline applications. It also sets out the 

changes which have been made to the scheme proposals in response to the feedback received on the 

previous outline application from both stakeholders and local residents as well as the Council’s detailed 

feedback on the Masterplan for the wider allocated site, which was provided to the Developers 

following the Council’s Planning Committee meeting in September 2020 at which the Developers’ 

former Masterplan was considered by members.  

1.4 This SCI should therefore be read in conjunction with the previous SCI prepared by Lexington 

Communications which can be found at Appendix II and all other supporting application documents, 

a list of which can be found at Appendix III.  
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1.5 The structure of the remainder of this Statement is as follows: 

• Section 2: Background to the applications; 

• Section 3: Planning Policy and Guidance; 

• Section 4: The Consultation Approach; 

• Section 5: Consultation Responses Analysis; 

• Section 6: Summary and Conclusions. 
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2. Background to the Application 

2.1 The Sites occupy the majority of the Major Development Site allocation (designated in the Local Plan as 

‘site EE’) under Policy C1 of the adopted South Ribble Local Plan 2015 (‘SRLP’). The allocation site, which 

is approximately 78 hectares in size, is allocated for a range of land uses, including residential, 

employment and commercial uses, green infrastructure and community facilities. Policy D1 ‘Allocation 

of Housing Land’ in the SRLP allocates the entire Major Development Site for an estimated 1,350 

dwellings.  

2.2 The Developers control approximately two thirds of the wider allocation site and previously prepared 

a detailed Masterplan and an outline residential-led application for c. 1,100 residential dwellings (ref. 

07/2020/00015/ORM) which was submitted to SRBC in December 2019. However, as referred to above, 

following the rejection of the Masterplan at SRBC’s Planning Committee in September 2020 the 

previous applications were withdrawn by the Developers on 31st March 2021. 

2.3 In preparing the previous Masterplan and previous outline application, the Developers carried out a 

full consultation exercise spanning a period of 15 months. This included several meetings with SRBC 

and Lancashire County Council (‘LCC’) Highway Officers, as well as meetings with political stakeholders 

and residents living on the allocation site. In addition, an extensive public consultation exercise was 

undertaken in the form of two consultation events, the first of which was an informal ‘visioning’ 

consultation which took place in June 2018, where participants were asked to give their views on future 

uses to inform the initial draft Masterplan. The second was a formal public consultation which ran from 

November 2018 to January 2019, following the endorsement of the draft Masterplan at Planning 

Committee in November 2018. Full details of the previous consultation can be found in the previous 

SCI at Appendix II. 

2.4 Since the previous Masterplan was rejected by Members at the September 2020 Planning Committee, 

the Developers have withdrawn the earlier planning applications and have subsequently prepared two 

fresh outline applications on adjoining land parcels of land which they control within the Policy C1 

allocation. A ‘revised’ Masterplan has also been prepared which addresses, where possible, the 

comments of Members and SRBC Officers at the September 2020 Planning Committee. It also 

addresses comments from other stakeholders such as LCC which fed into the feedback provided to the 

Developers by SRBC. The revised Masterplan is submitted as a supporting document to both of the new 

applications (A and B).  
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2.5 In preparing their new outline applications, the Developers have carried out a further and more 

focussed consultation exercise with SRBC, LCC and local residents, the details of which can be found at 

Section 4 of this SCI.  
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3. Planning Policy and Guidance 

3.1 This section provides an overview of local and national planning policy which promotes community 

involvement in the preparation of planning applications. In particular, the following policy guidance is 

considered: 

• South Ribble Statement of Community Involvement (March 2006);  

• The Localism Act (November 2011); 

• Housing White Paper: Fixing Our Broken Housing Market (February 2017); 

• The National Planning Policy Framework (NPPF) (July 2021); 

• National Planning Practice Guidance (NPPG) 

• Planning for the Future White Paper (August 2020). 

South Ribble Statement of Community Involvement (December 2013) 

3.2 SRBC’s SCI adopted in December 2013 details the methods of consultation that should be engaged by 

both the Council and developers throughout the preparation of both Local Plans and planning 

applications to ensure maximum levels of transparency throughout the process.  

3.3 Chapter 3 of the SCI sets out how developers should involve the community in the preparation of 

planning applications. Paragraph 3.6 states that ‘Development Management officers will give advice on the 

most appropriate methods, who to consult in the local area and where to hold a public exhibition.’ 

The Localism Act (November 2011) 

3.4 The Localism Act 2011 was the Government's method of devolving greater powers to Councils and 

neighbourhoods in order to give local communities more control over planning decisions.  

3.5 Paragraph 122 of the Localism Act requires developers to consult local communities on a wide range 

of developments before submitting planning applications. Developers must consider any responses 

received before proposals are finalised and show how they have been taken into account when 

submitting applications. 

Housing White Paper (February 2017) 

3.6 The ‘Fixing Our Broken Housing Market’ White Paper (Housing White Paper 2017) was published in 

February 2017 by the Department for Communities and Local Government and sets out how the 
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Government intends to boost housing supply and, over the long term, create a more efficient housing 

market whose outcomes more closely match the needs and aspirations of all households and which 

supports wider economic prosperity. 

3.7 The Housing White Paper states that the Government proposes to amend the NPPF to "strengthen the 

importance of early pre-application discussions between Applicants, authorities and the local community 

about design and the types of homes to be provided". 

National Planning Policy Framework (NPPF) (July 2021) 

3.8 The NPPF was first published on 27th March 2012. This document consolidated national planning policy 

guidance (including all previous Planning Policy Statements and Planning Policy Guidance). A key aim 

of this new concise and accessible document was to put greater power in the hands of local 

communities directly affected by development. 

3.9 In July 2021, the Government published an updated NPPF[NPPF IS POLICY NOT GUIDANCE]. The NPPF 

is a material consideration in both plan-making and decision-taking and has been amended to reflect 

important political and economic changes which have occurred since the NPPF was first published in 

2012. 

3.10 Paragraph 39 sets out how early engagement in the planning process has significant potential to 

improve the efficiency and effectiveness of the planning application system for all parties, therefore 

enabling better coordination between public and private resources and improved outcomes for the 

community. 

3.11 Paragraph 40 goes on to state that Local Planning Authorities should also, where they think this would 

be beneficial, encourage any Applicants who are not already required to do so by law to engage with 

the local community and, where relevant, with statutory and non-statutory consultees, before 

submitting their applications. Paragraph 41 sets out how this is intended to ensure that any issues are 

resolved as early as possible and avoid unnecessary delays. 

National Planning Practice Guidance (NPPG) 

3.12 NPPG notes that ‘pre-application engagement with the community is encouraged where it will add value to 

the process and the outcome’. NPPG also states that ‘it is recognised that the parties involved at the pre-

application stage will vary on a case by case basis, and the level of engagement needs to be proportionate to 

the nature and scale of a proposed development’. 

Planning for the Future White Paper (August 2020) 
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3.13 The ‘Planning for the Future’ White Paper (Planning White Paper) was published in August 2020 and  

proposes reforms of the planning system to streamline and modernise the planning process.  It seeks 

to enhance community engagement around plan-making and decision-taking with scope for digital 

innovation to promote engagement. 

Summary  

3.14 In advance of the submission of these planning applications, and adding to the extensive consultation 

undertaken for the earlier planning applications, the Developers have completed a focussed 

consultation programme with the Local Planning Authority and the relevant stakeholders in accordance 

with the local and national policy guidance described above.  The following sections of this Statement 

describe this consultation process in detail.  
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4. The Consultation Approach 

4.1 Since the withdrawal of the previous applications, the Developers have undertaken a tailored and 

focussed consultation exercise in preparing their revised applications. The Developers had the 

advantage that the views of the Council, key stakeholders and the community were known, as their 

views were formally recorded within their responses to the previous Masterplan and outline 

application. As detailed at Section 5 of this statement, the new proposals are therefore informed by 

both the recent focussed consultation and by the views expressed in relation to the previous proposals 

for the site.  

4.2 The more recent consultation which has been undertaken by the Developers is as follows: 

Consultation with SRBC 

4.3 Following the rejection of the Masterplan at Planning Committee in September 2020, a feedback 

meeting was held with SRBC Officers on 23rd February 2021 to discuss the amendments that they 

considered should be made to the Masterplan. Agreement was reached with Officers on the majority 

of such further work on the Masterplan. Officers also accepted that some of the information that 

members required had in fact already been provided within the original Masterplan. The detailed 

changes which have been made to the ‘revised’ Masterplan in response to the Officers’ comments can 

be found at Section 3 of the Supporting Planning Statement and at Appendix VI.  

4.4 Contact was made with SRBC on 2nd June 2021 in the form of a request for Officers to confirm a 

suggested list of application validation requirements.  Following a series of email exchanges, SRBC 

agreed to a pre-application meeting with the Developers which took place on 19th July 2021. This 

meeting was attended by the Developers, AY and Vectos (Transport Consultants), as well as Jonathan 

Noad, Janice Crook and Steve Brown of SRBC.  

4.5 At the pre-application meeting AY outlined the revised approach to be adopted by the Developers, 

which would include the submission of two outline applications on adjoining land parcels under their 

control, both of which would be supported by a revised Masterplan document. AY also provided 

Officers with a concise overview of the key changes which have been made to the scheme in response 

to the previous feedback received.  

4.6 One particularly important change includes the aspiration to Policy compliant 30% affordable housing 

to be secured by the s106 agreement, subject to getting clarity and agreement over the necessary s106 

obligations and CIL being in line with feedback from consultees in respect of the previous application. 

Confirmation of S106 Heads of Terms was also requested by the Developers. 
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4.7 Vectos attended the meeting and outlined the revised highways and transport strategy for the 

proposed developments, which embraces the ‘vision and validate’ approach in line with DfT guidance 

in order to maximise sustainable movements across new build development sites.   

4.8 Following the pre-application meeting, SRBC confirmed its agreement to the list of application 

validation documents by email on 20th July.  SRBC also followed up the meeting with further feedback 

on the Developers’ approach to their new applications and revised highways strategy, to which AY 

subsequently provided a written response.  

Consultation with LCC and Highways England 

4.9 Discussions with LCC Highways regarding the local highway network have continued, building upon the 

discussions during the preparation and consideration of the previous outline applications and 

Masterplan submission. The Developers maintained contact with LCC Highways following the rejection 

of the Masterplan in September 2020, with Highways Officers clearly setting out their position in 

relation to the Developers previous highways strategy by email in January 2021.  

4.10  Initial contact with regards to the revised Masterplan and new outline proposals was made with LCC 

in June with subsequent meetings held in July 2021.  The meetings provided the opportunity to 

introduce Vectos as part of the design team, consider the previous comments LCC had provided in 

relation to the Masterplan and outline applications, and present the revised transport strategy 

focussing on vision and validate approach as opposed to predict and provide.  There were also 

opportunities to present key principles of the emerging Masterplan which focus on local living and 

virtual mobility, active travel, shared travel and then private car usage, whilst encouraging input from 

LCC regarding their visions for the site Masterplan.     

4.11 In addition, discussions have continued with Highways England regarding the strategic highway 

network, building upon the discussions held during the previous outline applications.  Again, the initial 

meeting in July 2021 provided the opportunity to introduce Vectos, understand better the previous 

comments provided by Highways England to the outline applications and present the opportunity to 

consider a vision and validate approach to development.   

Discussions with Penwortham Town Council 

4.12 The Developers and AY met with Steve Caswell of Penwortham Town Council (PTC) on 19th February 

2021 to discuss progress made on the Masterplan since its rejection at Planning Committee in 

September 2020. PTC confirmed that their preference is for an extension to the existing centre at 

Kingsfold to be built, as opposed to a new centre on the Masterplan site. PTC also confirmed that the 
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3G sports pitch could be built on the land adjacent to the community centre which is currently used for 

recreational purposes. 

Awareness Leaflet Drop 

4.13 The Developers have prepared an Awareness Leaflet to inform local residents and stakeholders of the 

application submissions. A copy of the leaflet can be found at Appendix IV. The purpose of the 

awareness leaflet is to inform the local community of the key changes which have been made to the 

applications from that which was previously submitted and withdrawn. The leaflet was distributed on 

10th August to all properties within the consultation boundary presented at Appendix V to coincide 

with the submission of the outline application. 

4.14 A copy of the leaflet has also been issued to Ward Members and Penwortham Town Council, with an 

offer to meet with AY and the Developers to explain the new proposals.  

Summary 

4.15 As demonstrated above, the Developers have undertaken an appropriately tailored and focussed 

consultation exercise in accordance with local and national policy guidance ahead of the submission of 

their applications. The applications also benefit from the extensive consultation and feedback 

associated with the original application and masterplan. SRBC, LCC, Highways England, the local 

community and key stakeholders have therefore been fully consulted on the proposals, and their views 

considered and, where possible, acted upon.  
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5. Response to Consultation Feedback 

5.1 Since the previous application was withdrawn in March 2021, the Developers and their professional 

team have carefully considered the responses from the local community, SRBC/LCC and consultees to 

that application. This has resulted in a series of changes which are reflected in their new applications 

and most notably within the revised Masterplan which is submitted as a supporting document.  

5.2 AY have prepared a detailed table setting out a response to each of SRBC’s comments and where 

amendments have been made throughout the application documents. This table is contained within 

Section 3 of the Supporting Planning Statement and can also be found at Appendix VI of this SCI. In 

summary, the key changes are as follows: 

i) Affordable Housing - The Developers propose affordable housing at 30% which is compliant 

with Policy 7 of the Central Lancashire Core Strategy (2012); 

ii) Retention of the Orchards – The revised Masterplan notes that both of the Orchards should 

be retained and protected from any form of development. The applications exclude the orchard 

land; and 

iii) Removal of 4 storey development – The Building Heights Parameter Plans do not permit any 

4 storey development. Development on the site will be a maximum of 3 storeys in appropriate 

locations, with a maximum of 2.5 storey within more sensitive locations such as adjacent to 

existing properties.  

Summary 

5.3 This section has summarised the main changes made to the application proposals from the previous 

scheme as a result of the comments received from SRBC, stakeholders and local residents.  
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6. Summary and Conclusions 

6.1 This SCI has provided an explanation of the consultation approach which has been followed by the 

Developers in preparing their outline applications for the Site, which includes the preparation of a 

revised Masterplan. The consultation builds on that carried out in relation to the submission of the 

previous outline application, which is detailed within the SCI prepared by Lexington Communications 

at Appendix II.  

6.2 The Developers have carried out a more focussed approach to consultation in preparing their new 

applications, which has included meetings and exchanges with SRBC, LCC and Highways England as 

well as an awareness leaflet drop to the local community to inform them of the format and content of 

the applications as well as guidance on how further comments can be submitted to SRBC.  

6.3 The Developers have used the feedback received on the previous application and Masterplan to make 

a series of substantial changes to these latest proposals. This includes the provision of 30% affordable 

housing, the retention of the Orchards and the omission of any 4 storey development. 

6.4 The Developers are committed to delivering a high-quality scheme that respects the views of the local 

community and have sought to take into account comments made by key stakeholders, which have 

helped shaped the revised proposals, wherever possible. 
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1.0 OVERVIEW

Taylor Wimpey one of the UK’s leading builder of communities, alongside Homes
England, the Government’s housing delivery organisation, has prepared a
Masterplan and outline planning application for a residential-led, mixed-use
development at The Lanes, Penwortham.

The site sits within the Major Development Site allocation (designated in the Local
Plan as ‘site EE’) under Policy C1 of the adopted South Ribble Local Plan 2015 (‘the
Local Plan’). It is allocated for a range of land uses, including residential,
employment and commercial uses, green infrastructure and community facilities.
Policy D1 ‘Allocation of Housing Land’ in the Local Plan allocates the entire Major
Development Site for an estimated 1,350 dwellings.

In line with Policy C1 of the Local Plan, a Masterplan for the Major Development
Site and the safeguarded land to Coote Lane to the south (designated in the Local
Plan as ‘Site S2’) has been prepared by The Developers. The purpose of the
Masterplan is to guide future development to ensure it is brought forwards in a
comprehensive and logical manner. Once approved by SRBC, the Masterplan will
become a material consideration in the determination of all future planning
applications relevant to the Major Development Site and safeguarded land.

The planning application is submitted in outline, with all matters reserved (including
scale, layout, appearance and landscaping, except for the principal means of access.
It proposes the demolition of certain existing buildings and a residential led mixed-
use development comprising:

 Up to 1,100 dwellings (use class C3 and C2); 

 A local centre including retail, employment and community uses (use classes A1, A2, 
A3, A4, A5, B1, and D1);

 A primary school (use class D1); 

 A community building (use class D2) to be used initially as an Apprenticeship and 
Skills Training Centre (use class D1); 

 Green infrastructure; 

 The Cross Borough Link Road ‘CBLR’ extension; and

 Associated infrastructure. 
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A separate full application relating to the Cross Borough Link Road (CBLR) will

also be submitted by Taylor Wimpey and Homes England to South Ribble Borough

Council in due course.

As part of their commitment to meaningful pre-application public consultation,

Taylor Wimpey and Homes England have carried out an extensive consultation

programme on the proposals ahead of the submission of the Masterplan and

outline planning application. This has included two rounds of consultation on the

Masterplan; a visioning consultation in summer 2018 and a consultation on the

draft Masterplan in November 2018. A significant amount of engagement with

residents, politicians and stakeholders has also taken place, providing an

opportunity for the local community to help shape what The Lanes will look like.

This Statement of Community Consultation sets out the consultation undertaken,

the feedback received and the response from the development team in relation to

these comments. A summary of some of the activities undertaken across the full

consultation programme is outlined below:

▪ Over 13,000 leaflets have been distributed, advising local residents and

stakeholders of the proposals and ways to get involved in the various public

consultations.

 A series of meetings have been held with key political stakeholders including the

local ward members, local Authority Cabinet members, county councillors and

Parish/Town Councils. This included via an established Steering Group, which

provided councillors with an opportunity to share their thoughts on the plans

as they progressed.

 Several press releases were issued to the Lancashire Evening Post, South Ribble

Borough Council and Blog Preston at key junctures to advise of the

consultations and ways to provide feedback.

 A project website detailing information about The Lanes has been active

throughout the preparation of the Masterplan and planning applications. The

website included mechanisms to provide feedback during each phase of

consultation.

 A dedicated Facebook page has also been available providing key updates about

the proposals. During the initial visioning consultation, a series of Facebook

adverts encouraging people to visit the project website and find out more about

the plans were distributed across Penwortham.

4
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 Four public exhibitions were held, two in July relating to the visioning

consultation and two in November relating to the draft Masterplan. The events

took place at Kingsfold Methodist Church, Leyland Market and Penwortham

Community Centre respectively. This was an opportunity for local people to

view and comment on the proposals, as well as talk to members of the

development team who were on hand throughout the day.

 A Community Information Line and dedicated email address were established

to deal with any enquiries relating to the scheme and to meet requests for

further information.

 Meetings with residents living within the site boundaries also took place in

August 2018, and again in November 2018. This allowed residents the

opportunity to have focused conversations regarding the development in the

context of their existing properties.

 A series of pre-application meetings with SRBC to discuss the outline

application proposals have also taken place between March and July 2019.

A full breakdown of the feedback gathered during both phases of consultation is

outlined in Sections 3.1 and 4.1 of this document. Section 4.2 subsequently

provides a response to this feedback.

Effective community consultation lies at the heart of the planning system and this

consultation has been undertaken in accordance with South Ribble Borough

Council’s Statement of Community Consultation, the Localism Act 2011 and

adhering to the National Planning Policy Framework and National Planning Practise

Guidance. More information about this can be found in Section 2.0 of this report,

‘Planning Policy and Guidance: Role of Community Involvement’. The objectives of

this consultation were to (i) make the local community aware of the proposals; (ii)

identify potential changes to the scheme where possible and accompanying reports

in response to concerns or issues raised by the local community; and (iii) gauge the

level of interest in these proposals. Taylor Wimpey and Homes England are

confident that the feedback received has been addressed in both this report and

the Masterplan and outline planning application submitted to South Ribble Borough

Council.



2.0 PLANNING POLICY AND GUIDANCE: ROLE 

OF COMMUNITY INVOLVEMENT

Planning guidance states that pre-application consultation with communities, local

authorities and statutory consultees can bring a number of benefits to the process

of determining planning applications. Against this background, the developers have

sought to consult with interested parties in accordance with policy and guidance in

relation to community involvement in the planning system.

2.1 South Ribble Borough Council’s Statement of Community

Involvement (2013)

South Ribble Borough Council’s Statement of Community Involvement (SCI)

provides recommendations for engagement with the local community and

stakeholders. The document suggests that “the earlier consultation takes place when

proposals are being formulated, the better” and suggests that such a consultation can

“highlight issues that may be resolved prior to submitting the application”.

The Authority’s SCI outlines a number of techniques that those bringing forward

any type of development can employ as part of the consultation programme,

including:

 Providing neighbours with a draft plan and inviting comments and ideas for

improving the plans;

 Requesting feedback within a specific timescale and making it clear that this is

the best time to make their comments, ahead of the plans being finalised;

 Checking with infrastructure providers and key consultation bodies that their

requirements are satisfied, for example, ensuring that the development will not

build over or near to service cables or pipes; and

 Having pre-application discussions with development management officers, in

the form of meetings and/or site visits, as the Council actively encourages.
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For major development – defined as involving 10 or more dwellings – the SCI

encourages developers to consider a range of methods for engagement, including:

▪ Making detailed proposals available for public view at the site, e.g. draft layout

plans, drawings etc;

▪ Public exhibitions / community engagement events / interactive workshops;

▪ Circulating a leaflet or letter outlining the proposals within the vicinity to both

residents and ward councillors.

Developers are also encouraged to submit a consultation statement with their

planning application.This should include:

 The techniques employed to gain feedback;

 A summary of the responses received;

 A list of the main objections that have been raised;

 Any other matters raised;

 The developer’s comments on the responses; and

 The amendments made to the proposals as a result of the comments.

The Lanes is allocated within South Ribble Council’s Local Plan as a Major Site for

Development and a Masterplan is required by Policy C1 of the South Ribble Local

Plan. The purpose of this Masterplan is to set out the vision for the site and the

strategy for implementing that vision.

The Council’s SCI therefore identifies that the Masterplan itself should be the

subject of consultation with all stakeholders and interested parties using similar

methods detailed above. Following this consultation, the Masterplan shall be agreed

with the Council and thereafter shall be a material consideration in the

determination of future planning applications at the site.
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2.2 Government Planning Policy

2.2.1The Localism Act 2011

The Localism Act 2011 seeks to provide the local community with a voice

throughout the planning process, highlighted in the former Department for

Communities and Local Government’s paper, Decentralisation and Localism Bill: an

essential guide. Section 122 of this act outlines one of the Act’s principles as:

“Empowering communities to do things their way – by creating rights for people to

get involved with, and direct the development of, their community.”

Elaborating on this, the Localism Act outlines that applicants must notify the local

community about their proposals to “bring the proposed application to the attention of

a majority of the persons who live at, or otherwise occupy, premises in the vicinity of the

land.” It goes onto state that the publicity must explain how the applicant can be

contacted by those “wishing to comment on, or collaborate…on the design of, the

proposed development” and that applicants must consider the feedback received by

having “regard to any responses to the consultation.”

2.2.2 National Planning Policy Framework

In February 2019, the Ministry of Housing, Communities and Local Government

released its updated National Planning Policy Framework (NPPF). The document

seeks to achieve sustainable development with three overarching objectives: an

economic objective; a social objective; and an environmental objective.

Section four of the updated NPPF (2019), ‘Decision-making’, sets out guidance in

relation to pre-application engagement and front-loading. The guidance emphasises

early engagement and suggests that “the more issues that can be resolved at pre-

application stage, including the need to deliver improvements in infrastructure and

affordable housing, the greater the benefits”.
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2.2.3 National Planning Practice Guidance

The National Planning Practice Guidance 2014 (NPPG) is intended to make

planning guidance more accessible and easier to keep up to date. With regard to

consultation and community engagement, the guidance within the ‘Before

submitting an application’ section notes:

“Pre-application engagement by prospective applicants offers significant potential to

improve both the efficiency and effectiveness of the planning application system and

improve the quality of planning applications and their likelihood of success.”

The guidance states that this can be achieved by consulting the local planning

authority, statutory and non-statutory consultees, elected members and local

people, with the level of engagement proportionate to the nature and scale of the

proposed development.

2.2.4TaylorWimpey and Homes England’sApproach

Against the background of South Ribble Borough Council and the Government’s

guidance, Taylor Wimpey and Homes England have sought to ensure that the

consultation programme regarding the Masterplan has adhered to the advice

provided where appropriate.

In particular, the development team has sought to undertake early engagement with

the local community and stakeholders via the form of a comprehensive visioning

consultation ahead of a Masterplan being established. This visioning consultation

provided an opportunity for members of the local community to get involved with

the plans from the very beginning and help to shape the future of the new

neighbourhood. A further consultation also took place once the draft Masterplan

had been established, allowing feedback on the draft proposals for the community.

These consultations were compliant with the recommendations and guidance as

outlined within the Borough Council’s SCI and the Government’s Planning Policy.
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3.0 CONSULTATION PROGRAMME:  VISIONING 

CONSULTATION

The visioning consultation, relating to both the Masterplan and planning application,
formed the first phase of public consultation on the proposals. The purpose of this
exercise was to understand the ambitions for the site held by the local community.
To ensure that the visioning consultation process was accessible to all interested
parties and groups in the area, a number of methodologies were employed. These
included:

 Meeting with Cabinet Member for Strategic Planning, Housing and
Economic Growth

Ahead of launching the consultation, representatives from Taylor Wimpey, Homes
England, GVA HOW Planning and Lexington Communications met with Councillor
Cliff Hughes, Cabinet Member for Strategic Planning, Housing and Planning at South
Ribble Borough Council. The meeting, which took place at the Council on Tuesday,
19th June, was also attended by Jonathan Noad, Director of Planning and Property
and two other planning officers.

During the meeting, representatives from the development team provided
attendees with an update on the application’s progress and outlined the
forthcoming consultation programme. Councillor Hughes subsequently requested
that a separate briefing session took place with Cabinet and ward members ahead
of the public exhibitions. This was subsequently arranged by Lexington
Communications and is detailed under the sub-heading “Meeting’s Programme”.

 Engagement with residents within the site’s boundaries

Households located within the boundaries of the site (approximately 70
properties) were advised of the consultation on Monday, 25th June; one day before
the official launch. Two representatives from Lexington Communications undertook
a door knocking exercise to inform residents of the consultation and answer any
questions they may have about the plans. Residents were also provided with a
letter from the project team, alongside a copy of the consultation leaflet, on this
day. A copy of this letter can be found in Appendix A, whilst the leaflet can be found
in Appendix B. Representatives from Lexington Communications spoke to nine
households during the exercise, with the majority advising that they were already
aware of the intention to develop on this site owing to the Local Plan allocation.
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 Leaflet to residents and businesses

On Tuesday, 26th June, approximately 6,500 leaflets were distributed to local

residents across the Penwortham area. The distribution area was bespoke in order

to include a series of communities that the proposals are most likely to impact. A

copy of this distribution area, is provided in Appendix C.

The leaflet contained information regarding the forthcoming visioning exercise and

examples of the types of questions that would be asked during this phase of the

consultation. Details of the ways to provide feedback, including the dedicated

website, Community Information Line, email address and social media pages were

provided. Information about the proposed public exhibitions was also detailed. A

copy of this leaflet can be found in Appendix B.

 Letters to politicians and stakeholders

Key politicians and stakeholders, outlined below, were also provided with a copy of

this leaflet and an accompanying letter at the start of the consultation:

• All Cabinet Members on South Ribble Borough Council;

• Representatives for the Charnock, Farington West and Lostock Hall wards on

the Borough Council;

• Representatives for the Penwortham East & Walton-le-Dale and Moss Side &

Farington divisions on Lancashire County Council;

• Members of Parliament for South Ribble and RibbleValley;

• PenworthamTown Council;

• Farington Parish Council;

• Primary Care Contracts Manager, Lancashire Area NHS;

• Lancashire Enterprise Partnership Ltd;

• North & Western Lancashire Chamber of Commerce;

• Construction & the Built Environment, Preston’s College.

Within the accompanying letter, politicians and stakeholders were invited to meet

with representatives from the development team to discuss the proposals in more

detail. Politicians were also provided with an opportunity to attend a preview

session ahead of the exhibition scheduled for Tuesday, 10th July. A copy of this letter

can be found in Appendix D.
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 Press release

In addition to the leaflets, a press release was issued to the Lancashire Evening Post

(LEP), Blog Preston and South Ribble Borough Council’s press team, with

journalists contacted about the plans following the submission of the release.

Copies of the featured stories can be found at Appendix E.

 Website

Upon the launch of the public consultation, a dedicated project website was

established, providing more information about the visioning exercise, an online

feedback form and contact details for those wishing to ask any further questions.

The project website comprised 9 pages, including pages on the following aspects of

the site: the types of homes that should be delivered; the related infrastructure; and

the types of jobs needed. Visitors were also provided with an overview of the site’s

history and an opportunity to take part in a competition to name the new

neighbourhood.

In total, there were 2,850 visitors to the website during the course of the visioning

consultation.

 Social media channels

Running parallel to the project website, a Facebook page was launched to reach a

wider audience than those who had received the leaflet. A Facebook advert

advising of the launch of the consultation was issued to residents living within a

3km radius of the site, reaching a total of 25,106 people. This resulted in 1,101 link

clicks to the project website.

A number of posts were published on the page throughout the consultation, which

each received between 100 – 600 views, plus multiple likes and comments.

 Community Information Line

Throughout the course of the consultation, those interested in the plans were able

to call the Community Information Line, which operated Monday – Friday, 9:00am –

5:30pm. The number was provided on the leaflet, on all letters issued, on the

Facebook page and was also available on the project website. In total, two people

called the Community Information Line during the visioning consultation.

 Dedicated email address

A dedicated email address was also established for the project. This was published

on Facebook and on all written correspondence, including the leaflet. In total, two

individuals emailed this address during the visioning consultation.
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 Public Exhibitions

Two public exhibitions were held during the visioning consultation. The first, on

Tuesday 10th July, took place at Kingsfold Methodist Church, which is located

approximately 0.3 miles away from the site. The exhibition took place between

2:00pm and 8:00pm, with a preview session for councillors between 12:00pm and

1:00pm and a further session for site residents between 1:00pm and 2:00pm.

The exhibition provided an opportunity for local people to share their thoughts on

the vision for the site, meet members of the project team and ask any questions. A

series of exhibition boards were displayed, illustrating the visionary topics that

attendees were invited to consider and provide their thoughts on.

Feedback forms were also provided and could be returned on the day via a

comments box or by post to Lexington Communications following the event.

In total, 146 people attended the first exhibition including two County councillors,

a Borough councillor and representatives from Penwortham Town Council. The

exhibition boards and images from the event can be viewed in Appendix F.

A second public exhibition took place at Leyland Market on Friday, 13th July. The

purpose of this event was to introduce the proposals to a wider audience within

South Ribble. Leyland Market was chosen due to its footfall and location in a major

service centre within the Borough.

The exhibition boards were displayed during this event and attendees were invited

to speak to a member of the development team and fill out feedback forms. In

total, 21 people attended this event, including two Borough councillors.

 Further engagement with local schools

During the Penwortham exhibition a game of ‘MasterCraft’ took place. Ten pieces

of a ‘MasterCraft’ puzzle were hidden around the local community, whilst ten

further pieces were provided to local schools. The purpose of this game was to

encourage a younger audience to engage with the consultation process, in

particular, young families who are often not represented at such events.

A series of Facebook posts accompanied the missing pieces, providing clues as to

where each piece was located. In total, 11 pieces of the puzzle were returned,

including one piece by Kingsfold Primary School and another by Whitefield Primary

School.

13



 Meeting Programme

Taylor Wimpey and Homes England sought to brief politicians and stakeholders on

the proposals and public consultation to understand their thoughts on the plans.

During a briefing with the Cabinet Member for Strategic Planning, Housing and

Economic Growth, Councillor Cliff Hughes, on Tuesday, 19th June, it was suggested

that the Cabinet and ward members for Charnock, Farington West and Lostock

Hall should be invited to two specific meetings of the respective parties ahead of

the launch of the consultation.

A meeting with Cabinet members, and a further meeting with ward members, was

subsequently organised by Lexington Communications for Friday, 6th July. A meeting

with members of the Cabinet took place between 12:00pm and 1:00pm and was

attended by Councillor Susan Snape, Cabinet Member for Finance, and Councillor

Karen Walton, Cabinet Member for Public Health, Leisure and Well-Being. Topics

discussed during this meeting include the New Homes Bonus, air quality, the Cross

Borough Link Road and the establishment of a Steering Group.

A meeting with ward members took place between 1:00pm and 2:00pm and was

attended by Councillor Renee Blow (Lib, Lostock Hall), Councillor Jacqui Mort

(Con, Lostock Hall) and Councillor Karen Walton (Con, Farington West). Topics

discussed during the meeting included school places, green spaces and the

proposed public transport provision.

On Tuesday, 10th July, ahead of the public exhibition, representatives from Taylor

Wimpey, Homes England, Lexington Communications and GVA HOW Planning

(now Avison Young) met with Penwortham Town Council to discuss the

forthcoming public consultation. The meeting was attended by Councillor David

Howarth, Councillor Jim Patten and Steve Caswell, Penwortham Town Manager.

Topics raised include the Cross Borough Link Road, accommodation types and the

prospect of a community hub being delivered.

14



3.1 FEEDBACK RECEIVED TO VISIONING 

CONSULTATION

This section contains a breakdown of the feedback received during the visioning

consultation.

 Community Information Line

The Community Information Line, 0844 556 3002, was established at the beginning

of the consultation and provided an opportunity for residents and stakeholders to

speak to a member of the development team directly. The number was publicised in

correspondence with residents and stakeholders and was provided on the project

website. In total, two calls were made to the line, as set out in the table below. Any

personal details have been removed.

15

Details of enquiry Response 

Enquirer queried the logistics of the 

consultation and asked whether a 

Masterplan is available. 

Advised enquirer of the details of the 

exhibitions and alternative ways to 

provide feedback. Further advised that a 

Masterplan was not available at this stage, 

as the purpose of the visioning exercise 

was to feed into the creation of a 

Masterplan. 

Enquirer suggested that there were not 

enough jobs to support the homes and 

suggested there may be issues 

regarding food supply. Enquirer raised 

further concerns relating to existing 

wildlife and whether the development 

would feel like a community.  

Advised enquirer that these issues would 

be resolved by the Masterplan and 

encouraged enquirer to provide this 

feedback via online feedback form or 

attend public consultation to speak to a 

member of the development team.



 Written correspondence 

A postal address was also provided on correspondence with local residents. Two 

people provided their feedback this way, as set out in the below table:

Date Details of enquiry Response 

Tuesday 

26th July

Individual wrote a satire piece 

regarding the development, 

advising of their overarching 

opposition, suggesting there is 

no need for new homes locally.

No response required.  Housing 

need is addressed in Section 4.2 of 

this document Response to 

Feedback.

Thursday 

19th July

Individual advised they are 

opposed to the development, 

suggesting there is no need for 

new homes locally.

No response required. Housing 

need is addressed in Section 4.2 of 

this document Response to 

Feedback.

 Email correspondence 

Local residents and stakeholders were also invited to contact the development 

team via email, with a project email address 

visionforpickeringsfarm@lexcomm.co.uk established.  Two individuals contacted the 

project team in this way, as outlined below:

Date Details of enquiry Response 

Thursday 

5th July

Enquirer queried the site’s 

boundary in relation to his 

property.

Called enquirer and encouraged 

him to attend the public exhibition 

to discuss land ownership with the 

development team. 

Friday 

20th July

Individual provided a summary of 

thoughts in relation to the 

opportunities to discuss the 

application. 

Thanked individual for their 

comments and provided enquirer 

with summary of ways to provide 

feedback. 

 Feedback forms

In total, 53 individuals made submissions during the consultation, either by filling in 

a feedback form available at the exhibition, or via the project website. 

16

mailto:visionforpickeringsfarm@lexcomm.co.uk


 Comments

A summary of the responses to the visioning consultation has been provided

below:

❖ Question one: What should the new, emerging neighbourhood be 

called?

Pickering’s Farm

Pear Tree Park

The 

Pickering’s

Pickering’s Place
Hartley Park

Shepherds 

Gate

Kingsfold Park

Balshaw 

Bridge

Balshaw Lane

Lords GreenPickering’s 

Green

Pickering’s 

Gardens 

Lostock Green

The Hive

Golden Hall

Kings 

Fields

White 

Fields

The name ‘Pickering’s Farm’ was used by the development team during the

visioning consultation due to this being the name of the site in its allocation within

the South Ribble Borough Council Local Plan.

As part of the consultation, Taylor Wimpey and Homes England asked residents to

provide ideas for a new name for the site. The names outlined below are those

suggested by the local community. Due to the decision to retain the lanes which

run though the site, the name ‘The Lanes’ was eventually chosen.
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❖ Question two: What kinds of community services would you like to

see delivered on site? Does Penwortham need a new school, a

nursery, community centre or café? Or should the focus be on

helping to improve existing local services?
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Of the 53 respondents to this phase of consultation, 22 people indicated that a

school was the community service they would most like to see delivered on site.

The second most popular choice was a café, chosen by 14 individuals, whilst the

third most popular was a community centre, chosen by 12 respondents. Only two

individuals suggested they would like to see the existing local centre improved,

which illustrated that the focus for the development team should be on delivering a

new local centre to support the delivery of new homes within the Masterplan.

The Masterplan and outline planning application submitted responds to the

majority of these comments and proposes to deliver the following services:

primary school; café; community centre following the construction phase and once

the training and skills centre has been converted; shops; community uses within the

local centre which could be used for medical services; extensive open space,

including a village green; a restaurant; the Cross Borough Link Road; a dentist; an

outdoor gym/trim trail; bar and cycle routes.
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❖ Question three: A key focus for the development team will be to

create spaces that promote health and well-being. How do you

think we can do this?
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The majority of respondents suggested that new cycling and walking routes should

be implemented to promote health and well-being on the site. Other spaces such

as an outdoor gym and a park area were also raised in response to this question.

As identified in response to question two, the Masterplan and outline planning

application responds to this feedback by delivering: cycling routes; walking routes;

an outdoor gym/trim trail; public open space including a village green; horse riding

routes; wildlife areas; water features including sustainable drainage systems; and

homes that will be equipped with broadband connectivity to allow working from

home. More information about the walking and cycling routes proposed can be

found in section 4.2 Response to Feedback.
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❖ Question four: There are significant opportunities to protect and

enhance the environment at the site. How can we enhance the

site’s ecology? What kinds of green infrastructure would you like to

see? Would you like to see a community woodland delivered?
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In response to question four, residents indicated that their main priorities for

protecting and enhancing the environment were the delivery of parkland and

supporting wildlife. The establishment of walking routes, water features and

opportunities to retain the site’s countryside feel were also popular answers.

Again, the submitted Masterplan and outline planning application reflects this

feedback and includes the following: public open space including a village green;

wildlife areas; walking routes; water features including sustainable drainage systems;

opportunities for the homes to feature solar panels; cycling routes; and an outdoor

gym/trim tail.
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❖ Question five: Think ahead 20 years. How will new technologies

change the way we live and what would you like to see

incorporated into the development to future proof it for

technological advances?
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The Lanes provides an opportunity to deliver a neighbourhood that is equipped for

modern living. Against this background, the development team was eager to

understand the types of technologies that local people would like to see

incorporated into the site to futureproof it for technological advances.

The most popular response to question five, chosen by 15 individuals, was the

inclusion of solar panels on homes / opportunities to use renewable energy

sources. The second most popular answer, chosen by 14 respondents, was the

inclusion of car charging points.

The development as proposed within the Masterplan and outline planning

application will be futureproofed for generations to come and there is an

opportunity to integrate digital and Smart Technology, whilst future energy

requirements can also be helped with appropriately placed solar panels and car

charging points.
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❖ Question six: Pickering’s Farm has the potential to deliver Garden

Village style principles - sustainable communities with a focus on

green spaces. Is there an appetite for allotments locally? Are there

opportunities to work with surrounding farming communities?
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Of the 53 individuals that completed a feedback form, 17 advised that they would

like to see allotments delivered on site, indicating that there is an appetite for this

locally.

Alongside other community facilities outlined in response to previous questions,

new allotments and opportunities for the existing active dairy are proposed within

the submitted Masterplan and outline planning application.
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❖ Question seven: We want to ensure Pickering’s Farm promotes

sustainable travel, such as cycling and walking, alongside public

transport. What would encourage you to walk and cycle between

the site and Penwortham /Tardy Gate?
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The response to question seven builds upon the feedback provided in question three,

with the majority of respondents wishing to see cycling routes and walking routes

established on the site to promote sustainable travel.

Dedicated pedestrian and cycle routes, both as part of the internal road network and

via segregated routes, will connect the site to the surrounding pedestrian and cycle

network. These will include connections to Bee Lane and Flag Lane and the northern

section of Moss Lane towards Kingsfold More information about this can be found in

Section 4.2 Response to Feedback.
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❖ Question eight: Which bus routes do you currently use? Would you

like to see them integrated into the site?
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The most popular bus services used by respondents was the Number 3, operating

between lower Penwortham and Preston, and the Number 111, which operates

between Leyland to Preston via Lostock Hall.

Respondents (17 individuals and 13 individuals respectively) suggested that these

buses should be rerouted to service the new development once established. A

further10 individuals suggested that a new bus route should be established entirely.

A bus route is set to be delivered as part of the development and discussions with

bus operators are ongoing.
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❖ Question nine: There are many opportunities in relation to access

to the site and the road’s internal network. Where do you think

access should be taken from and what are your thoughts on the

road hierarchy?
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Taylor Wimpey and Homes England are aware that traffic and road networks are of

concern to many residents living within the Penwortham and Lostock Hall areas.

Of the respondents to the visioning consultation, 16 noted a desire to see the

Cross Borough Link Road delivered, whilst a further 14 identified that access to

the site should be taken from the PenworthamWay.

Vehicular access to the site is proposed in the Masterplan and outline planning

application to be off Penwortham Way and will be a signalised controlled junction

that will form part of a package of highway improvements as a component of the

CBLR.

A separate but interrelated full planning application for the CBLR will be submitted

to SRBC byThe Developers.
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❖ Question ten: How can we create a place inspired by the local area?

What should the new homes look like – should they incorporate

local styles and materials?
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Responses to question ten of the feedback form suggest that residents are eager to

see the delivery of high quality homes on site. This was by far the most frequently

cited response, followed by an identified need to deliver housing for the elderly and

opportunities to cater for existing buildings, such as homes and businesses, within

the site.

A variety of house types are proposed to be delivered by the Masterplan and

outline planning application, with a focus on high quality development. The

proposed development will comprise a mix of detached, semi-detached, mews and

apartment properties, ranging from 1 – 5 bedroomed dwellings in size. More

information about house types can be found in Section 4.2 Response to Feedback.
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❖ Question eleven: How can we ensure that the homes are fit for

2030? Should we look towards future trends, such as increasing

levels of working from home?
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Respondents to question eleven suggested that their top three priorities for

ensuring that all of the homes delivered are fit for 2030 were: office space within

homes (11 respondents); homes for the elderly (5 respondents); and opportunities

to cater for existing buildings within the site (5 respondents).

As referenced in response to Question 5, there is an opportunity to integrate 

digital and Smart Technology within the development, thus ensuring that there is 

suitable space to create small home office’s within these homes. Further 

information about house types can be found in Section 4.2 Response to Feedback. 
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❖ Question twelve: What types of homes do you think should be

delivered? What kinds of homes are needed now? How can we

provide for future generations, and should we cater for the aging

population?
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Taylor Wimpey and Homes England were eager to understand the types of homes

that should be delivered during the visioning exercise.

Of those that responded to this question, 18 individuals noted a preference for

homes suitable for the elderly, whilst 13 identified a preference for a variety of

housing types and 9 advised a preference for bungalows. Other housing types

indicated included affordable homes, homes for first time buyers and family homes.

Information about the house types set to be delivered can be found in Section 4.2

Response to Feedback.
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❖ Question thirteen: New construction jobs will be delivered on site,

but there are also opportunities for other jobs, for example via the

delivery of shops and schools. What kind of jobs would you like to

see created?Would you like more local shops and businesses?
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Of those that responded to this question, 21 advised that they would like to see the

establishment of new shops on site. Other employment opportunities identified,

included: within local schools; the delivery of light industrial units; and within a

Community Centre.

There will be a variety of opportunities for the delivery of new jobs on site, with the

Masterplan and outline planning application proposing to deliver the following: shops; a

new primary school; a community centre; café; restaurant; and public open space,

including a Village Green. The Developers also propose the introduction of an

Apprenticeship and Skills Programme and Centre throughout the build phase of the

development. The building will be transferred to the community after the construction

phase and could be used as a community building or other appropriate use. More

information about this can be found in Section 4.2 Response to Feedback.
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5.0 CONSULTATION PROGRAMME: PHASE TWO 

Following the completion of the visioning consultation, representatives from the

development team held a series of further meetings with site residents and

stakeholders.These sessions are detailed below:

 Focused masterplanning sessions

Building upon the feedback received during the consultation, the development team

held a series of focused masterplanning sessions at Penwortham Community

Centre for residents living within the site’s boundaries. These sessions provided an

opportunity for those most directly impacted by the plans to speak to the

masterplanner on a one-to-one basis regarding the homes and services that would

be delivered close to their properties.

The first, session which took place on Tuesday, 14th August, focused on residents

living within the Local Plan allocation boundaries, whilst the second, which took

place on Tuesday, 21st August covered the wider site including the safeguarded land.

Residents were advised of these sessions via two addressed letters and both

meetings were well attended. A further session for land owners was subsequently

organised and took place on Tuesday, 28th August.

 Meeting programme

Meetings with political stakeholders also continued post-visioning consultation.

On Friday, 10th August, representatives from Taylor Wimpey, Homes England and

Lexington Communications met with members representing Charnock ward and

Middleforth ward: Councillor Ian Watkinson, Councillor Elizabeth Mawson and

Councillor David Wooldridge. During the meeting, attendees discussed the bridge

connecting Bee Lane and Leyland Road, drainage and cycle routes.

A further meeting was organised with Councillor David Bennett, member of

Penwortham Town Council on Wednesday, 29th August. Topics covered within this

meeting, included the delivery of the Cross Borough Link Road.

On Thursday, 6th September, representatives from Homes England and Croft

Transport Solutions met with Councillor Keith Iddon, Cabinet Member for

Highways on Lancashire County Council, and Neil Stevens, a Highways Officer, to

discuss the development and, in particular, highways.
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 Steering Group

A Steering Group was established to allow senior local representatives the

opportunity to comment on the plans as they progressed. The following individuals

were invited to sit on the Steering Group:

• Cabinet members at South Ribble Borough Council;

• Borough ward members representing Charnock and Farington West, and site

adjacent members representing Lostock Hall;

• County division representatives and the relevant County Cabinet members;

• Representatives from PenworthamTown Council;

• Planning officers at South Ribble Borough Council;

• Highways officers at Lancashire County Council.

An initial Steering Group meeting took place on Tuesday, 21st August at the

Hallmark Hotel, Leyland. Attendees included representatives from South Ribble

Borough Council, Lancashire County Council and Penwortham Town Council.

Attendees discussed the following: the community consultation; the initial pre-

submission draft Masterplan; highways; the services that would be delivered on site;

and the development programme.

A second Steering Group meeting took place on Monday, 10th September at the

Wellington Park, Leyland. During this session, attendees were presented with an

updated draft of the pre-submission Masterplan. This included changes in line with

feedback received during the previous Steering Group. Particular attention was also

given to highways and, in particular, the Cross Borough Link Road.

The feedback provided throughout each stage of the visioning phase of the

consultation helped the development team to establish a draft Masterplan. The

desire from local people to see a new school, local centre, the delivery of the

Cross Borough Link Road, alongside walkways and cycleways, all fed into the

delivery of this Masterplan.



4.0 CONSULTATION PROGRAMME: DRAFT 

MASTERPLAN

Following the initial ‘visioning’ consultation, the draft Masterplan was submitted to

SRBC on 28th September 2018 and was endorsed for further consultation by South

Ribble’s Planning Committee on 7th November 2018. The consultation on the draft

Masterplan ran from 9th November 2018 to 4th January 2019, following which the

feedback received was collated and changes made to the Masterplan.

To once again ensure that this consultation was accessible to all interested parties,

a number of methodologies were agreed with the Borough Council including:

 Leaflet to residents and businesses

On Friday 9th November, approximately 6,500 leaflets were distributed to local

residents across the Penwortham area. The distribution area was agreed as part of

the initial visioning consultation and can be found in Appendix C.

The leaflet contained a copy of the draft Masterplan and explained other ways that

local residents and stakeholders could view the Masterplan document either online

or at a civic space. It also provided information about the forthcoming public

exhibitions, the dedicated project website, ways to provide feedback on the

proposals and opportunities to get in touch directly with the development team. A

copy of this leaflet can be found in Appendix G.

The consultation was originally proposed for a period of six weeks, between Friday

9th November and Friday 21st December. Following feedback from the local

community, the development team agreed to extend the consultation period for a

further two weeks, ending on Friday 4th January. In total, the consultation period

lasted eight weeks.

 Engagement with residents within the site’s boundaries

As those most likely to be impacted by the development, Taylor Wimpey and

Homes England have always placed residents living within the site’s boundaries at

the heart of the consultation. Against this background, an additional letter was

issued to all residents within the boundaries of the site, providing more detail

about the consultation and ways to provide feedback. Residents were encouraged

to attend the public exhibitions scheduled, or call the dedicated Community

Information Line should they have any questions about the consultation or the

draft Masterplan. 32



 Letters to politicians and stakeholders

Key politicians and stakeholders were also provided with a copy of the leaflet

advertising the draft Masterplan consultation and an accompanying letter. These

individuals were as follows:

• All Cabinet Members at South Ribble Borough Council;

• Representatives for the Charnock, Farington West and Lostock Hall wards on

the Borough Council;

• Representatives for the Penwortham East & Walton-le-Dale and Moss Side &

Farington divisions on Lancashire County Council;

• The Cabinet Member for Highways and Transport on Lancashire County

Council;

• Members of South Ribble Borough Council’s Planning Committee;

• The Members of Parliament for South Ribble and RibbleValley;

• Labour’s Parliamentary Candidate for South Ribble;

• PenworthamTown Council;

• Farington Parish Council;

• Primary Care Contracts Manager, Lancashire Area NHS;

• Lancashire Enterprise Partnership Ltd;

• North & Western Lancashire Chamber of Commerce;

• Construction & the Built Environment, Preston’s College.

Within the accompanying letter, politicians and stakeholders were invited to attend

one of the public exhibitions scheduled for 20th and 27th November, with a special

preview session organised ahead of the event on 20th November. A copy of this

letter can be found in Appendix H.

 Press release

In addition to the leaflets, a press release was issued to the Lancashire Evening Post

(LEP), Blog Preston, Place North West and South Ribble Borough Council’s press

team. Copies of the featured stories can be found at Appendix I.
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 Website

The dedicated project website was updated ahead of the second tranche

consultation. The updated website comprised eight pages and included information

about the draft Masterplan, ways to provide feedback and ways to contact the

development team. A copy of the draft Masterplan, as well as a series of technical

documents such as the EIA Scoping Report were available to download from the

site.

In total, there were 2,850 visitors to the consultation website during the course of

the draft Masterplan consultation. The busiest period for the website was between

Friday 9th November, when the consultation launched, and Friday 16th November. In

total, 1,618 users accessed the website during this period, over half of all visitors in

total.

 Community Information Line

Throughout the course of the consultation, those interested in the plans were able

to call the Community Information Line, which operated Monday – Friday, 9:00am –

5:30pm. The number was provided on the leaflet, on all letters issued and was also

available on the project website. In total, four individuals called the Community

Information Line during the draft Masterplan consultation period. More information

about this can be found in Section 4.1 Feedback Received.

 Dedicated email address

A dedicated email address was also established for the project. This was published

on all written correspondence, including the leaflet. More information about this

can be found in Section 4.1 Feedback Received.

 Civic displays of information

Ahead of the consultation, it was agreed with the Borough Council that a number

of steps would be taken to advertise the consultation in civic areas linked to the

area. Information boards and copies of the draft Masterplan were subsequently

displayed in the lobby of the Civic Centre in Leyland, whilst copies of the draft

Masterplan were also available at Kingsfold Library and Lostock Hall Library. During

the consultation, a dedicated page was also established on the Borough Council’s

website, displaying key information about the proposals and opportunities to

provide feedback.
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 Public Exhibitions

Two public exhibitions were held at Penwortham Community Centre during the

course of the consultation. The first event took place between 3pm and 7:30pm on

Tuesday 20th November, with a preview session for councillors scheduled between

2pm and 3pm. A second event took place between 4pm and 7:30pm on Tuesday

27th November. In total, approximately 200 attendees visited one the public

exhibition, including Borough, County and Town Council representatives.

A series of exhibition boards displaying key information about the proposals were

on show during the events. This included the draft Masterplan image, a large map of

site’s red line boundary, information about transport, ecology, noise and flooding

and ways to provide feedback. Copies of these exhibition boards can be found in

Appendix J.

Members of the development team were on hand during both exhibitions, including

specialists in planning, transport and drainage. The architect with responsibility for

the Masterplan was also in attendance at both sessions and residents living within

the site boundaries were invited to discuss their properties in a private session

with the Masterplanner if this was of interest. These private sessions built upon

similar one-to-one sessions held with site residents in Summer 2018.

Feedback forms were on hand during both exhibitions. A breakdown of the

feedback provided can be found in Section 4.1 Feedback Received.

 Meetings

Throughout the promotion of this site, Taylor Wimpey and Homes England have

remained committed to engaging with stakeholders, including briefings at key

junctures and organised Steering Group meetings.

Following the completion of the draft Masterplan consultation, a further Steering

Group meeting took place with representatives at Borough, County and Town

Council level. This meeting, which took place on Thursday 17th January provided the

development team with an opportunity to discuss the Masterplan following a

review of the feedback submitted during the Masterplan consultation. During this

meeting, a number of topics were discussed including drainage and the Cross

Borough Link Road.

Since this time, a further two pre-application meetings have taken place with

officers at South Ribble Borough Council, whilst a Council-run workshop has also

been organised. These meetings, took place on 31st January, 5th March and 12th April.

During these meetings, several topics were discussed including the adoption of an

agreed Masterplan, the provision of the CBLR, the provision of policy compliant

affordable housing and the provision of policy compliant Public Open Space.
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SRBC also organised a workshop in early May which was attended by Statutory

Consultees from SRBC and LCC. During this meeting, several topics were

discussed, including: sustainability; planning policy; public consultation; access and

movement; physical and social infrastructure; development parameters; the

Masterplan; phasing and implementation; SUDs; Public Open Space and Trees;

biodiversity; access; traffic; parking; health; and education.

Whilst extensive dialogue has been held with officers and previously elected

Members for over 12 months, the May 2019 local election has seen a change in

leadership with the Council changing from a Conservative led Authority to a

coalition between Labour and the Liberal Democrats.

Prior to the submission of this application, the Developers presented the outline

proposals to Councillor Evans, Planning Portfolio Holder on 2 August 2019. An

informal meeting to discuss the strategy and timescales for bringing the site

forwards between Paul Foster (leader of the Council) and Homes England also

took place on 16 August 2019.
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4.1 FEEDBACK RECEIVED TO DRAFT 

MASTERPLAN CONSULTATION

This section contains a breakdown of the feedback received during the draft

Masterplan consultation.

 Community Information Line

The Community Information Line, 0844 556 3002, was active during all eight weeks

of the public consultation and provided an opportunity for residents and

stakeholders to speak to a member of the development team directly. The number

was publicised in correspondence with residents and stakeholders and was

provided on the project website. In total, four calls were made to the line, as set

out in the table below. Any personal details have been removed.
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Details of enquiry Response 

Enquirer asked a number of questions 

in relation to the map provided on the 

leaflet and queried whether 

apprenticeships would be provided.

Provided enquirer with answers to 

questions and provided information 

relating to apprenticeships. More 

information about the apprenticeship and 

skills programme proposed can be found 

in Section 4.2 Response to Feedback.

Enquirer advised he was supportive of 

the plans but could not access the 

website. 

Provided correct address for the project 

website. 

Enquirer was supportive of the 

development and advised he would like 

to see bungalows delivered.

Advised caller that a planning application 

would follow by submitted by the 

Developer, setting out the types of 

homes to be built. 

Enquirer questioned whether their 

property was included within the site 

boundaries.

Advised caller that their property falls 

within the Masterplan red line boundary 

which relates to the allocated site and 

the safeguarded land designated by the 

Borough Council in the Local Plan.



 Written correspondence 

A postal address was also provided on correspondence with local residents and 

three people provided their feedback this way, as set out in the below table:

Details of enquiry Response 

Individual wrote a satire piece regarding the 

development, advising of their opposition to the 

delivery of new homes in general.  

More information about 

housing need can be found 

in Section 4.2 Response to 

Feedback. 

Individual advised they support the general principle 

of development at this location but considered a 

number of concerns, namely: traffic on Leyland Road; 

the delivery of the Cross Borough Link Road; and 

potential traffic on Bee Lane.  

Responses to these 

concerns can be found in 

Section 4.2 Response to 

Feedback. 

Individual wrote with a variety of concerns relating 

to the Masterplan, including: traffic; air quality; 

flooding; amenities; and wildlife.

Responses to these 

concerns can be found in 

Section 4.2 Response to 

Feedback. 

 Email correspondence

Local residents and stakeholders were also invited to contact the development

team via email, with a project email address

landsouthofpenwortham@lexcomm.co.uk established.

A total of 97 individuals contacted the project team in this way to provide their

feedback. This feedback has been recorded and acknowledged within the summary

of feedback provided overleaf, as well as in Section 4.1 Feedback Received.

Of note, Penwortham Town Council provided a written response to the

consultation via email, following an internal meeting. The issues raised by the Town

Council included: the access to the development via Kingsfold Drive and the

increased traffic this would create; the delivery of a new Community Centre close

to the existing Centre; the capacity of existing primary schools against the

background of a new school; the delivery of the Cross Borough Link Road in the

fashion proposed in the draft Masterplan; the impact of traffic more generally

stemming from the development; and flooding. A meeting with the Town Council

to discuss these concerns in more detail took place on Monday 14th January.
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 Feedback forms

In total, 53 individuals filled in a feedback form either at the exhibition, or via the

form available online. The feedback gathered is outlined overleaf, with responses

provided in Section 4.1 Feedback Received.

 Pro forma objection forms

Towards the end of the consultation period, a pro forma objection form was

established by a campaign group against the proposals. The form was available via an

online and paper format. In total, 492 individual responses were received in this

manner via email and 401 responses were received via post.

Individual responses are classified as responses which include a set of contact

details, including a unique email address. Blank responses, responses from residents

living outside of the County of Lancashire, or responses submitted twice, including

from individuals using the same email address, have not been counted in this

exercise.

Both the pro forma emails and letters provided a number of objections to the

proposals. This includes with regards to: traffic; air quality; cars using existing lanes

such as Bee Lane and the Bee Lane bridge; impact on wildlife; impact on

infrastructure; the alleged absence of local employment opportunities; high school

places; the capacity of local primary schools; the connecting of Penwortham and

Lostock Hall; flooding; the character of the development; the impact on existing

properties; anti-social behaviour; the impact on local sewerage systems and landfill;

traffic; noise and vibration; development credentials; control of the land; sustainable

transport; the inclusion of specific parcels of land; sustainability; viability; and the

development’s relationship with planning policy.

Responses to the questions raised within this feedback have been addressed in

Section 4.2 Response to Feedback and within the Masterplan, accompanying

technical documents that have been submitted to South Ribble Borough Council,

the Design Code, the Infrastructure Delivery Schedule and outline planning

application.



 Comments

In total 150 responses to the consultation were received via either the feedback

form or the dedicated project email address. A breakdown of these responses is

provided below:

❖ Question one:  Do you recognise the need for new homes in South 

Ribble?
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Yes No

The first question asked respondents whether they agreed with the need for new

homes in South Ribble. The proposals for The Lanes are being brought forward to

positively contribute towards housing requirements both locally and nationally and

the development team wanted to understand whether respondents recognised this

need.

The response was mixed, with 69 respondents suggesting they did recognise a need

for new homes in South Ribble and a further 66 suggested they did not. Many of

those that did not agree new homes were needed objected to the delivery of new

homes throughout the entire feedback form.
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Respondents were provided with the option of ‘Other’ and encouraged to explain 

their reason for doing so.  A breakdown of the most frequently cited comments is 

provided below:
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❖ Question two: Do you support the delivery of new homes at sites

allocated within South Ribble Borough Council’s Local Plan, such as

at this site?

As a responsible Authority, South Ribble Borough Council adopted its Local Plan in

2015. The Plan, which guides future development in the Borough and sets out

where new homes and businesses should be delivered and builds upon the Preston,

South Ribble and Lancashire City Deal.

The Lanes is allocated for development within the Local Plan and is also identified

as a key spoke of the City Deal. Against this background, it has already been

established by South Ribble Borough Council that The Lanes is a sustainable

location to deliver new homes and services.

Building upon question one, question two sought to understand whether

respondents recognised and supported the site’s allocation.

Whilst over half of residents did support new homes in South Ribble in response

to question one, only 34 agreed that they should be delivered at sites allocated

within South Ribble Borough Council’s Local Plan. As per question one, an ‘other’

box was provided for respondents to expand on their answers.
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Most respondents used the text box provided in question two to expand on their 

objections to development more generally, as per question one. 



❖ Question three: Our proposals will deliver homes in a variety of

sizes and styles. What kinds of homes do you think are needed

locally?

Question three asked respondents about the types of homes they believed were

needed in the area. Starter homes and affordable homes were the most popular

answers, with each chosen by 49 individuals.
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Again, the option to suggest ‘other’ was provided as part of this question, Once

again, those against the development used this box to illustrate their objections to

the proposals in general. Therefore, that new homes are not needed was the most

popular answer. For the remaining responses to this section, respondents used the

‘other’ box as an opportunity to either further reiterate their choice, provide

commentary on the alternative types of homes they believed were needed, or a

more generalised comment about the scheme.
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❖ Question four: We are proposing to deliver a primary school within

the neighbourhood. Do you support the delivery of a new school?

To accommodate an increase in the number of children living within the

Penwortham, a new primary school is proposed as part of the development. In

question four, respondents were asked whether they agreed with this as a priority,

with over half – 57 people – suggesting they did. This compared to 48 people that

suggested they did not support the delivery of a new primary school.
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Respondents were also asked to expand on their choice or provide an alternative

viewpoint. Of the 48 respondents that did not agree with a new school being

delivered, 15 explained that this was due to existing schools in the local area having

capacity at the time of writing.
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❖ Question five: As well as new homes, new services such as shops and

other community uses could be delivered within a local centre.

What kind of services would you like to see?

Question five asked residents what kinds of services they would like to see delivered on

site, with three already identified options available via tick box (food shops, retail and heath

facilities), alongside a comments box for further suggestions.

By far the most popular answer was the delivery of health facilities, which was chosen by

68 people. Food shops were also popular, chosen by 46 respondents. As with other

questions, some respondents chose to use the feedback box to suggest no new homes or

services were needed in the area due to their opposition to the entire development.
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❖ Question six: The primary access to the site will be taken from

Penwortham Way. Do you agree with this access point and do you

have any further comments on our transport strategy?

Whilst the existing lanes within the site will be retained, a new road network will

be delivered to service the new neighbourhood. Access to this network will be

taken from Penwortham Way, which is scheduled to be duelled before works on

The Lanes begins.

Respondents were asked whether they agreed with Penwortham Way being the

main access to the site and encouraged further comments via a text box should

respondents disagree. In total, 55 respondents did not agree with this access point,

whilst 54 did. Of the 55 individuals that opposed the access point, no alternative

solution was provided, with the majority of these residents using the text box to

explain their objections to the scheme.
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Traffic was the most frequently cited concern, with 48 respondents referencing this topic.

Of the remaining responses, nine individuals suggested that the creation of a rat run was

of concern. A further six people suggested that the delivery of the Cross Borough Link

Road is essential.



❖ Question seven: The sustainability of the site is important to the

development team. Walkways, cycle routes and bridleways are

retained and incorporated within the Masterplan to encourage active

and healthy lifestyles where possible. Do you agree with these

priorities and do you have any further thoughts on this?

In question seven, respondents were asked whether they agreed with the

development’s sustainability priorities, with approximately 2/3 of individuals

suggested that they did. In total, 75 people did agree, whilst 34 did not.
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Respondents were also encouraged to provide additional commentary on the

sustainability priorities via a text box. Using this space, ten individuals suggested

that new pathways, such as cycleways and walkways, should be a priority for the

development, making this the most popular response.



❖ Question eight: A number of dedicated green, open spaces have been

proposed within the Masterplan. Do you support the allocation of this

land and do you have any further comments on these areas?

Expanding on the sustainability priorities, question eight asked respondents

whether they were in support of the green spaces allocated within the draft

Masterplan. Reflecting the response to the sustainability question, approximately

2/3 of respondents suggested they did support the allocation of the green spaces,

with 71 people suggesting so, as opposed to 34 who did not.
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Using the textbox provided as part of question eight, respondents expanded on

their choices. The majority of residents that responded via this manner were those

who opposed the delivery of new homes. Against this background, concern about

the loss of green space, the desire to see more green space and objection to new

homes were the most frequently cited answers.



❖ Question nine: Do you have any other comments on the proposals?

55

Traffic concerns (51) Air quality/pollution levels (20)

Loss of green space concerning (19) Scale of development concerning (16)

Concerns about wildlife (13) Do not need new homes (12)

Infrastructure concerns (12) Drainage/flooding concerns (12)

Concerns about rat runs (10) Brownfield sites first (6)

Support for bridleways (6) Doctors needed (5)

Public transport should be priority (5) CBLR needed (5)

Wrong location for homes (4) Homes should be affordable (4)

Concerns about impact on Kingsfold Drive (4) Local school has capacity (4)

General supportive comments (3) More green space needed (3)

Community feel needed (3) Parking spaces concerning (3)

Site not sustainable (3) Community centre / church needed (3)

High school needed (3) Plans don't meet planning policy (3)

More money for police needed (3) Unsure about development (2)

Concern over impact of construction (2) Concerns about density (2)

Loss of privacy concerning (1) Concerns regarding specific plots (1)

Noise concerns (1) Concerns about funding of services (1)

Concerns about anti-social behaviour (1) Support for employment space (1)

Volume of traffic lights concerning (1) Impact on property prices (1)

Train station would be useful (1) Need for more public services (1)

Cyclepaths needed (1)

Due to the variety of responses provided, the feedback in this section has been

illustrated in a pie chart, with the number of respondents citing the topic in

brackets below. Any miscellaneous feedback provided via email has also been

included within this section. The feedback provided to this question, alongside all

other questions, has been addressed in Section 4.2 Response to Feedback.
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 Summary of Technical Consultation Responses

In addition to the consultation undertaken with local people, politicians and

stakeholders, the applicants have also engaged with statutory and non-statutory

technical consultees, such as the local highways authority and the Environment

Agency.

These consultees were informed of the plans and feedback on the proposals

requested. In addition, members of the technical team have engaged with the

relevant disciplines throughout the development of the plans, which will continue

throughout the planning process.

A list of the technical consultees that the applicants have engaged with, as well as a

summary of the responses provided is outlined below.

Consultee Summary of Response Response to Feedback

Wildlife Trust Consultee advised that the 

content of the Masterplan is 

acceptable and identified several 

areas where more detail could be 

provided on the on the ecological 

strategy. 

An Ecological Impact Assessment 

(EcIA) has been undertaken which 

assesses the potential impacts of 

ecological receptors including 

ecologically designated sites, 

habitats and / or species, and local 

wildlife and recommends 

appropriate mitigation where 

required. The assessment is 

supported by a suite of ecological 

surveys. 

Lancashire 

Constabulary 

Consultee provided opportunities 

to address security issues to 

enable crime prevention 

strategies to be effectively 

integrated into the development 

to keep people safe. 

The response has been reviewed 

ahead of the submission of the 

Masterplan and outline planning 

application. 

Cadent Gas Consultee identified two 

apparatus within the vicinity of 

the proposed works and 

requested adequate notice where 

diversions of apparatus are 

required to facilitate the scheme. 

The EIA includes an assessment on 

the potential impacts on utilities 

within the site including gas mains.

Appropriate easements have been 

recommended which will be 

factored into the proposed 

development at the detailed design 

stage.
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Consultee Summary of Response Response to Feedback

Environmental 

Health

Consultee suggested a re-think on 

the layout of the site to prevent 

congestion and its impact on the 

declared AQMA within Lostock 

Hall. Consultee also considered the 

noise impacts from community 

facilities and the density of the 

development.

Detailed air quality and noise 

assessments have been prepared 

as part of the EIA.  A road traffic 

emissions assessment was 

undertaken to consider the 

impact of operational phase 

development-generated vehicles 

on identified existing receptor 

locations within the study area.  

Annual mean concentrations of 

NO2, PM10 and PM2.5 were 

predicted to be below the 

relevant Air Quality Objectives 

(‘AQOs’) at all locations, both 

‘without’ and ‘with’ the proposed 

development.  No exceedances 

of the short-term Objectives 

were predicted at any receptors 

without or with the 

development in place. The impact 

of road traffic emissions 

generated by the proposed 

development on local air quality 

was predicted to be not 

significant in accordance with 

IAQM and EPUK guidance 

AQMA 3 Lostock Hall – Junction 

of Leyland Lane, Watkin Lane and 

Brownedge Road, Lostock Hall is 

located approximately 400m east 

of the site. The assessment 

concludes that there is 

anticipated to be a negligible 

impact on the AQMA as a result 

of the proposed development.
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Consultee Summary of Response Response to Feedback

National 

Grid

Consultee advised of no objections. The response has been reviewed 

ahead of the submission of the 

Masterplan and outline planning 

application. 

Network 

Rail

Consultee requested further early 

consultation on plans to alter any 

bridges over the railway to access 

the site and citied reservations 

relating to the use of existing 

Network Rail assets. Consultee 

encouraged the promoter to 

produce a study evaluating the 

estimated impact of the increased 

traffic and the source of funding for 

the works required. Consultee 

encouraged developer to consider 

public safety in the delivery of the 

site and requested that the 

Masterplan takes into consideration 

the impact of increased traffic on 

the nearby Lodge Lane and Four 

Lane Ends level crossing and that 

this may mask the sound of 

approaching trains. Consultee 

further encouraged developer to 

assess the impact of the 

development on the volume of users 

at level crossings in the area.

No works to bridges are proposed 

as part of the development. A full 

Transport Assessment has been 

prepared which quantifies the traffic 

generated by the proposed 

development and the routes the 

traffic will use. 

United 

Utilities

Consultee expressed a desire to be 

involved in any conversations around 

providing assets required to support 

the planned growth at an early stage.

The response has been reviewed 

ahead of the submission of the 

Masterplan and outline planning 

application. Consultee will be 

informed at the early stages of any 

conversations. 
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Consultee Summary of Response Response to Feedback

Highways 

–

Lancashire 

County 

Council

Consultee outlined matters deemed, 

in general, acceptable to LCC 

Highways, including the layout of the 

main access and associated roads. A 

series of highways and 

transportation matters identified as 

potentially significant are identified 

and the applicant is encouraged to 

consider these in more detail. 

The proposed access strategy, which 

takes into account the phasing of 

development, is fully set out in the 

Transport Assessment 

The ES includes an assessment of 

the potential transport impacts with 

cumulative developments which have 

been agreed with SRBC and LCC. 

The completion of completion of 

the Penwortham Bypass, A582 

Dualling, and Cross Borough Link 

Road (CBLR) have also been 

assessed within the Transport 

Assessment. 

Potential impacts on the PRoW

network on site and in the 

surrounding areas have been 

included within the ES.

Planning –

Lancashire 

County 

Council

Consultee provided a series of 

recommendations in relation to 

flooding, school planning and public 

rights of way. 

Conversations with LCC are 

ongoing and the issues raised have 

been addressed in Section 4.2 

Response to Feedback. 



4.2 RESPONSE TO FEEDBACK

Taylor Wimpey and Homes England would like to thank everyone that has taken

the time to respond to our public consultation on the delivery of a new

neighbourhood at The Lanes. The feedback collected, combined with the feedback

from the visioning consultation, has allowed the development team to develop a

Masterplan and subsequently a planning application that the whole community can

be proud of and responds to local need.

During the consultation, a number of issues were raised by respondents and the

development team has sought to respond to these comments within this section of

the document.

 Housing Need / Scale of Development

The most frequently cited responses to the draft Masterplan consultation related

to housing need both locally and nationally, alongside the scale of the proposed

development. Many respondents disagreed with the principle of development in

general, particularly with regards to the scale, and advised they did not believe

there was a need for new homes in South Ribble.

The application site has been identified as a suitable location for major residential

led mixed use development for a number of years.

The Central Lancashire Core Strategy was adopted in July 2012 and sets out the

Central Lancashire Authority spatial planning proposals for the combined area of

Preston, South Ribble and Chorley. The purpose of the Core Strategy is to set the

strategy direction for planning in the area over the period of 2010-2026.

The Lanes is identified within as a strategic location within the Core Stratey and is

described as “of strategic significance by virtue of its ability to significantly contribute to

South Ribble’s infrastructure and housing requirements. This strategic location would result

in the rounding off of the Preston and South Ribble urban area as defined in Policy 1 of

the Core Strategy.”
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The site is also allocated within the South Ribble Local Plan, which was adopted in

July 2015 and covers the period 2012-2026. The Local Plan sets out the vision for

the Borough and the Councils interpretation of the Central Lancashire Core

Strategy including development management policies. The application site sits

within a major site for Development allocation. Local Plan Policy C1 relates to

Pickering’s Farm, Penwortham.

The development being brought forward by Taylor Wimpey and Homes England is

in response to a chronic need for new housing nationally.Whilst Taylor Wimpey will

build and sell the homes it delivers, Homes England’s role in the development team

is to unlock land in this location for the delivery of new homes in line with the

Government’s ambition to deliver up to 300,000 homes a year by the mid-2020s.

Homes England is the Government’s housing accelerator and is therefore

responsible for increasing the number of new homes in England, including by

increasing the supply of public land and speeding up the rate that it can be built on.

Whilst some respondents suggested that enough homes had been built in the

Borough in recent years, analysis from the Centre for Policy Studies shows that the

2010s will see the fewest new homes built since the Second World War. Despite

the Government’s ambitions to continue to accelerate the number of homes

delivered, new-build housing completions in England are expected to be 130,000

per year – half of the level in the 1960s and 1970s.

Failure to deliver the number of homes needed has a direct, negative impact on the

younger generation. In an article published in The Independent, it was revealed that

the average age of a first time buyer had risen by seven years since the 1960s – a

direct impact of the slowing down of housing delivery despite population increases.

Against this background, it is widely accepted that the Government, supported by

the development industry, must continue to push forward with the delivery of new

homes across the UK.

This housing need is recognised by South Ribble Borough Council within it’s Local

Plan, which was adopted by the Authority in July 2015. This Plan identifies that up to

7,000 new homes will be needed in the Borough before 2026 in order to meet

existing requirements. It subsequently sets out areas identified as suitable for these

properties to be delivered. The Lanes – or Pickering’s Farm, as it is identified in the

Local Plan – is one of the sites identified, capable of delivering up to 2,000 new

homes, alongside a range of social and physical infrastructure.

https://www.cps.org.uk/press/press-releases/q/date/2019/01/01/britain-set-for-worst-decade-of-housebuilding-since-ww2/
https://www.independent.co.uk/property/first-time-buyer-age-increase-1960s-housing-market-cost-property-ladder-a8244501.html
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The Government regularly reviews Local Authority’s projected housing delivery and it

is therefore crucial that South Ribble allows development on land allocated in its

Local Plan. If this does not happen, speculative development will be brought forward

in other parts of the Borough. Therefore, if new homes are not delivered at The

Lanes, new homes will be delivered unplanned elsewhere in the Borough, with no

guarantees regarding the social and physical infrastructure which is currently

proposed at this location.

The purpose consulting on the proposals was not to debate the merits of The Lanes

as an area for new homes. This principle of development in this location has already

been established by South Ribble Borough Council Local Plan at the time of its

adoption. Instead, the purpose of the consultation was to understand the types of

homes and infrastructure local residents consider is needed in the area. Against this

background, any changes to the Masterplan based on the feedback received has been

in response to constructive feedback, as opposed to opposition to the development.

 Housing Delivery

Respondents were asked about the types of home they believed were needed during

both phases of consultation. In response to these questions, a variety of house types

were referenced, including high quality housing, homes for the elderly, starter homes

and affordable housing.

As a result of this feedback and in accordance with Policy C1 of the South Ribble

Local Plan, the proposed mix of residential properties on the development includes

detached, semi-detached, mews and apartment properties. The homes will range from

1 to 5 bedroomed in size and, where viable taking into consideration scheme viability

and the need to deliver the required physical and social infrastructure, the

development will also include affordable homes and specialist housing for elderly

persons.

Furthermore, in the draft Masterplan a small number of large apartment clusters were

shown. This did not allow for a phased release of apartments. The Masterplan which

has been submitted alongside this document seeks to distribute a larger number of

smaller apartment blocks across the whole site, allowing a smaller number of

apartments to come forwards as part of each phase of development.



63

 Education provision

In response to question four of the draft Masterplan consultation, it was clear that

some residents did not believe a new school was needed, due to existing capacity

in other local schools. This is despite the majority of respondents to the visioning

consultation suggesting that a new school is the community service they would

most like to see on site.

Section 14 of the Education Act 1996 dictates that Lancashire County Council’s

statutory obligation is to ensure that every child living in Lancashire is able to

access a mainstream school place. Against this background, when new homes are

proposed in the County, it is the Authority’s job to produce modelling on school

places to ensure that children living in the new development have a place available

to them.

The Developers have undertaken consultation with LCC Education who have

confirmed that a Two-Form Entry Primary School is required to meet existing need

as well as the need of the proposed development.

LCC has advised that a two form Primary School is required to accommodate 420

pupils and that the school should be designed to meet the requirements of Building

Bulletin 103 area guidelines for mainstream schools published in June 2014. LCC

has stated that the primary school site should have a minimum recommended area

of 15,986sqm which should accommodate a building with a minimum gross internal

floor area 2,072sqm. The planning application proposes a primary school site

extending to approximately 2.2 hectares and therefore the planning application fully

accords with the requirements of the Local Plan Policy C1 and Core Strategy

Policy 14.

The Infrastructure Delivery Schedule submitted alongside the Masterplan and

outline planning application describes the funding/delivery mechanism and

timing/phasing for the delivery of the Primary School.

With regards to secondary school provision, the Developers have discussed this

with LCC Education and it has been agreed that an financial contribution will be

provided to mitigate the full impact of the development on secondary school

places.
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 Community Infrastructure

The delivery of community infrastructure more generally was one of the most

frequently referenced topics throughout both phases of public consultation. In

order to deliver a community, as opposed to a housing estate, it is therefore

important to the development team that community infrastructure is delivered.

Regarding concerns about the impact of the development on existing infrastructure

more generally, the Developer recognises that major developments of the scale

proposed by this planning application require significant infrastructure provision.

The Infrastructure Delivery Schedule, which has been submitted to SRBC, sets out

the need for significant infrastructure to be delivered as part of the Masterplan. The

cost of delivering the infrastructure is significant and therefore a pragmatic

approach is required to ensure that a high-quality development can be brought

forwards in a comprehensive and viable way.

The Developers will enter into a Section 106 Legal Agreement with SRBC to

secure the delivery of certain components of the proposed infrastructure and

more information about this can be found in Chapter 10 Infrastructure Delivery of

the Supporting Planning Statement.

Using the feedback provided during both phases of consultation, the development

team sought to embed a number of community facilities within the Masterplan. This

includes: a school; café; community centre following the construction phase and

once the training and skills centre has been converted; shops; community uses in

the local centre which could be used for medical services; extensive open space,

including a Village Green; restaurant; dentist; outdoor gym/trim trail; bar; and cycle

routes.

Furthermore, the Developers propose the introduction of an Apprenticeship and

Skills Programme and Centre throughout the build phase of the development. The

building will be transferred to the community after the construction phase and

could be used as a community building or other appropriate use. The Developers

are committed to strengthening the region’s business, economic and employment

landscape by nurturing local talent and the next generation of construction

workers. Alongside local education institutions, the Skills Training Scheme will offer

onsite training, work experience and employment opportunities during of the

construction of the proposed development.
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Open to all, the Skills Training Scheme will be designed to help provide people with

the skills needed to those wanting to pursue a career in construction. Tuition will

be provided in various areas of construction, including groundworks, roofing,

carpentry, plastering, plumbing and bricklaying. Trainees will also gain practical

experience knowledge of health and safety, large scale development processes and

on-site communication.

With regards to changes to community infrastructure following feedback on the

draft Masterplan, the commercial units for the District Centre have moved onto

the CBLR to give maximum commercial viability. A clear strong walking route has

been provided to the central green space; the central green space is located off a

primary road.

In the draft Masterplan, a space along the frontage of Penwortham Way was also

reserved for future commercial development. This has now been removed from the

scheme. This are will now be used for SUDs and Swales as shown on the

Masterplan.

 Air Quality

Air quality, particularly in relation to an increased level of traffic, was the second

most popular concern raised by respondents as part of the draft Masterplan

consultation. Most comments considered the site’s proximity to nearby arterial

roads within the Borough, including Leyland Road.

An Air Quality Assessment has been undertaken to establish the baseline

conditions currently existing at the site and surrounding area, the potential direct

and indirect impacts of the development arising from construction and operation,

the mitigation measures required to prevent, reduce, or offset the impacts and the

residual impacts on air quality.

The air quality assessment considered the potential for the proposed development

to impact on local air quality at identified existing receptor locations, during its

construction and operation, and the exposure of future occupants of the

development to pollutant concentrations.

The impact of the construction of the proposed development was considered in

accordance with the latest Defra guidance. The assessment defined the sensitivity

of the area and the risk of the construction of the development to cause dust

impacts. Site specific dust mitigation measures have been recommended which will

be incorporated into the CEMP. With the implementation of these measures the

residual impacts from construction activities were considered to be not significant

in accordance with IAQM guidance (IAQM, 2014).
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A road traffic emissions assessment was undertaken to consider the impact of

operational phase development-generated vehicles on identified existing receptor

locations within the study area. Annual mean concentrations of NO2, PM10 and

PM2.5 were predicted to be below the relevant Air Quality Objectives (‘AQOs’) at

all locations, both ‘without’ and ‘with’ the proposed development. No exceedances

of the short-term Objectives were predicted at any receptors without or with the

development in place. The impact of road traffic emissions generated by the

proposed development on local air quality was predicted to be not significant in

accordance with IAQM and EPUK guidance (IAQM and EPUK, 2017).

The suitability of the site for the proposed use was also considered. Proposed

receptor locations were included in the dispersion model at locations

representative of potential future exposure. Pollutant concentrations are predicted

to be below the AQOs across the site and therefore mitigation measures are not

required.

There is one Air Quality Management Area (‘AQMA’) in close proximity to the

proposed development. This is AQMA 3 Lostock Hall – Junction of Leyland Lane,

Watkin Lane and Brownedge Road, Lostock Hall, located approximately 400m east

of the site. There is anticipated to be a negligible impact on the AQMA as a result

of the proposed development.
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 Drainage and Flooding

A drainage and flood risk assessment has been undertaken which seeks to establish

the baseline conditions currently existing at the site and surroundings, the potential

direct and indirect impacts of the development arising from changes to the existing

drainage regime at the site, the mitigation measures required to prevent, reduce, or

offset the impacts and the residual impacts. The assessment has been undertaken by

Lees Roxburgh.

The site is located in entirely within Flood Zone 1 which is defined as a site having

less than a 1 in 1,000 (0.1%) annual probability of river or coastal flooding.

In terms of surface water flooding across the site, there are isolated areas of low

medium and high risk within the site. Areas at risk become more concentrated to

the west adjacent to Penwortham Way and, more significantly, extending centrally

north towards and beyond the northern boundary of the site. Hydraulic modelling

has been undertaken to inform a Surface Water Drainage Strategy which will

incorporate a variety of SuDS features which will include an extensive basin and

swale system. The dimensions, volumes and extent of the SuDS features will need

to be adjusted as the masterplan develops and during the detailed planning stage.

The proposed drainage strategy for the site will provide a betterment to the

current situation and alleviate the surface water flooding issues which have been

experienced at the site.

As part of the technical studies, and through discussions at the public consultation

events, careful consideration of the surface water drainage has led to a solution of

swales to be implemented across the site. A number of catchment areas have been

determined and the quantity and location of these have been integrated into the

Masterplan.
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 Economic Impact

Across a number of questions, respondents raised feedback relating to investment

and local employment within the development. The Lanes is one of the sites

allocated within the Central Lancashire City Deal, a funding programme that will

increase the size of the local economy by £1 billion.

Delivering new homes at this location will complement ongoing investment in the

Borough, including the upgrading of the South Ribble Western Distributor and

Penwortham bypass, alongside Penwortham Town Centre improvements.

Furthermore, the Cross Borough Link Road will help to ease congestion in the

area and will help to stimulate growth. You can find out more about the Central

Lancashire City Deal here.

Furthermore, a significant number of new jobs will be created by the development

throughout its lifespan. For example, during the construction phase, construction-

related employment will be created. This will have a knock on impact across the

wider community, including via the indirect effects associated with the supply chain

and the impact of construction worker spend on local goods and services.

The commercial and office elements of the scheme will deliver new jobs, as will the

social infrastructure, such as the new school. A full breakdown of the

socioeconomic benefits of the development carried out by Hatch Regeneris is

provided in the Environmental Statement.

 Ecology

As a greenfield site, some respondents queried the impact the development would

have on the local ecology, largely in relation to existing wildlife. In the preparation

of the Masterplan, Taylor Wimpey and Homes England instructed The Environment

Partnership to undertake an ecological assessment of the site.

A series of ecological surveys have found that no evidence of the great crested

newts, badgers or water voles are located on the site. It was further considered

that the site is considered unsuitable for reptiles. There are significant

opportunities to enhance the site for low wildlife through the delivery of ‘bio

corridors’ throughout.

Within the natural and semi natural greenspace on the site, an ecology wildlife area

will be created. This could include habitat areas, woodlands, educational boards,

seating and footways etc. This facility will be for the use of the existing community,

the new residents of the scheme and local schools. The precise locations of the

wildlife area will be confirmed at reserved matters stage.

http://www.lancashirelep.co.uk/city-deal.aspx
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A strong landscape framework is also proposed including the creation of an

ecological and wildlife area as well as the planting of 1,100 new trees. Detailed tree

surveys have also identified the quality of the various Category A Trees across the

site. The areas of development and highways infrastructure have been altered to

ensure that all Category A trees are retained and preserved.

Furthermore, the proposed green space to the south of Nib Lane in the draft

Masterplan was not well connected to the proposed Local Centre. As the

character of the Local Centre has developed and the detail of the local facilities to

be provided has evolved, the green space has moved further to the north west. This

will allow for better walking connections between this great space and the heart of

the development. More information about this can be found in the Masterplan.

A full assessment of Ecology and Nature Conservation is available in the

Environmental Statement.

 Public Open Space

Alongside concerns about ecology, respondents considered that green spaces

should be a priority for the development team and should look to be extended

whether possible.

The planning application proposes extensive green infrastructure which exceeds

the Council’s green infrastructure requirements. The extent of green infrastructure

proposed is set out in the table below:

New amenity green space will be delivered as part of the development and will

include community facilities such as equipped play areas and orchards. In particular

a Village Green at the centre of the scheme will provide a high-quality flexible space

for community space in close proximity to the Local Centre. A strong green

infrastructure network will be provided across the site. The green infrastructure

will have differing forms, functions and uses and will be connected by the extensive

network of green links across the site.

POS Typology Policy requirement 

(based upon 1,100 

dwellings)

Total Contribution 

Proposed

Surplus

Amenity Greenspace 3.51ha 6.9ha +3.39ha

Equipped Play Areas 0.21ha 0.34ha +0.13ha

Parks & Gardens n/a n/a n/a

Natural/semi-natural 5.05ha 14.07ha +9.02ha

Allotments 0.2ha 0.267ha +0.067ha

TOTAL 8.97ha 15.44ha +6.47ha
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 Transport

Throughout the consultation, concerns relating to the transport strategy and an

increased volume of traffic stemming from the development were frequently cited.

Section 6.0 of the Masterplan ‘Access and Movement’ addresses the movement

strategy for the site and is based on detailed consultation with South Ribble

Borough Council and Lancashire County Council. The below section of this

document also address a number of the concerns raised in more detail.

• Access

Primary access to the development will be taken from Penwortham Way. This

access has moved approximately 50m from its location shown on the draft

Masterplan. This allows the natural hedge features to dominant the vista

approaching the new development and reduces the impact of the pylons at the

entrance and on the approach to the development.

Whilst some respondents suggested that access being taken from Penwortham

Way is of concern during the consultations, more raised concerns regarding the

potential for access to be taken from an alternative road, such as Bee Lane and

Kingsfold Drive. Penwortham Way will be duelled as part of the Central Lancashire

City Deal and the development team is therefore confident that it will be able to

cope with an increased volume of traffic.

Furthermore, in order to reduce traffic onto Chain House Lane, the vehicle links

between the allocated and safeguarded land off Chain House Lane have been

replaced by pedestrian and cycle routes. This will result in a smaller number of

dwellings (up to 250 dwellings) being accessed off Chain House Lane once this part

of the site is developed.

• Cycleways / Bridleways / Footpaths

Many respondents cited a desire to see cycleways, bridleways and footpaths

embedded within the development, as part of an overarching sustainability

narrative.

Dedicated pedestrian and cycle routes, both as part of the internal road network

and via segregated routes will connect the site to the surrounding pedestrian and

cycle network. Each of the pedestrian and cycle routes across the site will be lit,

surfaced, be generally overlooked and be of good quality to ensure access on foot

and by cycle is maximised.
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The proposed development will provide a shared pedestrian/cycleway as part of

the CBLR. The design of these facilities will be addressed through the full planning

application for the CBLR. A shared pedestrian/cycleway is also to be provided along

the northern/eastern side of the A582 Penwortham Way as part of the forthcoming

Penwortham Way dualling scheme, currently being progressed by LCC. This

pedestrian / cycleway will link into the site at the proposed principal access from

Penwortham Way and the proposed TOUCAN crossing across the site access arm

of the junction.

• Cross Borough Link Road Extension

Many respondents to the consultation suggested that they would like to see the

Cross Borough Link Road Extension (CBLR) delivered as part of the development.

The CBLR is to be constructed between Penwortham Way and The Cawsey and

will link up to Leyland Road to the east of the site. It will be a primary route

through the site and will be delivered in phases from west to east across the site.

The Masterplan demonstrates that the proposals at the site will not prejudice the

completion of the new West Cost Main Line Bridge and consultation with South

Ribble Borough Council and Lancashire County Council on the alignment of the

Cross Borough Link Road will continue to ensure it will not preclude connection

to cross the line in the longer term. This strategy has been agreed with Lancashire

County Council.

• Bee Lane Bridge Improvements

The transport assessment concludes that there is no requirement as part of this

application to provide improvements to the Bee Lane Bridge.

▪ Public transport

The site’s connection to existing public transport routes was raised by a handful of

individuals, particularly in relation to bus routes servicing Preston.

There are a number of opportunities to deliver public transport service

improvements in the area. Wider proposals for Bus Priority on the Leyland Road

corridor are under consideration by Lancashire County Council.

The Masterplan will allow for the potential future operation of bus services

through and/or around the site and will provide high quality pedestrian linkages to

ensure public transport facilities and services provision are within appropriate

walking distances of properties. Discussions are also underway with local bus

operators to establish the potential for diversity an existing bus service to serve

the site. More information about public transport opportunities is included within

Section 6.0 of the Masterplan ‘Access and Movement’.



5.0 CONCLUSIONS

Taylor Wimpey and Homes England are proud to have undertaken a comprehensive

programme of consultation ahead of submitting the Masterplan and an outline

planning application for residential-led development at The Lanes, Penwortham.

The consultation undertaken was significant and goes beyond the requirements set

out within the Council’s SCI, the NPPF and the Localism Act.

The visioning consultation helped the development team understand the

overarching ambitions for the new neighbourhood and provided an opportunity for

focused engagement with site residents. The draft Masterplan consultation built

upon this, allowing residents and stakeholders a chance to comment on the detail

of the proposals, before it is determined by the Local Authority.

The development team has found this engagement extremely beneficial in the

development of the Masterplan and the preparation of the outline planning

application.

The end of this consultation period does not mark the end of engagement, and

Taylor Wimpey and Homes England will continue to engage with stakeholders and

local residents at key junctures of the planning process.

Further updates about the planning process will be communicated via the project

website, which is available at www.taylorwimpey.co.uk/proposed-

developments/england/lancashire/penwortham/the-lanes the Local Authority’s

website and the local press.
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Appendix A: Letter to residents | Visioning Consultation
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Appendix B: Leaflet | Visioning Consultation
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Appendix C: Distribution Area



77

Appendix D: Letters to stakeholders | Visioning Consultation
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Appendix E: Press Coverage | Visioning Consultation
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Appendix F: Exhibition Boards | Visioning Consultation
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Appendix G: Leaflet | Draft Masterplan Consultation



Appendix H: Letter to stakeholders | Draft Masterplan Consultation
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Appendix I: Press Coverage | Draft Masterplan Consultation
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Appendix J: Exhibition Boards | Draft Masterplan Consultation
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  The Lanes 
newsletter
Keeping you up to date with the latest news on our plans

August 2021

Welcome to the latest edition of The Lanes newsletter 
from Taylor Wimpey and Homes England.

We are committed to continuing to work with the local community as 

we develop and refine our plans. In this newsletter you will find out more 

about our revised proposals for a residential led mixed-use development 

of up to 1,100 new homes, a local centre, a two-form entry primary 

school and green open space in Penwortham.

Image shows a typical  
Taylor Wimpey streetsceneWelcome

Key

1. Local Centre   2. Children’s play area  3. Village Green    
4. Sustainable Urban Drainage   5. Spine Road

An illustrative plan of the 
centre of the proposed 

layout for The Lanes

A little background...
What is ‘The Lanes, Penwortham’?

‘The Lanes’ is the name given to land located to the 

east of Penwortham Way in Penwortham. The site has 

been allocated for development and sits within the Major 

Development Site allocation of South Ribble Council’s Local 

Plan which was adopted in 2015.

The allocation site, which is approximately 78 hectares 

in size, is earmarked for a range of land uses including 

residential, employment and commercial, as well as areas of 

green open space and community facilities. Taylor Wimpey 

and Homes England are driving the delivery of approximately 

two thirds of the total allocation site.

History of The Lanes
Since June 2018, we have carried out extensive 

community consultation on our proposals for this important 

development. We have consulted with local residents, 

including those whose homes sit within the boundary of 

the allocated site, as well as local businesses and political 

stakeholders. We want to thank everyone for the feedback we 

have received so far.

Following a period of public consultation, all comments 

from the local community were considered and we prepared 

a draft Masterplan and an outline planning application for The 

Lanes which were submitted to South Ribble Borough Council 

(SRBC) in December 2019. 

In September 2020, the draft Masterplan was rejected 

at SRBC’s Planning Committee. We withdrew our outline 

planning application in March 2021 so that we could 

reconsider the proposals and revise our plans.



The Lanes

What’s the difference between the 
Masterplan and outline planning application?
The Masterplan sets out the vision for The Lanes including how the 

development will look, where new facilities will be located and how it 

will connect to the local area. The Masterplan will provide a framework 

for the future development of the whole site, including the area that will 

be delivered by third parties. The Masterplan also covers an area of 

“safeguarded land” to the south of the allocated site.

The outline planning application is for the two thirds of The Lanes (the 

allocated site) that will be delivered by Taylor Wimpey and Homes 

England and includes our proposals to deliver up to 1,100 new homes 

and community facilities.

Get in touch
More information about our proposals for The Lanes is available at 
www.taylorwimpey.co.uk/new-homes/south-ribble/the-lanes

#taylorwimpey

taylorwimpey.co.uk

How to have your say
We have now submitted our revised outline planning applications 

and revised Masterplan to South Ribble Borough Council. South 

Ribble Borough Council will now formally consult upon the 

applications before coming to a decision.

Details of the applications and the opportunity to submit 

comments will soon be available via the council’s Public 

Access Portal search facility:  

https://publicaccess.southribble.gov.uk/online-applications/  

Our updated proposals
In response to feedback on our previous proposals for The Lanes,  

we have been working closely with South Ribble Borough Council,  

the local community and other key stakeholders to update our plans.

We have prepared two revised outline planning applications on adjoining 

land parcels at The Lanes, as well as an updated Masterplan.

The revised Masterplan demonstrates how the wider allocation site 

and the parcel of safeguarded land could be developed to include all  

of the necessary infrastructure required by SRBC’s planning policy.  

The revised Masterplan forms a supporting document to the two 

outline planning applications and addresses comments received from 

SRBC in September 2020.

The new outline planning applications include our proposals to deliver 

up to 1,100 new open market and affordable homes, a two-form entry 

primary school, local shops, flexible workspace, community facilities and 

extensive areas of open green space at The Lanes.

The outline planning applications are supported by an Environmental 

Statement which provides sufficient information on the cumulative 

environmental impacts of the proposed development to enable SRBC  

to make an informed decision on our plans.

You can find out more by visiting  

https://www.taylorwimpey.co.uk/new-homes/south-ribble/the-lanes

Proposals for The Lanes include a wealth of green 
open space and play spaces for families to enjoy

The Lanes will provide cycleways for 
residents and the wider community



 

 

  

Consultation Boundary 
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Appendix C: Distribution Area
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Comment received on previous 

Masterplan 

Developers Response                                                                                    

The masterplan must consider 

the potential impact of the 

development on the 

Footpath/bridleway network, with 

particular reference to Level 

Crossings. 

Figure 2.0 on page 9 of the revised Masterplan document shows 

the location of the site in the context of the PRoWs. The diagram 

shows all designated Public Rights of Way retained within the 

masterplan and how they connect with the wider area of footpaths 

and cycleways.  

There are no bridleways on the Sites or in the immediate 

surrounding area. The nearest bridleway is to the north of Pope 

Lane. There are also no level crossings in the immediate area.  

Provision for Sustainable 

Movements (LCC) 

The revised Masterplan sets outs a vision for a new place rooted in 

the existing context. It adopts a policy driven “Vision and Validate” 

approach to growth and new living, enabling, not just encouraging, 

change and movement towards healthier, happier, sustainable and 

stable lifestyles. The Vision and Validate approach is based entirely 

around sustainable movements to reduce traffic flow for local 

journeys. The new vision for the revised Masterplan is to promote 

local living and virtual mobility which are integral to promoting the 

internalisation of trips which is required to minimise the pressure 

on the existing transport networks, thereby limiting the need for 

additional network capacity enhancements which are only likely to 

encourage more vehicular traffic. 

Community infrastructure (including primary/secondary mobility 

hubs and third place working environments1), along with sustainable 

and active travel routes have been considered before any internal 

highway layouts for motor vehicles.  Although already well 

positioned to make good use of existing local services and amenities, 

the provision of a new local centre (with mobility hub), primary 

school and community uses on the Sites, accessed via a network of 

internal active travel routes (both new and existing), will further 

encourage local living and active travel as all residents will be within 

a short walk or cycling distance of an increased number of local 

amenities.  

 
1 Further detail on this is provided at Paragraph 7.22 of this SPS 
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Increase amount of Green 

infrastructure and Public Open 

Space which respects the rural 

character of the area and protects 

the high-quality elements such as 

the Orchard.  

 

 

 

Green Infrastructure under the 

Pylons not to be counted towards 

Policy compliant POS as this does 

not provide a high quality, usable 

environment 

As noted on Page 27 of the revised Masterplan, there is 16.09 ha of 

Green Infrastructure which is in excess of policy requirements.  

The Orchards have been excluded from the Sites and shown as 

retained on the Masterplan. 

The space provided underneath the pylons (which amounts to 4.7 

hectares) is provided in addition to our POS calculations above and 

therefore not required to meet policy requirements. This is 

illustrated on the POS Plan (Figure 7.2) on page 27 of the 

Masterplan.  

Following the Workshop with SRBC Officers in February 2021, the 

proposed green infrastructure is more clearly presented in the 

revised Masterplan, with more narrative included regarding the 

land under the pylons and how this land interrelates with the rest 

of the Masterplan in terms of connecting to PRoW’s and proposed 

walking routes.  

Firm commitment for the 

retention of Orchard site 

The Developers are committed to retaining both of the Orchards 

and their proposed retention is reflected in the revised Masterplan. 

The Orchards are not included within the boundary of the 

Developers outline planning applications.  

 

Firm commitment to retain all 

existing hedgerows and trees of A 

and B category 

It is the Developers intention to retain Category A and B trees 

wherever possible. Where any tree removal is unavoidable, 

appropriate mitigation will be provided in the form of replacement 

trees.  

Minimal loss of Category A and B trees is required to facilitate the 

development. The removal of a small number of Category A and B 

trees is required to facilitate access off Penwortham Way and 

additional tree loss is possible for the delivery of other essential 

infrastructure in line with policy requirements.  

Ecology surveys of whole of 

Masterplan site, regardless of 

The Developers have undertaken updated ecological surveys over 

the land included within the Sites. Surveys covering third party land 
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ownership and including 

Safeguarded Land 

would be undertaken at the time planning applications (if any) 

come forward in respect of that land.  

The submitted Environmental Statement summarises the ecological 

surveys which have been undertaken to assess the suitability of the 

land for the proposed development and proposes robust 

mitigation strategies where necessary.  

The Masterplan should not seek to prescribe such mitigation 

strategies for the potential future loss of any habitats on third party 

land which is outside the Developer’s control. If and when future 

planning applications come forward on third party land, applicants 

can be required by the Council to provide up to date survey data 

and propose associated mitigation, as appropriate, using the latest 

available information.  

Details of the metric used and the 

assessment provided for 

Biodiversity Net Gain (BNG) of 

10% 

Although the Masterplan site is expected to achieve a level of BNG, 

the Masterplan does not dictate the level of net gain requirement, 

as each site will be required to accord with the most up to date 

policy guidance on BNG and employ the latest calculation methods 

relevant to the time applications are made.  

Details of the BNG calculation for the Developers’ Sites are 

provided within the Biodiversity Net Gain report prepared by TEP 

which is submitted as part of the Developers outline planning 

applications. The BNG metric has been calculated using the latest 

DEFRA 3.0 method. 

Based on the details available at this time of an outline planning 

application, the results indicate a net gain of 2.07% for habitats and 

a significant net gain of 18.8% for hedgerows. It is likely that when 

further detail is available at detailed design and reserved matters 

applications, an increase in net gain for habitats will be achieved. 

Should it not be possible to achieve 10% net gain on site during 

detailed design, a biodiversity offsetting strategy will be developed 

to provide the shortfall in biodiversity units which could include 

partnering with a landowner within the same authority area or 

financially offsetting through a net gain broker. 
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Further consideration of proposal 

to discharge surface water to Mill 

Brook. 

As the Masterplan now forms a supporting document to the 

Developers’ outline planning applications, all of the technical 

information in relation to the Sites is included within the 

Environmental Statement. Consideration of the proposed discharge 

of surface water to Mill Brook is included within the Flood Risk and 

Drainage chapter of the ES (Chapter 11).  

The masterplan to clearly set out 

the need to follow the hierarchy 

of drainage options for surface 

water in the NPPG which 

identifies the public sewer as the 

least preferable option for the 

discharge of surface water. 

As the Masterplan now forms a supporting document to the 

Developers’ outline planning applications, all of the technical 

information in relation to the Developers’ Sites is included within 

the Environmental Statement. Consideration of the hierarchy of 

drainage options is included within the Flood Risk and Drainage 

chapter of the ES (Chapter 11). 

It is important to note that the drainage strategy for the Sites is 

largely unchanged from that proposed by the previous (now 

withdrawn) outline application which United Utilities (UU) and the 

LLFA were consulted upon. UU and the LLFA were both supportive 

of the proposed strategy and raised no issues with the outline 

drainage proposals. Detailed drainage proposals for each phase 

would be submitted as part of each future reserved matters 

applications for the Council’s approval.  

 

Detail to ensure the design 

principles set out within the 

masterplan are met through each 

development phase, irrespective 

of the timing of its delivery or the 

ownership status of the land. 

The Design Code sets out a series of design principles for the 

Developers’ Sites which could be replicated across the wider 

Masterplan site to ensure a level of design uniformity.  

The Developers welcome a planning condition requiring conformity 

with the Design Code and SRBC may wish to assess future 

applications on third party land using this basis if they desire. 

 

Air Quality Assessment and 

robust mitigation and 

management measures. 

As the Masterplan now forms a supporting document to the 

Developers’ outline planning applications, all of the technical 

information in relation to the Developers’ sites is included within 

the Environmental Statement.  
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Chapter 13 (Air Quality) of the ES includes an updated Air Quality 

Assessment (AQA) prepared by Ensafe. The updated AQA is based 

on the traffic movements associated with the new highways 

strategy for the Sites proposed by Vectos. As Vectos’ strategy 

focuses more on sustainable movement principles as opposed to a 

vehicular movement led strategy, it is clearly demonstrated within 

the AQA that the Developers’ proposals will result in a significant 

betterment to air quality impacts compared with the previous 

outline application proposals.   

The suggested measures to 

reduce the current CO2 emission 

rate by 10% is not compliant with 

the Council’s aims and the 

Masterplan must include 

measures to compensate for 

Climate Change and the Council’s 

Climate Emergency. The scheme 

is ideally suited to improved 

carbon reduction measures such 

as a central heating system 

(Ground source heat pumps), air 

source heating improved green 

energy production through the 

use of solar panels on every 

property something given the 

scale of the development will 

reduce installation costs and 

provide a much needed source of 

green power, improve efficiency 

within the units. 

As the Masterplan now forms a supporting document to the 

Developers’ outline planning applications, all of the technical 

information in relation to the Developer’s outline sites is included 

within the Environmental Statement. The Design Code which forms 

part of the Masterplan encourages the use of measures to reduce 

C02 emission rates.  

Chapter 17 (Climate Change) of the ES includes a Climate Change 

Report prepared by Wardell Armstrong. The report confirms that 

the Developers are committed to achieving 31% emerging 

efficiency improvement across their Sites. The Climate Change 

report sets out the potential measures which would be appropriate 

to use on the Sites to achieve this target. These measures can be 

conditioned so that they can be implemented through the 

Developers future reserved matters applications.   

 

Bee Lane and the railway bridge 

are part of proposed ‘exercise 

route’ in Penwortham Town Plan, 

consideration of how proposals 

will impact on this. 

The Masterplan allows for a circular 3km running and cycling route 

which fully integrates with the Penwortham Cycle and Walking 

Route. The proposed exercise route accords with Policy 7 of the 

Penwortham Neighbourhood Plan (PNP). This was supported in 

principle by SRBC at the February 2021 Workshop meeting.  
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The location of the proposed exercise routes within the site are 

illustrated on the plan on page 13 (Figure 2.4) of the revised 

Masterplan.  

The Masterplan ensures that the existing Lanes will form part of the 

‘exercise route’ in accordance with Policy 7 of the Neighbourhood 

Plan and will remain car free.  Only a limited number of houses will 

access via Bee Lane (circa 40 homes) with no vehicular link onto the 

Spine Road or Penwortham Way. 

Commitment to complete the 

village centre in first phase of 

development. 

The Local Centre will require a critical mass (4-5yrs from 1st 

completion) in order to be viable to commercial occupiers. 

However the suggested location in the masterplan makes it a good 

location to establish the permanent mobility hub.  In advance of 

this critical mass, the Sites benefit from being in close proximity to 

other existing facilities in surrounding communities.  Although 

outside of the Sites, they are still conveniently located to allow local 

living and active travel to be positively and successfully promoted.  

The Developers’ outline application (Application A) proposes a new 

local centre to include a mix of uses. Once planning permission is 

granted, land will be reserved by the Developers to facilitate the 

delivery of the local centre at the time when it is viable and 

attractive to potential occupiers. 

Include proposals for a Train 

station and associated car 

parking. 

The Central and West Lancashire Rail Study was prepared by WSP 

and the combined Central Lancashire authorities in August 2020 to 

investigate potential rail improvements across the boroughs of 

South Ribble, Preston and Chorley.  

The study identifies where new stations could be considered. For 

South Ribble, the study highlights potential for reopening of Midge 

Hall Station as well as considering new stations at Parker Lane/ 

New Longton and Coote Lane. 

Of the options presented, following qualitative assessment, 

Burscough curves improvements and re-opening of Midge Hall 

performed better than any others and are identified as the main 

options to pursue. This is down to the cost of delivering the 
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improvements and the known developments in the area which 

justify expectations of higher passenger numbers to recoup the 

costs associated with initial delivery. 

The potential for a new train station within the vicinity of the Sites 

(Coote Lane option) is therefore not currently an option which is to 

be pursued by the joint Local Authorities and therefore does not 

justify the need to include proposals for a Train Station in the 

Masterplan. 

At the 2021 Workshop meeting with SRBC, Officers confirmed that 

there is no policy requirement for a train station on the Sites and 

they are of the view that a train station is not required in this 

location. Therefore reference is not made to this within the 

Masterplan. 

Older persons provision to 

include a proportion of single 

storey bungalows as per the 

requirements of policy in the 

Penwortham Town 

Neighbourhood Plan. 

There is no specific policy requirement for bungalows in the 

Penwortham Neighbourhood Plan (PNP) or the Council’s 

Development Plan. Policy 3 of the PNP notes the inclusion of single 

storey properties suitable for elderly persons accommodation will 

be supported.  

However, the Developers recognise that there is a perceived 

demand for bungalows within the local area. The Developers will 

therefore propose a number of bungalow properties as part of 

future reserved matters applications. Reference to the inclusion of 

single storey and bungalow properties is included within the 

Development Parameters section (Section 8) of the Revised 

Masterplan.  

Masterplan must be fully 

compliant with Penwortham 

Neighbourhood Plan policies 3, 5 

and 7. 

The Masterplan is fully compliant with these policies of the 

Neighbourhood Plan.  

Policy 3 (Types of Residential Property) is covered above.  

Policy 5 (New Sporting Facilities) states that: “the Town Council 

will, in working through the Masterplan preparation for the Pickerings 

Farm site, seek to locate the new sporting facilities adjacent to the 

existing Community Centre.” 
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The Developers through their planning applications will seek to 

negotiate appropriate financial contributions, secured through a 

Planning Obligation, towards the funding of improvements to 

existing sports pitch facilities on land adjacent to the existing 

Penwortham Community Centre. These improvements could 

include contributions towards improving the playing quality of the 

existing pitches (upgrading to 3G) and / or new ancillary facilities.  

The detail of these improvements is to be developed through 

further consultation with Sport England and Penwortham Town 

Council and will have regard to the up to date evidence base of the 

need for new sporting facilities. The Developers’ commitment to 

these contributions in principle is included within the Infrastructure 

Delivery Statement for the Sites (Appendix VI).  

Any future developers of third party land parcels within the 

Masterplan site will be expected to make proportionate financial 

contributions towards the improvement of existing local sporting 

facilities in line with the relevant policies of the Local Plan.  

Policy 7 (Penwortham Cycle and Walking Route),  

The Masterplan proposals connect into the wider cycling route and 

provide a loop around the site in accordance with this policy. The 

route of the circular exercise track proposed around the site is 

shown at Figure 2.4 of the revised Masterplan.  

 

Restrict dwellings to 1 and/or 2-

storey only adjacent to existing 

properties. 

As shown on the ‘Development Heights Parameter Plan’ for the 

Sites there is a buffer placed around all existing residential 

properties which will restrict building heights in these locations to a 

maximum of 2.5 storeys as assessed as acceptable in the LVIA. 

Future reserved matters proposals will ensure a standoff from 

existing dwellings in line with the relevant policies and deign 

guidance. 

Removal of reference to 4-storey. No 4 storey development is proposed in the outline applications. 

The Development Heights Parameter Plans for both outline 
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applications included at Appendix III confirms the removal of 4 

storey development on land within the Developers control. 

The Design Code which forms part of the Masterplan also includes 

reference to building heights which will be limited to a maximum of 

3 storeys on all land controlled by the Developers. This design 

principle could be replicated across third party land within the 

remit of the Masterplan, at the Council’s discretion.  

Some images of proposed 

dwellings within the design code 

have features that would be 

discouraged from a security 

perspective such as deep 

recessed doorways and flat 

canopies over front doors. 

Images of flat canopies and recessed doorways have been removed 

in the revised Masterplan.  

Communities are not created, 

they evolve, Masterplan needs to 

demonstrate how this new 

community will evolve. 

The Masterplan vision to create a new urban fabric takes 

inspiration initially from the Garden Village Principles. Well defined 

public and private spaces will allow the community to have a sense 

of identity and character. In addition, a range of new community 

facilities and services embracing the “20-minute town” and “local 

living” concepts will also provide vital connection points to thread 

together the development and bring social cohesion. 

By utilising the existing PRoWs the site will integrate with existing 

communities from the outset.  The provision of a new Mobility Hub; 

Third Space place of work and two form entry Primary School will 

further encourage new communities to form and connect with one 

another. 

TW have won several major awards for their community creation 

and similar initiatives at their recent developments. This has 

included a recent RTPI ‘Best Community Initiative’ Award for their 

Pennington Wharf Development in Wigan, where residents are now 

enjoying a newfound sense of ‘community’ thanks to the thoughtful 

and considered delivery of a new community hub.  
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Measure to mitigate the impact 

on residents during site 

preparation and construction. 

An Outline Construction Environmental Management Plan has been 

prepared and is submitted with the applications. This includes 

mitigation measures to minimise the impact on residents during 

site construction. This matter can be covered by planning 

condition.  

Previous Masterplans included 

provision for a new community 

centre to be built. The Town 

Council seek assurances that 

should the development go 

ahead and should the road be 

built then options will be given to 

relocate the community centre to 

a new site and that this can be 

arranged through a partnership 

agreement. 

Prior to the Workshop meeting with SRBC held in February 2021, a 

meeting with Penwortham Town Council (PTC) was held to discuss 

the community centre proposals. PTC have confirmed that their 

preference is for an extension to the existing centre at Kingsfold to 

be built, as opposed to a new centre on the Masterplan site.  

The Developers through their planning applications are willing to 

negotiate an appropriate financial contribution towards the funding 

of improvements towards the existing Penwortham Community 

Centre in line with Policy 6 of the Penwortham Neighbourhood 

Plan.  

 

 



 

Avison Young 

Norfolk House, 7 Norfolk Street, Manchester M2 1DW 

© 2021 Avison Young (UK) Limited 
 

Contact Details 

Enquiries 

Emma Williams 

0161 956 4055 

Emma.williams@avisonyoung.com  

Visit us online 

avisonyoung.co.uk 

mailto:Emma.williams@avisonyoung.com



