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1. Introduction and Summary 

 Hive Land & Planning on behalf of Maple Grove Developments, welcome the opportunity to comment 

on the Central Lancashire Local Plan – Publication (Regulation 19) Consultation. 

 This response is provided following initial dialogue between Maple Grove Developments and South Ribble 

Borough Council on the emerging Local Plan and subsequent representations to the Central Lancashire 

Issues and Options (February 2020) and Preferred Options (2023) consultations.  

 The focus of this representation is the promotion of Land at Lodge Lane, Flensburg Way and Penwortham 

Way, PR26 6PH, also known as ‘Land at Flensburg Way’ (‘The Site’), for employment purposes.  

 As background, Montague Evans Consultants, on behalf of the previous landowner of The Site submitted 

a representation to the Central Lancashire Call for Sites in 2018 / 19. This representation confirmed that 

The Site was suitable for development for Class B industrial and warehousing uses and set out numerous 

good reasons why the Council should consider the identification of the site as an Employment Allocation. 

The Call for Sites Reference is CLCFS00414 and the SHELAA Reference is 19S119. The arguments in that 

submission are fully supported by Hive Land & Planning and our client Maple Grove Developments. 

 The site was identified as a Preferred Employment Allocation in South Ribble in the Central Lancashire 

Local Plan Preferred Options (2022) (Reference: SR/EP1.3) however the proposed allocation status has 

been withdrawn and this is explored in further detail through the representations. Further information 

and context is provided at Section 5 of this representation and in the Development Statement included 

at Appendix 1.  

 Maple Grove Developments are concerned with the lack of economic growth ambition identified through 

the consultation document which does not align with the wider aspirations and strategies across 

Lancashire. There is a significant shortfall of employment land supply identified in policies EC1-6 and 

ultimately potential site allocations which would support the economic growth strategy in a sustainable 

and suitable manner (including Land at Flensburg Way) have been excluded due to their current Green 

Belt status, despite no comprehensive Green Belt review having been undertaken. 
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 Furthermore, there are concerns that the consultation is not transparent or fully justified due to lack of 

clarification on the relevant NPPF and evidence base documents which have been omitted from the 

consultation material.
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2. Economic Growth Agenda  

 The national Government has committed to kickstarting economic growth through a focus on reforming 

the planning system to deliver increased housing growth and support significant infrastructure project 

delivery, regional growth through investment devolution and reform alongside enhanced support for 

business through a 10-year Industrial Strategy, which is intended to drive innovation and investment in 

new technology and science by making Britain a clean energy superpower. 

 More locally, the Lancashire region is recognised as having the second-largest economy in the North West 

with a population of over 1.5 million people and a Gross Value Added (GVA) of £40 billion1. The economic 

landscape is defined by strengths in advanced engineering & manufacturing, nuclear energy, cybersecurity, 

artificial intelligence, and sustainable industries. 

 The devolution deal for Lancashire Combined County Authority, initiated by Lancashire County Council, 

and the two unitary councils of Lancashire; Blackpool and Blackburn with Darwen, is predicated on 

delivering economic regeneration, innovation-led growth and net zero ambitions with £20 million of 

funding from central government provided to support projects aligned with these aspirations. Funding was 

directed to Samlesbury Enterprise Zone, Blackpool Enterprise Zone and the Innovation Quarter in 

Blackburn.  

 In February 2025, the Lancashire Growth Plan (2025-2035) was published by the Combined County 

Authority (CCA) for public consultation, seeking to power innovation to drive economic growth across 

the region2. It outlines the regions economic priorities in order to transform Lancashire into a global leader 

in innovation, inward investment and economic resilience, as set out below:  

• Sector Development & Growth: Realise the full potential of Lancashire’s competitive economic 

strengths and business base. 

• Innovation Excellence: Maximise the economic value of Lancashire’s centres of research and innovation 

excellence and globally competitive business clusters. 

 
1 ONS Population Estimates – Local Authority based by five year age band. NOMIS, 2021A 

  ONS, Regional gross value added (balanced) by industry: all ITL regions, 2024 
2 The Lancashire Growth Plan: https://lancashire-cca.gov.uk/sites/default/files/2025-

03/Lancashire%20Growth%20Plan%20consultation%20version.pdf  

https://lancashire-cca.gov.uk/sites/default/files/2025-03/Lancashire%20Growth%20Plan%20consultation%20version.pdf
https://lancashire-cca.gov.uk/sites/default/files/2025-03/Lancashire%20Growth%20Plan%20consultation%20version.pdf
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• Skills for Growth: Refocus Lancashire’s approach to skills provision, ensuring it is responsive to business 

needs and demands and to enable inclusive growth. 

• Business Growth & Enterprise: Strengthen and refresh Lancashire’s business growth hub (Boost), in 

targeted areas, and improve our strategic capacity to compete for new investors and occupiers. 

• Releasing Local Growth Potential: Create the right conditions for business and investor growth and 

unlock new development and employment opportunities across Lancashire through the development 

of a Lancashire Infrastructure Strategy and related plans. 

 It is considered that the Central Lancashire Local Plan, as currently proposed, does not support the national 

nor Lancashire economic growth agendas through the proposals and aspirations of the CCA, particularly 

in creating the right conditions for business and investor growth and to unlock new development and 

employment opportunities in the region. This will be explored further through this representation.  
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3. Legal Compliance  

Overview 

3.1 This section now considers the key legal requirements which the Central Lancashire Local Plan must 

meet in the preparation of the Local Plan.  

Evidence Base Availability  

3.2 The submission of a Local Plan for Examination in Public (EiP) should be supported by, a full and complete, 

proportionate evidence base and supporting Regulation 22(c) statement, with the guiding principle being 

that only evidence that informs the content of the Local Plan, should be submitted. However, it is critically 

important that a Local Planning Authority (LPA) ensures that adequate evidence base is submitted 

alongside the Plan to safeguard against avoidable delays in the EiP process3.  

3.3 Regulation 22 highlights in 22(1)(e) in respect of the submission of documents for Examination, that such 

supporting documents as in the opinion of the LPA are relevant to the preparation of the Local Plan. 

However, to assist LPA’s, PPG identifies a range of evidence base documents which are likely to be 

required within Chapter 61, whilst Chapter 54 also identifies that it is important for LPA’s to undertake 

an assessment of the transport implications in developing or reviewing their Local Plan so that robust 

transport evidence base may be developed to support the preparation and/or review of that Plan to 

facilitate its approval.   

3.4 Local planning authorities must also make available each of the proposed submission documents that they 

intend to submit to the Planning Inspectorate for EiP to enable representations to come forward that can 

be considered at examination, under Regulation 19 of The Town and Country Planning (Local Planning) 

(England) Regulations 2012. 

3.5 Furthermore, it must be noted that the primary purpose of an evidence base is to support and justify 

what is in the Local Plan with the plan avoiding assertions of fact that are not supported by evidence, nor 

should evidence be collected retrospectively in an attempt to justify pre-conceived conclusions4. This will 

 
3 Planning Inspectorate: Procedure Guide for Local Plan Examinations - Evidential Requirements: 

https://www.gov.uk/government/publications/examining-local-plans-procedural-practice/procedure-guide-for-local-

plan-examinations#section-1-before-submission 
4 PPG Reference ID: 61-038 
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be addressed further in relation to the Sustainability Appraisal/Integrated Assessment and the employment 

site selection processes undertaken in the development of the CLLP.  

3.6 It considered by Maple Grove Developments, that the CLLP Publication version is not supported by a 

proportionate, nor robust, evidence base as numerous key evidence base documents are omitted from 

the consultation material. Therefore, should the Local Plan proceed to submission for EiP, it would not 

meet the legal requirements set out in The Town and Country Planning (Local Planning) (England) 

Regulations 2012.  

3.7 Critically, whilst page 10 of the Infrastructure Development Plan (IDP) suggests that transport evidence 

has been commissioned to support the Local Plan, the published evidence base does not include highway 

and transport evidence which robustly undertakes an assessment of the transport implications in 

developing the Local Plan and therefore, the assumptions identified in the Strategic Housing and Economic 

Land Availability Assessment (SHELAA), IDP and subsequent policy choices within the CLLP cannot be 

considered to be justified. 

Sustainability Appraisal / Integrated Assessment 

3.8 The three Central Lancashire Authorities commissioned LUC to produce an Integrated Assessment (IA) 

for the CLLP, which comprises a Sustainability Appraisal (SA), Strategic Environmental Assessment (SEA), 

Health Impact Assessment (HIA) and Equality Impact Assessment (EIA).  

3.9 It is considered that the IA, particularly the SA, fails to meet the requirements of National Planning Policy 

and Guidance, the 2004 Regulations and the Directive and as a result the Local Plan cannot be considered 

to be an appropriate strategy for the purposes of the NPPF Paragraph 36. 

3.10 In accordance with Section 19 of the 2004 Planning and Compulsory Purchase Act, LPAs must subject 

proposals in development plan documents to an SA and prepare a report on the findings of the appraisal. 

The SA must incorporate the legal requirements of The Environmental Assessment of Plans and 

Programmes Regulations 2004 and associated directive. The Directive sets out the relevant requirements 

and considers that the preparation and adoption of a Local Plan should be subject to an environmental 

assessment as defined in Article 2b), this will include the preparation of an ‘environmental report’ as 

defined by Article 2c) and involves information required in Article 5 and Annex I. 

3.11 Chapter 11 provides guidance on the process and requirements of undertaking an SA, noting:  
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“A sustainability appraisal is a systematic process that must be carried out during the preparation of 

local plans and spatial development strategies. Its role is to promote sustainable development by 

assessing the extent to which the emerging plan, when judged against reasonable alternatives, will help 

to achieve relevant environmental, economic and social objectives. 

This process is an opportunity to consider ways by which the plan can contribute to improvements in 

environmental, social and economic conditions, as well as a means of identifying and mitigating any 

potential adverse effects that the plan might otherwise have. By doing so, it can help make sure that 

the proposals in the plan are appropriate given the reasonable alternatives. It can be used to test the 

evidence underpinning the plan and help to demonstrate how the tests of soundness have been met.” 

3.12 Before it states: 

“The sustainability appraisal needs to consider and compare all reasonable alternatives as the plan 

evolves, including the preferred approach, and assess these against the baseline environmental, 

economic and social characteristics of the area and the likely situation if the plan were not to be 

adopted. In doing so it is important to: 

• outline the reasons the alternatives were selected, and identify, describe and evaluate their likely 

significant effects on environmental, economic and social factors using the evidence base 

(employing the same level of detail for each alternative option). Criteria for determining the likely 

significance of effects on the environment are set out in schedule 1 to the Environmental 

Assessment of Plans and Programmes Regulations 2004; 

• as part of this, identify any likely significant adverse effects and measures envisaged to prevent, 

reduce and, as fully as possible, offset them; 

• provide conclusions on the reasons the rejected options are not being taken forward and the 

reasons for selecting the preferred approach in light of the alternatives. 

Any assumptions used in assessing the significance of the effects of the plan will need to be 

documented. Reasonable alternatives are the different realistic options considered by the plan-maker in 

developing the policies in the plan. They need to be sufficiently distinct to highlight the different 

sustainability implications of each so that meaningful comparisons can be made.” 

3.13 The role of the SA is primarily to promote sustainable development by assessing the extent to which the 

emerging plan, when judged against reasonable alternatives, will help to achieve the fundamental vision and 

objectives of the Local Plan. Therefore, the SA process should clearly justify its policy choices in meeting 

the development needs of the area and be clear from the results of the assessment why some policy 

options have been progressed or rejected. The SA should undertake a comparative and equal assessment 

of each reasonable alternative. 
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3.14 Fundamentally, if the evidence base for key matters such as, highways and transport, is not available then 

it is not possible for the SA to clearly justify its policy choices in meeting development needs of the area 

alongside undertaking a comparative and equal assessment of each reasonable alternative.  

3.15 Furthermore, the Council has placed greater importance on avoiding Green Belt release through the Local 

Plan preparation process rather than directing development to the most sustainable locations and away 

from areas at risk of Flood Risk. This will be explored in further details in relation the employment land 

site selection process, however, the Council should have determined the most sustainable development 

options before determining whether there were exceptional circumstances to justify Green Belt release.  

3.16 Ultimately, the Council has placed greater importance on avoiding Green Belt release than meeting 

recognised employment land needs and directing development to the most sustainable locations.  

3.17 In any case, it cannot be determined that the most suitable sites have been selected as the evidence base 

has not been published to support a full and comprehensive assessment of the spatial strategy options and 

site selection processes. Therefore, it is considered that the IA, particularly the SA, fails to meet the 

requirements of National Planning Policy and Guidance, the 2004 Regulations and the Directive and as a 

result the Local Plan cannot be considered to be an appropriate strategy for the purposes of the NPPF 

Paragraph 36. 
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4. Central Lancashire Local Plan Publication (Regulation 19) 

 The section that follows explores the CLLP publication document in further detail, providing specific 

comments primarily in relation to economic growth and employment land. The CLLP fails to support 

economic growth across the authority areas, including by failing to set a clear economic vision which 

positively, and proactively encourages sustainable economic growth aligned to the wider ambitions of the 

Lancashire authorities as identified in the Lancashire Growth Strategy and corresponding devolution deal. 

Relevant National Planning Policy Framework for the Purposes of Plan-Making 

 Annex 1 of the National Planning Policy Framework (NPPF) outlines how policies of the NPPF should be 

implemented for the purposes of plan-making. Paragraph 234 of the latest NPPF, published in December 

2024, identifies that the policies in the 2024 NPPF iteration apply from the 12 March 2025 other than 

where one or more of the following criteria apply: 

“a. the plan has reached Regulation 19 (pre-submission stage) on or before 12 March 2025, and its 

draft housing requirement meets at least 80% of local housing need; 

b. the plan has been submitted for examination under Regulation 22 on or before 12 March 2025; 

c. the plan includes policies to deliver the level of housing and other development set out in a preceding 

local plan (such as a joint local plan containing strategic policies) adopted since 12 March 2020;  

d. the local plan is for an area where there is an operative Spatial Development Strategy and the local 

plan has reached Regulation 19 (pre-submission stage) on or before 12 March 2025; or 

e. the plan deals only with minerals and/or waste matters and has reached Regulation 19 on or before 

12 March 2025; or has been submitted for examination under Regulation 22 on or before 12 March 

2025.” 

 It is understood that the CLLP has been prepared under the transitional arrangements set out through 

Paragraph 234 (a). However, the CLLP document does not identify which NPPF it has been prepared to 

comply with, the Statement of Representation Procedure and Statement of Fact (Regulation 19) does not 

provide any further information and the consultation homepage, hosted on citizenspace, provides a link 

to the NPPF (December 2024). However, Paragraph 3.8 of the Integrated Assessment of the CLLP Final 
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Report identifies that the Plan is being prepared under the NPPF (December 2023) and therefore utilising 

transitional arrangements set out in Annex 2 of the NPPF (2024). 

 Procedurally there is concern that the Regulation 19 consultation has therefore not been transparent, 

comprehensive or allowed fully for effective engagement with the general public, businesses and key 

stakeholders5.  

Employment Land Requirements and Supply  

CLLP Employment Land Provision 

 The CLLP is not considered to meet the test of soundness in relation to economic growth and 

employment land supply as it is not positively prepared, justified, or effective, nor does the CLLP present 

ambition in helping to support the economic growth across the wider County.  

 Policy EC1 ‘Scale of Economic Growth’ identifies the objectively assessed need (OAN) for employment 

land across each authority area for ‘offices’ and ‘industrial/warehouse’. The following table sets out the 

identified OAN figures and provides a total for the Central Lancashire area: 

LPA OAN Offices 

(hectares) 

OAN 

Industrial/Warehouse 

(hectares) 

Combined 

employment OAN 

(hectares) 

Chorley 6.48 34.97 41.45 

Preston 6.00 68.43 74.43 

South Ribble  5.76 51.23 56.99 

Total  18.24 154.63 172.87 

 

 Criterion 4 of Policy EC1 sets out that policies EC2-6 identify employment and mixed-use allocations 

which will meet the need for additional office accommodation and provide sufficient quantity, range and 

choice of sits to meet industrial warehouse needs throughout the plan period to deliver economic growth. 

 
5 PPG Reference ID: 61-034 
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It is important to highlight that the total site area for employment across mixed-use allocations in Chorley 

(Policy EC5) is incorrect, and should state, ’12.66ha’. 

 Concerningly, the total land supply identified across all employment and mixed-use allocations in Policies 

EC2-6 is 154.84ha and therefore does not meet the minimum requirement for additional employment 

land over the plan period of 173ha, as set out in Policy EC1.  

 Therefore, the CLLP fails to support economic growth across the authority areas including by failing to 

set a clear economic vision which positively, and proactively encourages sustainable economic growth 

having regard to Local Industrial Strategies and other local policies for economic development and 

regeneration in line with Paragraphs 85 and 86 of the NPPF (2023). Furthermore, the employment land 

requirements in Policy EC1 identify the quantum of land required to address each employment land type 

(i.e. offices or industrial/warehouse). However beyond outlining the use class to be accommodated at each 

employment site allocation there is no information in the Local Plan identifying the supply breakdown for 

each employment land type and this is considered necessary to understand whether all types of identified 

employment needs are being met in full.  

 Although the NPPF (2023) does not set out a requirement for LPAs to undertake a review of Green Belt 

boundaries during plan preparation, it is considered that exceptional circumstances exist to justify the 

release Green Belt land for employment development due to the failure of the CLLP to meet the 

employment land requirements over the plan period and the corresponding economic growth agenda 

which the authorities have signed up to through the Lancashire Combined County Authority devolution 

deal alongside the corresponding economic growth aspirations within the Lancashire Growth Strategy 

(February 2025). 

Economy/Employment Land Evidence Base 

 The 2022 Employment Land Study identified that in South Ribble there was a Objectively Assessed Need 

(OAN) for an additional 77.6 hectares of Employment Land between 2021-2038, with the figure for the 

wider Central Lancashire region amounting to 225 hectares across the same period. Critically, 51.23 

hectares of the overall South Ribble employment land OAN was in relation to industrial/warehousing. 

 It is noted that there was a significant shortfall of 25.68 hectares in the supply of employment land in South 

Ribble to meet this need and therefore additional employment land allocations should have been sought. 
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 The Study found that the stock of employment land is falling and that there is a lack of readily available 

land in Central Lancashire. It also concluded that the Farington area is recognised to be a suitable location 

for new employment allocations. 

 The Employment Land Study – Land Supply and OAN Update (2024) undertakes a revised OAN 

calculation for the period 2023-2041. This OAN calculation produces an employment land need of 172.87 

hectares, some 52 ha lower than that the 2022 study, when a Central Lancashire OAN of 225 ha was 

identified. 

 The changes reflect a revised assessment period and updates to data provided by Cambridge 

Econometrics. It is noted that the methods used in the 2024 update are ‘Policy Off’, making no allowance 

for any major public sector programmes which might generate jobs above the baseline and do not reflect 

the drive for economic growth across Lancashire. However, the 2017 and 2019 Employment Land Studies 

were ‘Policy On’ seeking to estimate the number of jobs to be created by the Samlesbury Enterprise Zone 

and City Deal Programmes. Therefore, the OAN reflects an unambitious, baseline position of potential 

employment needs and does not seek to drive economic growth across the region. 

 The updated report does however confirm that the Central Lancashire market remains strong evidenced 

by recent commencements/completions of several private sector B2/B8 schemes with the demand project 

to remain strong. Importantly, it continues to highlight that,  

“against demand, and even with recent completions of new schemes, the subregion has a limited supply 

of premises to meet forward needs, some 8.8 months of forward industrial supply by units, 6.5 months 

by floorspace, based on past average rates of take up per year. Against total stock, vacancy rates across 

Central Lancashire are well below 5 percent, which also suggests supply shortages.” 

 Similarly, in relation to warehousing it is noted that,  

“logistics growth will continue to be focused on prime locations on the motorway corridors, supply 

shortages will encourage the take up of good secondary locations as well.” 

 Regardless of the lack of ambition incorporated into the employment land OAN methodology, it is 

reiterated that Policies EC2-6 do not identify enough employment land to meet the identified OAN of 

173ha. This is further exacerbated when the proposed allocations in South Ribble are scrutinised further.  
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 Firstly, Land north of Lancashire Business Park is allocated for 6.92ha of employment land. However, the 

site is bisected by a watercourse and it is highlighted within the Employment Land Study (2024) that this 

would require bridging to make use of the full site which may generate viability issues and therefore, the 

realistically available and deliverable land on the allocation is significantly less. This also does not consider 

the significant flood risk associated with the site which may reduce the developable area further.  

 Secondly, Cuerden is allocated for 50 hectares of employment land under allocation reference (EC6.1). It 

is noted that Maple Grove and Lancashire County Council have achieved an outline consent for a mixed-

use scheme across a partial area of the allocation site, which supports the suitability and deliverability of 

the site as a whole (Reference: LCC/07/2022/00044). However, Table 44 of the Employment Land Study 

(2024) identifies that the realistically available employment land supply on the site is only 31.93ha. 

 The SHELAA site assessment profile (Site Profile 8) highlights that there is a proposed employment land 

capacity of 48.69ha at Cuerden, however this does not align with the information set out above. Therefore, 

further clarification on the available employment land supply at the Cuerden allocation (Policy Reference: 

EC6.1) is required.  

 The additional land within the allocation boundary but outside of the aforementioned planning consent, is 

controlled by a third party, who is not a developer, outside of Maple Grove or Lancashire County Council’s 

ownership and there is therefore no certainty that this area will be delivered.  

 Therefore, as highlighted in the previous section of this representation, further deliverable, employment 

land allocations are required across the CLLP area and particularly in locations identified as suitable and 

sustainable for employment development such as, ‘Farington Moss: Land at Lodge Lane, Flensburg Way 

and Penwortham Way, PR26 6PH’ which was previously allocated in the Preferred Options document 

under reference: SR/EP1.3). 

 It is evident that exceptional circumstances exist to release land from the Green Belt to meet employment 

land requirements in full and support the economic growth aspirations of Lancashire. 
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Employment Site Selection 

 The site selection process undertaken is summarised through the SHELAA site profiles and Appendix 4 

of the Employment Land Study (2024). There are concerns regarding the robustness of the site selection 

process and that ultimately, the Council has placed greater importance on avoiding Green Belt release 

rather than meeting recognised employment land needs and directing development to the most sustainable 

locations. 

 The SHELAA profile for Farington Moss, Land at Lodge Lane, Flensburg Way and Penwortham Way 

(SHELAA reference: 19S119) notes that the site has been withdrawn as an employment allocation due to 

‘sufficient employment provision has been allocated outside the Green Belt’. Yet, as discussed throughout this 

representation, Policies EC1-6 do not allocate sufficient employment land supply to meet the identified 

OAN.  

 Therefore, it cannot be considered to be positive, effective nor justified to withdraw preferred allocations, 

such as Farington Moss, Land at Lodge Lane, Flensburg Way and Penwortham Way (SHELAA reference: 

19S119) when deemed to be suitable and show ‘significant positive effects for the economy’ alongside the 

Plan outlining a shortfall in employment land supply.  

 Furthermore, the Employment Land Study (2024) identifies that the Site is deliverable, concluding: 

“The site comprises unconstrained greenfield land on a main road location. There are no strong barriers 

to delivery here and a site some 400 metres to the south, Farington Park, has been successfully developed 

speculatively for larger B2/B8 uses over the last two years…”   

 Additional testing of employment sites was undertaken in the Employment Land Study, providing a score 

out of 100 in relation to ‘qualitative attractiveness to the market and their likely deliverability, including 

consideration of some of the practical barriers they may face to development’. The methodology is set 

out at Appendix 3, with a full schedule of scoring identified in Appendix 4 of the Employment Land Study 

(2024). 

 It is unclear as to why ‘planning status’ is part of the site selection scoring methodology nor the rationale 

for the ‘points’ system which has been allocated. Particularly given that the scoring methodology also 
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separately assesses the availability of the site to be developed within different time scales ranging from 0-

1 years to 10+ years.  

 In any case, Farington Moss, Land at Lodge Lane, Flensburg Way and Penwortham Way (SHELAA 

reference: 19S119) scores higher than a number of proposed employment allocations in terms of both 

deliverability and market-led sub totals. This emphasises that the Council has placed greater importance 

on avoiding Green Belt release than meeting recognised employment land needs and directing 

development to the most sustainable, and deliverable, locations. 
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5. Land at Flensburg Way 

 Maple Grove Developments are promoting Land at Flensburg Way (‘The Site’), for employment purposes 

through the CLLP. The section sets out additional context and information regarding the deliverability and 

sustainability of the site for employment development, a Development Statement is also set out at Appendix 

1 of this representation.  

 The Site extends to 11.84 hectares and is in single ownership, located near Farington Moss in South Ribble. It 

is broadly triangular in shape, bound by Flensburg Way (A582) across the south and Penwortham Way to 

the west. Farington Household Waste Recycling Centre is situated beyond the southern boundary of the Site 

boundary and fronts onto the roundabout that connects Flensburg Way with Penwortham Way.  

 The Site itself is formed of flat agricultural land, with field boundaries defined by hedgerows, scattered trees 

and ditches within the Site. The boundaries of the Site are largely contained by mature trees which have the 

effect of limiting any views to or from the south and west of the site. The Site is therefore contained by 

strong defensible boundaries on all sides. Flensburg Way will provide the primary means of access onto the 

Site. However, there is also the potential for a secondary access for the site to be provided onto to the south 

and west of the site towards Goldcrest Avenue and Tank Roundabout (Flensburg Way / Penwortham Way 

/ Goldcrest Avenue) through the wider A582 improvements that are being proposed by LCC. 

 As background, Montague Evans Consultants, on behalf of the previous landowner of The Site submitted a 

representation to the Central Lancashire Call for Sites in 2018 / 19. This representation posited that The Site 

was suitable for development for Class B industrial and warehousing uses and set out the numerous good 

reasons why the Council should consider the identification of the site as an Employment Allocation. The Call 

for Sites Reference is CLCFS00414 and the SHELAA Reference is 19S119. The arguments in that submission 

are fully supported by Hive Land & Planning and our client Maple Grove Developments. 

 The site was identified as a Preferred Employment Allocation in South Ribble in the Central Lancashire Local 

Plan Preferred Options (2022) (Reference: SR/EP1.3) however, the proposed allocation status has been 

withdrawn. 
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Deliverability of The Site 

 The NPPF requires that sites being promoted for allocation within Development Plans must be deliverable, 

and it is clear that the Site is highly deliverable. The Site is greenfield, is reasonably flat, regular in shape and in 

agricultural use. There are no significant constraints to delivery such as ground contamination, flood risk etc 

and as such, no abnormal costs are anticipated. The planning application for the neighbouring Waste Recycling 

Centre, which is now operational, considered ecological matters in detail and no issues were identified. Given 

the findings of this application and given that The Site is currently in agricultural use, no arboriculture or 

ecological constraints are anticipated. 

 The Site is in the single ownership of MGD who are a developer with an excellent track record of delivery. 

There are no known legal restrictions, covenants, clawbacks or ransoms which affect The Site. As such there 

are no 3rd party interdependencies related to the Site which could delay its delivery. MGD as landowner is 

fully committed to bringing the Site forward for employment-led development, along with ancillary and 

complimentary roadside uses at the earliest practical opportunity. Once the emerging Local Plan has reached 

an advanced stage of the process, MGD would generally commence the planning application work in order 

to be in a position to submit an application at the point of adoption. Based on previous experience of 

promoting sites of a similar size and typology, it takes approximately 18 months between submitting a planning 

application and beginning construction on the Site. It therefore is anticipated that The Site will come forward 

within the first 0-5 years of the plan.  

 Conservatively, The Site can accommodate 35,000 sqm of development, with related access, loading, parking 

and manoeuvring. The Site can accommodate a range of unit types and sizes to fulfil demand from across 

different economic sectors. There is a direct access point from the existing highway network. Development 

of the Site, through a comprehensive masterplanning exercise, will ensure that proposals are entirely 

compatible with and preserve the amenity of occupiers of neighbouring properties. The Site is of a sufficient 

size to ensure that appropriate mitigation through design and landscaping could be achieved to ensure that 

development of the Site would not cause amenity issues. 

 There are a number of existing employment sites and proposed development sites around Farington. 

Development of smaller light industrial units on The Site could provide accommodation to support larger-

scale employment uses in the area. The modest scale of the Site combined with the lack of major infrastructure 
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needed to bring the site into active employment use means that it is capable of being delivered to meet this 

identified need in the short term. 

Sustainability of the Site  

 The Site is located in Farington, which is a sustainable location for the identification of employment sites. The 

Site would be well placed to meet part of the projected shortfall in employment space during the plan period, 

given its location to both motorways and labour force.  

 The Site is highly accessible as it lies on the local strategic road network, and it is just a 5 minute drive east to 

Junction 29 of the M6 and junction 1 of the M65. The town of Leyland is located just over 3km to the south 

of the site and other South Ribble settlements are in close proximity such as Lostock Hall, Penwortham, 

Bamber Bridge, Farington and New Longton. Beyond this immediate area is the city of Preston (8km north) 

and the town of Chorley (13km south). In respect of connectivity, Lostock Hall train station is located 2km 

to the north east of the Site and provides regular daily and direct services to a wide range of destinations 

including Preston (10 minutes), Blackburn (20 minutes) and Burnley (49 minutes). The short connection to 

Preston then provides access to other locations, including Wigan, Bolton, Blackpool and Lancaster. The Site 

is therefore highly accessible from a wide range of destinations. 

 There are a mix of uses in evidence in the surrounding area. The Site is located in proximity to the nearby 

established employment sites including Lancashire Business Park, Leyland Business Park and Stanifield Business 

Park as well as Cuerden strategic site. The allocation of The Site for employment land could therefore 

accommodate supply chain opportunities which are likely to be generated, keeping economic growth benefits 

within the local area. The Site provides an opportunity for further investment in the area and is likely to be 

attractive to a range of local employers and inward investors. 

 The allocation of The Site for employment will create opportunities for a range of employment opportunities 

which will support economic objectives relating to social inclusion and equal opportunities for all. 

Development will bring a variety of employment opportunities for apprentices and graduates. It will deliver a 

significant number of job opportunities for the local community and continue to contribute towards the mix 

of residential and commercial use that exists along the A582 corridor, which represents a sustainable approach 

to the growth of urban areas. 
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6. Conclusion  

 Maple Grove Developments are concerned with the lack of economic growth ambition identified through 

the CLLP Publication consultation document which does not align with the wider aspirations across 

Lancashire. There is a significant shortfall of employment land supply identified in policies EC1-6 and 

ultimately potential employment site allocations, which would support the economic growth strategy in a 

sustainable and suitable manner (including Land at Lodge Lane, Flensburg Way and Penwortham Way, PR26 

6PH), have been excluded due to their current Green Belt status, despite no comprehensive Green Belt 

review having been undertaken. 

 Furthermore, the CLLP lacks transparency, as key evidence base documents, including highway and transport 

information, have been omitted from the consultation material and therefore, it is not possible to fully 

understand the justification for policy choices and confirm that the most appropriate strategy has been 

implemented.  

 Indeed, the SA cannot be considered to fully undertake a comparative and equal assessment of each 

reasonable alternative if fundamental evidence base documents are not published for review. The SA process 

must clearly justify policy choices in meeting the development needs of the area, and be clear from the 

results of the assessment why some policy options have been progressed or rejected.  

 Ultimately, the Council has placed greater importance on avoiding Green Belt release than meeting 

recognised employment land needs and directing development to the most sustainable locations.  

 It is reiterated that Land at Flensburg Way is a suitable, sustainable and deliverable site for employment uses 

promoted by Maple Grove Developments, who have an excellent track record of delivering employment-

led schemes across Central Lancashire and the North West. The Site should be allocated through the CLLP 

to meet identified employment land requirements.  
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Appendices: 

Appendix 1: Flensburg Way Development Statement
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P
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 d
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P
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 p
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e p
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 m
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https://publicaccess.southribble.gov.uk/online-applications/caseDetails.do?caseType=Application&keyVal=LY1WOIOT06S00
https://publicaccess.southribble.gov.uk/online-applications/caseDetails.do?caseType=Application&keyVal=LY1WOIOT06S00
http://documents.southribble.gov.uk/Planning/StreamDocPage/obj.pdf?DocNo=1576069&PageNo=1&content=obj.pdf
http://documents.southribble.gov.uk/Planning/StreamDocPage/obj.pdf?DocNo=1576069&PageNo=1&content=obj.pdf
https://planningregister.lancashire.gov.uk/PlanAppDisp.aspx?recno=7443
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an

d
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as a fo

o
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ath p
rovid

in
g
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ss fro

m
 th

e S
ite

. S
e

rvice
s 113 an

d
 

119 o
p

e
rate fro

m
 th

is b
u

s sto
p

 an
d
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ice e
ach h

o
u
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in
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g
 in

 
P
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u
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e o
f 
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p

roxim
ate

ly 30
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u
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s.
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d
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d
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u
th e

ast o
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 m
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u
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w
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 m
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u
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u
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u
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m
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e

r Fie
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u
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p

 
b
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g

 se
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sto
ck 
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d
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d
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o
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u
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n

n
e
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n

 
p

o
int b

etw
e
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an are
as 

o
f P
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e
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rth
e
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e
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q

u
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w
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n
n

e
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u
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u
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u
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B
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u
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u
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u
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e), L
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o
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 m
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u
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e
ste

r V
icto
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M

an
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u
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all Train S
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o
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le b
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b
u

s se
rvice 119 fro

m
 Fid

d
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e o
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u

te w
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n
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n
e
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rth b
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u

n
d

 m
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o
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e
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n

n
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m
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o
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n
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h
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o
u

n
d

 ru
n
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o

u
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d
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u
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f 6
4 m
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u
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 C
o
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m
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u
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u
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B
u
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u
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P
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u
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u
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 m
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n
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e
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d
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 p
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n d
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e
e
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6
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d
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r p
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n fo

r b
u
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 an

d
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g
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etw
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h
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l p
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p
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p
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d
 d

eve
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p
m
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u
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H
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n
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e p
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g
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d
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g
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d

itio
n
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C
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vise
d
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o

u
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e
ir 
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se
d

 S
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e
m
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r th
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e

 
A

58
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d
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e C
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n
ctio
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f th
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e p
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p
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d
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u
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u
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m
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o
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o
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u
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g
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e
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h

is in
clu

d
e
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p
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d
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o
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ay 
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d
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s o
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p
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e
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u

g
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n
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n
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h
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p
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p
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se

d
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o
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58
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e
 

e
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p

o
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d

 fo
o
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e o
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at p
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e
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o
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n
n
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p
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d
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p
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h
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e p

ro
p

o
sals an
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 p
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g
h

o
u

t th
e site o

n th
e m
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e p
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s o
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p
p
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n
itie

s to
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n
n

e
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e
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n
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e
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d
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e
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o
te

ntial to
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p

rove th
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n
n

e
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e e

ast o
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se
rs th

ro
u

g
h

 
th
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d

u
ctio

n o
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d

 u
se p
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m

 th
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u
th

e
ast o

f th
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n
g
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e

 
e
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rn b

o
u

n
d

ary to
 th
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d

g
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an
e /
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n
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u
rg

 W
ay ju

n
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n o
p
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o
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e

 
fo

o
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ay o
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e e
ast sid

e o
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d
g

e L
an

e, 
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clu
d

in
g

 th
e p
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n o

f a safe cro
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g
 

p
o

int in th
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e
n

e
ral lo
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n

. T
h

e
re is 
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 th

e p
o

te
ntial o

p
p

o
rtu

n
ity to

 p
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e
 

a fo
o
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ay o

n th
e site fro

ntag
e alo

n
g

 
Fle

n
sb

u
rg

 W
ay fro

m
 th

e p
ro

p
o

se
d

 site
 

acce
ss ju

n
ctio

n
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 lin
k into

 th
e existin

g
 

fo
o

tw
ay o

n th
e e

ast sid
e o

f Lo
d

g
e L

an
e
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A
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e re
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e
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o
p
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w
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roxim
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f th
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d
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d
u

ctio
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0

0
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m
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s 
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a at th
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g
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n M

o
ss M

ajo
r 

D
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lo
p

m
e

nt S
ite an

d
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g
’s 
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 m

e
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s th
at b

o
th th

e existin
g

 an
d

 
n

ew
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e

nts w
ill b
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e
d
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ss 

to
 n
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b
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p
p

o
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n
itie
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se

 
p

roxim
ity to

 th
e

ir h
o

m
e

s. Fro
m

 a p
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-
m
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g

 p
e
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e
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n
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e

 
N

P
P

F
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b
je
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m

o
te su
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p

m
e
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6
 G
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e

n
 B

e
lt an

d
 A
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a o

f S
e

p
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n
 

E
xce

p
tio

n
al C

ircu
m

stan
ce

s e
xist 

to
 re

le
ase

 lan
d

 fro
m

 th
e

 G
re

e
n

 
B

e
lt in

 S
o

u
th

 R
ib

b
le

 in
 o

rd
e

r th
at 

th
e

 id
e

n
tifie

d
 e

m
p

lo
ym

e
n

t n
e

e
d

s 
se

t o
u

t in
 th

e
 20

19
 u

p
d

ate
 to

 th
e

 
E

m
p

lo
ym

e
n

t L
an

d
 S

tu
d

y can
 b

e
 m

e
t 

in
 fu

ll. It h
as also

 b
e

e
n

 e
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lish
e

d
 

th
at th

e
 S

ite
 is a su

stain
ab

le
 lo

catio
n

 
fo

r an
 e

m
p

lo
ym

e
n

t-le
d

 m
ixe

d
 u

se
 

d
e

ve
lo

p
m

e
n

t an
d

 so
 co

n
sid

e
ratio

n
 

m
u

st n
o

w
 b

e
 g

ive
n
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 w

h
e

th
e

r th
e

 
re

le
ase

 o
f th

is lan
d

 fro
m

 th
e

 G
re

e
n

 
B

e
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 b
e
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stifie

d
 in

 th
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catio
n

.

P
o
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o

n
te
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W
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re
n

ce to
 th

e d
eve

lo
p

m
e

nt 
p

lan (C
e

ntral L
an

cash
ire C

o
re S

trate
g

y 
20

12 an
d

 S
o

u
th R

ib
b

le Lo
cal P

lan
 

20
15), th

e site is lo
cate

d
 w

ith
in th

e
 

G
re

e
n B

e
lt an

d
 falls w

ith
in o

n
e o

f th
e

 
th

re
e ‘A

re
as o

f S
e

p
aratio

n’ id
e

ntifie
d

 in
 

S
o

u
th R

ib
b

le u
n

d
e

r P
o

licy G
5 (A

S3 – 
B

etw
e

e
n Farin

g
to

n
, Lo

sto
ck H

all an
d

 
P

e
nw

o
rth

am
).

T
h

e G
re

e
n B

e
lt p

o
licie

s in th
e Lo

cal P
lan

 
are co

n
siste

nt w
ith th

e N
P

P
F, w

h
ich

 
at p

arag
rap

h 143 e
stab

lish
e

s th
e five

 
p

u
rp

o
se

s th
at G

re
e

n B
e

lt se
rve

s:

a
.	

to
 ch

e
ck th

e u
n

re
stricte

d
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l o

f 
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e b
u

ilt-u
p

 are
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b
.	

to
 p

reve
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e
ig

h
b

o
u

rin
g

 tow
n

s 
m

e
rg

in
g

 into
 o

n
e an

o
th

e
r;

c.	
to

 assist in safe
g

u
ard

in
g

 th
e

 
co

u
ntrysid

e fro
m

 e
n

cro
ach

m
e

nt;

d
.	

to
 p

re
se

rve th
e settin

g
 an

d
 sp

e
cial 

ch
aracte

r o
f h

isto
ric tow

n
s; an

d

e
.	

to
 assist in u

rb
an re

g
e

n
e

ratio
n

, b
y 

e
n

co
u

rag
in

g
 th

e re
cyclin

g
 o

f d
e

re
lict 

an
d

 o
th

e
r u

rb
an lan

d
.

P
o

licy C
o

n
te

xt

P
o

licy G
5 ‘A

re
as o

f S
e

p
aratio

n’ fu
rth

e
r 

b
o

lste
rs th

e o
b

je
ctive to

 p
ro

te
ct b

u
ilt-

u
p

 are
as fro

m
 m

e
rg

in
g

 into
 e

ach o
th

e
r 

an
d

 p
ro

te
ct th

e lan
d

 fro
m

 in
ap

p
ro

p
riate

 
d

eve
lo

p
m

e
nt.

P
arag
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h 145 o

f th
e N

P
P

F
 state

s th
at 

G
re

e
n B

e
lt b

o
u

n
d

arie
s sh

o
u

ld
 o

nly b
e

 
alte

re
d

 w
h

e
re exce

p
tio

n
al circu

m
stan

ce
s 

are fu
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e
n

ce
d

 an
d

 ju
stifie

d
 th

ro
u

g
h

 
th

e p
re

p
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n o
r u

p
d
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g

 o
f p

lan
s. I

n th
e ab

se
n

ce o
f any o

th
e

r re
aso

n
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le
 

o
p

tio
n

s fo
r m

e
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g
 id

e
ntifie

d
 fo

r 
e

m
p

loym
e

nt d
eve

lo
p

m
e

nt, as re
q

u
ire

d
 

b
y N

P
P

F
 p

arag
rap

h 146
, it is q

u
ite cle

ar 
th

at exce
p

tio
n
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m

stan
ce

s exist an
d

 
a review

 o
f th

e G
re

e
n B

e
lt is n

e
ce

ssary.

W
h

e
n review

in
g

 G
re

e
n B

e
lt b

o
u

n
d

arie
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p
arag
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s th
at th

e n
e

e
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to

 p
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m
o

te su
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ab
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rn

s o
f 

d
eve

lo
p

m
e

nt sh
o

u
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 b
e take
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u

nt. 

A
g
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, it h

as b
e

e
n e

stab
lish

e
d

 in th
e

 
re

m
ain

d
e

r o
f th

is S
tate

m
e

nt th
at th

e
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ite is in a h
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stain
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le lo
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an
d

 th
e sig

n
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u
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m
 o

f 
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e

ntial d
eve

lo
p

m
e

nt p
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p
o

se
d

 in th
e
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cality fu
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e
r re
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rce

s th
e n

e
e

d
 fo

r 
e

m
p
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e

nt an
d

 co
m

m
e
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s in th
is 

lo
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m
p
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m

e
nt th

e e
m

e
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in
g

 
p

atte
rn o

f d
eve

lo
p

m
e

nt.
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d
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d
 th
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m

oval o
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d
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n
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u
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 re
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u
n
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u
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e p
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n
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f existin

g
 

b
u

ilt d
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p

m
e
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n
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d
g

e L
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d
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ar d
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n
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o

u
n
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p
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e

d
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n
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u
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P

e
nw
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u
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d
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s 
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e p
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d
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n
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e
re

d
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p
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p
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ase fro

m
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e
n

 
B

e
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e
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m
m

o
d
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p

ro
p

o
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 d
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n
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m
p
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e
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u
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b
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h
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d
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o
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M

G
D

, an
d

 th
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e d
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 b
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 b
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 b
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 D
e

live
rab

le
 S

ite

T
h

e N
atio

n
al P

lan
n

in
g

 P
o

licy Fram
ew

o
rk 

re
q

u
ire

s Lo
cal P

lan
s to

 b
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n p

ro
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 is b

o
th

 
d

e
live

rab
le

 an
d

 viab
le

 an
d

 so
 can

 b
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 m
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e m
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e
re are n

o
 th

ird
-

p
arty inte

rd
e

p
e

n
d

e
n

cie
s re

late
d

 to
 th

e
 

S
ite w

h
ich co

u
ld

 d
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 b
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e p
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e p
lan

n
in

g
 

ap
p

licatio
n w

o
rk at risk in o

rd
e

r to
 b
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e p
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n p
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f p
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s o
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 m
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b
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e p
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b
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 o
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b
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b
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n b
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is 11.8

4 h
a S

ite w
ith

in ye
ars 0

-5 o
f 

th
e Lo

cal P
lan p
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 b
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 b
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al attrib

u
te

s o
f th

e S
ite m

ake
 

th
is lan

d
 h

ig
hly su

itab
le fo

r d
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r b
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p
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e p
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e m
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f re
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 re
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 d
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d
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e p
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n b
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 o
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n m
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rovid

e
d

.



25

L
a

n
d

 at Fle
n

sb
u

rg
 W

ay D
e

ve
lo

p
m

e
n

t S
tate

m
e

n
t 20

24

A
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e C
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e m
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u
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f th
e A

58
2 

w
ill, as co
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u
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n

cil, in
cre

ase cap
acity o

n th
e A

58
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 re
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m
u
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n
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e re
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f d
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 b
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e o
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e

se m
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e m
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p
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2 m
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e
 

S
ite

. W
e u

n
d

e
rstan

d
 th

at L
an

cash
ire

 
C

o
u

nty C
o

u
n

cil h
ave p

ro
p

o
se

d
 a lim

ite
d

 
o

f 50
m

p
h o

n Fle
n

sb
u

rg
 W

ay. 

T
h

is is an ap
p

ro
p

riate so
lu

tio
n in o

rd
e

r 
to

 e
n

su
re th

at th
e S

ite alo
n

g
 w

ith th
e

 
existin

g
 d

w
e

llin
g

s alo
n

g
 Lo

d
g

e L
an

e
 

can safe
ly b

e acce
ss fro

m
 Fle

n
sb

u
rg

 
W

ay. Fle
n

sb
u

rg
 W

ay h
as a g

o
o

d
 leve

l 
o

f visib
ility w

e
st-facin

g
 d

u
e to

 th
e arc in

 
th

e ro
ad

 allow
in

g
 visib

ility fo
r ve

h
icle

s 
le

avin
g

 th
e S

ite an
d

 tu
rn

in
g

 e
ast o

nto
 th

e
 

carriag
ew

ay, th
e

refo
re su

ffi
cie

nt visib
ility 

sp
lays can b

e ach
ieve

d
 to

 e
n

su
re safe

 
acce

ss.

T
h

e
re is also

 th
e p

o
te

ntial fo
r a 

se
co

n
d

ary acce
ss fo

r th
e S

ite to
 b

e
 

p
rovid

e
d

 o
nto

 to
 th

e so
u

th an
d

 w
e

st o
f 

th
e site tow

ard
s G

o
ld

cre
st A

ve
n

u
e an

d
 

Tan
k R

o
u

n
d

ab
o

u
t (Fle

n
sb

u
rg

 W
ay /

 
P

e
nw

o
rth

am
 W

ay /
 G

o
ld

cre
st A

ve
n

u
e) 

th
ro

u
g

h th
e w

id
e

r A
58

2 im
p

rove
m

e
nts 

th
at are b

e
in

g
 p

ro
p

o
se

d
 b

y LC
C

. T
h

is 
w

ill b
e review

e
d

 in m
o

re d
etail at th

e
 

ap
p

ro
p

riate stag
e an

d
 w

o
u

ld
 b

e su
b

je
ct 

to
 d

e
sig

n fe
asib

ility te
stin

g
.

F
IG

U
R

E
 16

 P
E

N
W

O
R

T
H

A
M

 W
A

Y
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Flo
o

d
 R

isk an
d

 D
rain

ag
e

T
h

e S
ite is e

ntire
ly w

ith
in Flo

o
d

 Z
o

n
e

 
1. T

h
e

re is cu
rre

ntly a n
etw

o
rk o

f lan
d

 
d

rain
s an

d
 d

itch
e

s p
re

se
nt acro

ss th
e

 
S

ite to
 e

n
su

re su
rface w

ate
r d

rain
s 

fro
m

 th
e fl

at ag
ricu

ltu
ral fie

ld
s in a 

su
stain

ab
le m

an
n

e
r. T

h
e d

rain
s also

 
ru

n alo
n

g
 th

e w
e

ste
rn e

d
g

e o
f Lo

d
g

e
 

L
an

e to
 e

n
su

re th
e

re is n
o

 ru
n

o
ff into

 
th

is ro
ad

 fro
m

 th
e S

ite an
d

 d
u

e to
 th

e
 

p
re

se
n

ce o
f ad

jace
nt d

eve
lo

p
e

d
 site

s 
su

ch as th
e R

e
cyclin

g
 C

e
ntre an

d
 th

e
 

d
w

e
llin

g
s alo

n
g

 th
e e

ast o
f Lo

d
g

e L
an

e, 
it is u

n
d

e
rsto

o
d

 th
e

re is existin
g

 d
rain

ag
e

 
infrastru

ctu
re fo

r su
rface w

ate
r ru

n
o

ff
 

w
h

ich th
e d

eve
lo

p
m

e
nt co

u
ld

 co
n

n
e

ct 
to

 if re
q

u
ire

d
.

T
h

e n
o

rth o
f th

e S
ite is ad

jace
nt to

 a 
sm

all p
o

n
d

 are
a w

h
ich sits at th

e b
ase o

f 
th

e e
levate

d
 railw

ay lin
e

. T
h

is are
a acts 

as a b
asin fo

r any su
rface w

ate
r ru

n
o

ff
 

fro
m

 th
e raise

d
 railw

ay lin
e an

d
 also

 fro
m

 
th

e S
ite

. 

T
h

e p
ro

p
o

sals fo
r th

e S
ite in

co
rp

o
rate

 
inte

rn
al lan

d
scap

in
g

 co
rrid

o
rs an

d
 th

e
 

p
o

te
ntial fo

r a d
rain

ag
e p

o
n

d
 co

n
n

e
ctin

g
 

to
 th

e
se lan

d
scap

e fe
atu

re
s p

rovid
e

s 
a h

ig
hly e

ffe
ctive su

stain
ab

le d
rain

ag
e

 
so

lu
tio

n to
 e

n
su

re any ad
d

itio
n

al su
rface

 
w

ate
r can b

e d
rain

e
d

 ap
p

ro
p

riate
ly an

d
 

avo
id

s any risk fro
m

 flo
o

d
in

g
.

T
h

e n
o

rth o
f th

e S
ite is ad

jace
nt to

 a 
sm

all p
o

n
d

 are
a w

h
ich sits at th

e b
ase o

f 
th

e e
levate

d
 railw

ay lin
e

. T
h

is are
a acts 

as a b
asin fo

r any su
rface w

ate
r ru

n
o

ff
 

fro
m

 th
e raise

d
 railw

ay lin
e an

d
 also

 fro
m

 
th

e S
ite

. 

T
h

e p
ro

p
o

sals fo
r th

e S
ite in

co
rp

o
rate

 
inte

rn
al lan

d
scap

in
g

 co
rrid

o
rs an

d
 th

e
 

p
o

te
ntial fo

r a d
rain

ag
e p

o
n

d
 co

n
n

e
ctin

g
 

to
 th

e
se lan

d
scap

e fe
atu

re
s p

rovid
e

s 
a h

ig
hly e

ffe
ctive su

stain
ab

le d
rain

ag
e

 
so

lu
tio

n to
 e

n
su

re any ad
d

itio
n

al su
rface

 
w

ate
r can b

e d
rain

e
d

 ap
p

ro
p

riate
ly an

d
 

avo
id

s any risk fro
m

 flo
o

d
in

g
.

Inte
rn

al R
o

ad
 L

ayo
u

t: T
h

e p
ro

p
o

se
d

 
p

lan
s also

 d
e

m
o

n
strate an acce

p
tab

le
 

inte
rn

al layo
u

t w
h

ich co
m

p
lie

s w
ith

 
h

ig
hw

ays stan
d

ard
s. T

h
e sh

ap
e an

d
 

scale o
f th

e S
ite also

 allow
s fo

r an
 

e
ffi

cie
nt inte

rn
al layo

u
t, p

articu
larly fo

r 
th

e acce
ss o

f larg
e ve

h
icle

s an
d

 w
ill 

e
n

su
re th

at su
itab

ly size
d

 p
lo

ts can b
e

 
fo

rm
e

d
 w

ith
in th

e S
ite fo

r a variety o
f 

fu
tu

re u
se

rs. T
h

e p
ro

p
o

sals id
e

ntify 
th

e p
o

te
ntial fo

r a ro
u

n
d

ab
o

u
t situ

ate
d

 
w

ith
in th

e ce
ntre d

ire
ctly co

n
n

e
cte

d
 

to
 th

e acce
ss an

d
 th

re
e o

th
e

r inte
rn

al 
ro

ad
s p

rovid
in

g
 acce

ss to
 d

iffe
re

nt p
arts 

o
f th

e S
ite

.

S
u

stain
ab

le
 C

o
n

n
e

ctio
n

s: S
e

ctio
n 5 

o
f th

is S
tate

m
e

nt h
as d

e
m

o
n

strate
d

 
th

e acce
ssib

ility o
f th

is lo
catio

n an
d

 
co

nfirm
e

d
 th

at th
e S

ite is w
e

ll co
n

n
e

cte
d

 
to

 su
stain

ab
le m

o
d

e
s o

f tran
sp

o
rt an

d
 

can p
rovid

e sig
n

ificant im
p

rove
m

e
nts to

 
lo

cal p
e

d
e

strian an
d

 cycle infrastru
ctu

re
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L
an

d
scap

e
 C

h
aracte

r 

M
atte

rs re
latin

g
 to

 th
e cu

rre
nt G

re
e

n
 

B
e

lt an
d

 A
re

a o
f S

e
p

aratio
n p

lan
n

in
g

 
p

o
licy d

e
sig

n
atio

n
s h

ave b
e

e
n

 
co

m
p

re
h

e
n

sive
ly asse

sse
d

 w
ith

in
 

S
e

ctio
n 6

 o
f th

is S
tate

m
e

nt.

T
h

e S
ite is n

o
t cove

re
d

 b
y any sp

e
cific 

n
atio

n
al o

r lo
cal lan

d
scap

e d
e

sig
n

atio
n

s. 
T

h
e existin

g
 ch

aracte
r o

f th
e S

ite an
d

 th
e

 
su

rro
u

n
d

in
g

 are
a is a m

ix o
f ag

ricu
ltu

ral 
fie

ld
s, re

sid
e

ntial are
as an

d
 co

m
m

e
rcial 

u
se

s. T
h

e lan
d

scap
e ch

aracte
r o

f th
e S

ite
 

itse
lf is e

n
clo

se
d

 an
d

 in
su

lar g
ive

n th
e

 
stro

n
g

 b
o

u
n

d
arie

s w
h

ich co
ntain th

e S
ite

 
an

d
 th

e
re is a lim

ite
d

 asso
ciatio

n w
ith

 
th

e w
id

e
r co

u
ntrysid

e
. T

h
e lan

d
scap

e
 

ch
aracte

r o
f th

e su
rro

u
n

d
in

g
 are

a is also
 

to
 ch

an
g

e co
n

sid
e

rab
ly as th

e ap
p

rove
d

 
h

o
u

sin
g

 d
eve

lo
p

m
e

nts p
ro

g
re

ss an
d

 th
e

 
d

u
allin

g
 o

f th
e ad

jace
nt carriag

ew
ay is 

im
p

le
m

e
nte

d
. 

A
 co

m
p

re
h

e
n

sive lan
d

scap
e strate

g
y is 

to
 b

e inte
g

rate
d

 into
 th

e d
eve

lo
p

m
e

nt 
p

ro
p

o
sals, w

h
ich w

ill also
 re

late to
 

th
e lan

d
scap

e fe
atu

re
s p

ro
p

o
se

d
 as 

p
art o

f th
e d

u
allin

g
 o

f Fle
n

sb
u

rg
 W

ay 
an

d
 P

e
nw

o
rth

am
 W

ay an
d

 can b
e

 
su

m
m

arise
d

 as fo
llow

s:

	>L
an

d
scap

e b
u

ffe
r w

ith
in th

e e
aste

rn
 

b
o

u
n

d
ary o

f th
e S

ite ran
g

in
g

 fro
m

 
15m

 to
 20

m
 to

 cre
ate a stan

d
-o

ff fro
m

 
th

e h
o

m
e

s situ
ate

d
 alo

n
g

 Lo
d

g
e

 
L

an
e, m

itig
atin

g
 any am

e
n

ity o
r visu

al 
im

p
acts;

	>L
an

d
scap

e C
o

rrid
o

rs th
ro

u
g

h th
e

 
S

ite allow
in

g
 fo

r th
e p

o
ssib

ility o
f 

su
stain

ab
le d

rain
ag

e fe
atu

re
s an

d
 

visu
al se

p
aratio

n b
etw

e
e

n th
e d

iffe
re

nt 
u

n
its;

	>V
e

rg
e

s an
d

 g
rasse

d
 are

as w
ill b

e
 

p
ro

p
o

se
d

 w
h

e
re p

o
ssib

le inte
rn

ally 
an

d
 o

n th
e b

o
u

n
d

ary o
f th

e S
ite, 

e
n

h
an

cin
g

 ove
rall visu

al am
e

n
ity; an

d

	>Tre
e p

lantin
g

 aro
u

n
d

 th
e S

ite p
e

rim
ete

r 
w

ill h
e

lp
 to

 re
info

rce th
e d

efe
n

sib
le

 
b

o
u

n
d

arie
s th

at exist an
d

 so
fte

n th
e

 
ap

p
e

aran
ce o

f th
e d

eve
lo

p
m

e
nt, 

h
e

lp
in

g
 to

 cre
ate a b

ette
r tran

sitio
n

 
b

etw
e

e
n th

e b
u

ilt-u
p

 are
a an

d
 o

p
e

n
 

co
u

ntrysid
e to

 th
e w

e
st. 

Tre
e

s an
d

 E
co

lo
g

y

P
re

lim
in

ary e
co

lo
g

ical an
d

 b
io

d
ive

rsity 
asse

ssm
e

nts h
ave b

e
e

n u
n

d
e

rtake
n

 
b

y U
rb

an G
re

e
n to

 id
e

ntify h
ab

itats o
n

 
site an

d
 d

ete
rm

in
e th

e site
s p

o
te

ntial 
valu

e fo
r p

ro
te

cte
d

 an
d

/o
r n

o
tab

le
 

fau
n

a an
d

 flo
ra, w

ith th
e ad

d
itio

n o
f 

p
o

te
ntial im

p
acts o

n d
e

sig
n

ate
d

 site
s 

th
e existin

g
 b

io
d

ive
rsity valu

e o
f th

e S
ite, 

p
re

se
nt re

co
m

m
e

n
d

atio
n

s to
 m

axim
ise

 
b

io
d

ive
rsity th

ro
u

g
h th

e d
eve

lo
p

m
e

nt 
an

d
 info

rm
 fu

rth
e

r su
rveys an

d
 

m
itig

atio
n to

 m
in

im
ise p

o
te

ntial im
p

acts 
o

f d
eve

lo
p

m
e

nt o
n th

e S
ite

.

T
h

e
se asse

ssm
e

nts h
ave co

nfirm
e

d
 

th
at th

e S
ite co

m
p

rise
s p

re
d

o
m

in
ate

ly 
cattle

-g
raze

d
 m

o
d

ifie
d

 g
rasslan

d
, w

ith
 

n
ative h

e
d

g
e

row
s an

d
 sm

all are
as 

o
f h

ard
stan

d
in

g
 an

d
 w

o
o

d
lan

d
, it is 

n
o

t cove
re

d
 b

y any n
atio

n
al o

r lo
cal 

b
io

d
ive

rsity d
e

sig
n

atio
n

s. T
h

e
re are

 
o

p
p

o
rtu

n
itie

s to
 e

n
h

an
ce th

e co
n

d
itio

n
 

o
f w

o
o

d
lan

d
 to

 th
e e

ast o
f th

e S
ite to

 
in

cre
ase sp

e
cie

s d
ive

rsity, e
n

h
an

cin
g

 
are

as o
f retain

e
d

 g
rasslan

d
 th

ro
u

g
h

 
w

ild
flow

e
r p

lantin
g

 alo
n

g
sid

e th
e

 
cre

atio
n o

f m
ixe

d
 scru

b
lan

d
 an

d
 p

lantin
g

 
o

f n
ew

 in
d

ivid
u

al tre
e

s o
n site

. 

A
n A

rb
o

ricu
ltu

re A
sse

ssm
e

nt h
as also

 
b

e
e

n u
n

d
e

rtake
n b

y U
rb

an G
re

e
n

 
to

 info
rm

 th
e d

e
sig

n o
f th

e sch
e

m
e

 
co

nfirm
in

g
 th

at th
e m

ajo
rity o

f tre
e

s an
d

 
h

e
d

g
e

row
s o

n th
e S

ite are aro
u

n
d

 th
e

 
p

e
rim

ete
r an

d
 can larg

e
ly b

e retain
e

d
. 

O
p

p
o

rtu
n

itie
s exist fo

r n
ew

 tre
e p

lantin
g

 
alo

n
g

 th
e p

e
rim

ete
r e

d
g

e an
d

 w
ith

in th
e

 
p

lo
t b

o
u

n
d

arie
s o

f th
e S

ite, w
h

ilst th
e

 
cre

atio
n o

f n
ew

 h
e

d
g

e
row

s th
ro

u
g

h th
e

 
d

eve
lo

p
m

e
nt p

ro
p

o
sals w

ill also
 su

p
p

o
rt 

e
n

h
an

ce
m

e
nt o

f b
io

d
ive

rsity o
n th

e S
ite

.
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N
o

ise
 an

d
 L

ig
h

t P
o

llu
tio

n

T
h

e co
m

m
e

rcial d
eve

lo
p

m
e

nt h
as th

e
 

p
o

te
ntial to

 in
cre

ase th
e leve

l o
f n

o
ise

 
an

d
 lig

ht p
o

llu
tio

n e
m

itte
d

 fro
m

 th
e

 
S

ite
. T

h
e o

nly se
n

sitive u
se

s ad
jace

nt 
to

 th
e S

ite are th
e re

sid
e

ntial d
w

e
llin

g
s 

situ
ate

d
 alo

n
g

 Lo
d

g
e L

an
e to

 th
e

 
e

ast. A
 su

b
stantial lan

d
scap

e b
u

ffe
r 

is to
 b

e retain
e

d
 an

d
 e

n
h

an
ce

d
 alo

n
g

 
th

e e
aste

rn b
o

u
n

d
ary to

 m
itig

ate any 
am

e
n

ity im
p

acts u
p

o
n th

e
se p

ro
p

e
rtie

s 
an

d
 o

th
e

r m
itig

atio
n m

e
asu

re
s id

e
ntifie

d
 

w
ith

in th
e n

o
ise su

rvey an
d

 lig
htin

g
 

asse
ssm

e
nt w

ill also
 b

e in
co

rp
o

rate
d

 
into

 th
e fin

al sch
e

m
e d

e
sig

n
s.

U
tilitie

s an
d

 S
e

rvice
s

Evid
e

ntly th
e

re are u
tility n

etw
o

rks 
availab

le w
ith

in th
e su

rro
u

n
d

in
g

 are
a 

th
at su

p
p

o
rt th

e exte
n

sive re
sid

e
ntial 

an
d

 co
m

m
e

rcial u
se

s in th
e lo

cality. 
D

eve
lo

p
m

e
nt o

n th
e S

ite w
o

u
ld

 b
e

 
ab

le to
 co

n
n

e
ct to

 th
e existin

g
 u

tilitie
s 

n
etw

o
rks an

d
 u

p
g

rad
e

s can b
e d

e
live

re
d

 
w

h
e

re n
e

ce
ssary to

 p
rovid

e th
e re

q
u

ire
d

 
cap

acity to
 se

rve th
e n

ew
 u

n
its.

G
ro

u
n

d
 C

o
n

d
itio

n
s an

d
 To

p
o

g
rap

h
y

T
h

e te
rrain is g

e
n

e
rally fl

at an
d

 th
e

re
 

are n
o

 to
p

o
g

rap
h

ical co
n

straints th
at 

n
e

e
d

 to
 b

e take
n into

 acco
u

nt w
ith

in
 

th
e d

e
sig

n o
f th

e layo
u

t, fu
rth

e
rm

o
re

 
g

ive
n th

e h
isto

rical u
se o

f th
e S

ite
 

fo
r ag

ricu
ltu

ral p
u

rp
o

se
s th

e
re is n

o
 

evid
e

n
ce to

 su
g

g
e

st th
e g

ro
u

n
d

 w
ill 

b
e co

ntam
in

ate
d

 o
r u

n
su

itab
le fo

r 
d

eve
lo

p
m

e
nt. 

Takin
g

 th
e ab

ove facto
rs into

 acco
u

nt, 
it is evid

e
nt th

at th
e d

e
live

ry o
f an

 
e

m
p

loym
e

nt-le
d

 d
eve

lo
p

m
e

nt o
n th

e
 

S
ite can b

e co
n

sid
e

re
d

 to
 b

e ach
ievab

le
.

H
e

ritag
e

T
h

e n
e

are
st d

e
sig

n
ate

d
 h

e
ritag

e asset 
is th

e G
rad

e ll L
iste

d
 C

h
u

rch o
f S

t P
au

l’s 
w

h
ich is 6

50
m

 n
o

rth e
ast o

f th
e S

ite
 

an
d

 th
e

re are n
o

 d
ire

ct view
s p

o
ssib

le
 

b
etw

e
e

n th
e tw

o
 lo

catio
n

s. In ad
d

itio
n

, 
th

e
re are n

o
 co

n
se

rvatio
n are

as w
ith

in
 

clo
se p

roxim
ity o

f th
e S

ite
. D

eve
lo

p
m

e
nt 

o
f th

e S
ite w

o
u

ld
 n

o
t th

e
refo

re h
arm

 th
e

 
settin

g
 o

f any d
e

sig
n

ate
d

 h
e

ritag
e assets 

in
clu

d
in

g
 C

o
n

se
rvatio

n
s A

re
as an

d
 

L
iste

d
 B

u
ild

in
g

s.
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V
iab

ility

N
atio

n
al p

lan
n

in
g

 p
o

licy g
u

id
an

ce
 

is cle
ar th

at asse
ssin

g
 th

e viab
ility o

f 
p

lan
s d

o
e

s n
o

t re
q

u
ire in

d
ivid

u
al te

stin
g

 
o

f eve
ry site to

 d
ete

rm
in

e viab
ility. 

N
o

tw
ith

stan
d

in
g

, M
G

D
 h

ave p
ro

m
o

te
d

, 
p

u
rsu

e
d

 p
lan

n
in

g
 p

e
rm

issio
n

, th
e

n b
u

ilt 
o

u
t an

d
 m

an
ag

e
d

 o
r d

isp
o

se
d

 o
f a larg

e
 

n
u

m
b

e
r o

f co
m

m
e

rcial d
eve

lo
p

m
e

nts 
acro

ss th
e n

o
rth w

e
st. T

h
is in

-d
e

p
th

 
kn

ow
le

d
g

e o
f th

e lo
cal lan

d
 m

arket 
p

rovid
e

s sig
n

ificant co
nfid

e
n

ce aro
u

n
d

 
th

e viab
ility o

f th
is S

ite
. 

T
h

e
re are n

o
 sig

n
ificant te

ch
n

ical o
r le

g
al 

issu
e

s affe
ctin

g
 th

e d
e

live
ry o

f th
e S

ite
. 

T
h

e S
ite typ

o
lo

g
y (g

re
e

nfie
ld

 statu
s, 

size, lo
catio

n an
d

 p
ro

p
o

se
d

 lan
d

 u
se) is 

ve
ry sim

ilar to
 a n

u
m

b
e

r o
f o

th
e

r site
s 

th
at M

G
D

 h
ave su

cce
ssfu

lly b
ro

u
g

ht 
to

 th
e m

arket, w
h

e
re a sig

n
ificantly 

p
o

sitive lan
d

 valu
e h

as b
e

e
n ach

ieve
d

 
as w

e
ll as b

e
in

g
 fu

lly p
o

licy co
m

p
liant 

o
n d

eve
lo

p
e

r co
ntrib

u
tio

n
s (w

h
e

re
 

re
q

u
ire

d
) an

d
 co

m
p

lyin
g

 w
ith th

e o
rig

in
al 

p
lan

n
in

g
 co

n
se

nt. A
s su

ch
, a d

etaile
d

 
viab

ility asse
ssm

e
nt o

r d
etaile

d
 viab

ility 
evid

e
n

ce is n
o

t co
n

sid
e

re
d

 n
e

ce
ssary as 

it is evid
e

nt th
at th

e S
ite is viab

le
. 
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9
 Illu

strative
 M

aste
rp

lan
 &

 D
e

sig
n

 P
rin

cip
le

s

A
n Illu

strative M
aste

rp
lan h

as b
e

e
n

 
p

re
p

are
d

 b
y A

E
W

 A
rch

ite
cts th

at 
d

e
m

o
n

strate
s h

ow
 th

e S
ite co

u
ld

 b
e

 
d

e
live

re
d

 fo
r e

m
p

loym
e

nt-le
d

 m
ixe

d
 u

se
 

d
eve

lo
p

m
e

nt. T
h

is se
ctio

n exp
lain

s th
e

 
sch

e
m

e p
ro

p
o

sals in a little m
o

re d
etail 

an
d

 sets o
u

t th
e key d

e
sig

n p
rin

cip
le

s.

S
ite

 C
h

aracte
ristics

T
h

e fin
d

in
g

s o
f su

rvey an
d

 ap
p

raisal 
w

o
rk u

n
d

e
rtake

n to
 d

ate h
as e

stab
lish

e
d

 
th

e
re are n

o
 kn

ow
n m

ajo
r co

n
straints 

w
h

ich w
o

u
ld

 p
re

clu
d

e th
e d

eve
lo

p
m

e
nt 

o
f th

e S
ite

. A
 su

m
m

ary o
f th

e S
ite an

d
 

co
ntextu

al co
n

sid
e

ratio
n

s w
h

ich h
ave

 
sh

ap
e

d
 th

e Illu
strative M

aste
rp

lan is as 
fo

llow
s:

	>L
an

d
scap

e
 an

d
 V

isu
al Im

p
acts 

To
 ad

d
re

ss th
e tran

sitio
n b

etw
e

e
n

 
th

e b
u

ilt fo
rm

 an
d

 th
e ad

jo
in

in
g

 o
p

e
n

 
lan

d
scap

e, th
e

re is th
e o

p
p

o
rtu

n
ity to

 
strate

g
ically p

o
sitio

n u
n

its o
f varyin

g
 

scale an
d

 size acro
ss th

e S
ite to

 
facilitate th

is tran
sitio

n an
d

 m
in

im
ise

 
any im

p
acts o

n th
e w

id
e

r lan
d

scap
e

. 
Fu

rth
e

rm
o

re, a lan
d

scap
e strate

g
y to

 
b

e d
eve

lo
p

e
d

 alo
n

g
sid

e a m
aste

rp
lan

 
fo

r th
e S

ite th
at w

ill p
ro

te
ct th

e existin
g

 
re

latio
n

sh
ip

 w
ith th

e su
rro

u
n

d
in

g
 

lan
d

scap
e

.

	>A
m

e
n

ity C
o

n
sid

e
ratio

n
s  

T
h

e p
re

se
n

ce o
f re

sid
e

ntial d
w

e
llin

g
s 

alo
n

g
 th

e n
o

rth o
f Lo

d
g

e L
an

e re
q

u
ire

s 
th

e Illu
strative M

aste
rp

lan to
 e

n
su

re
 

th
e

re w
ill b

e lim
ite

d
 e

m
issio

n
s (lig

ht, 
n

o
ise an

d
 d

u
st) an

d
 visu

al im
p

act 
u

p
o

n th
e

se p
ro

p
e

rtie
s. T

h
is h

as 
b

e
e

n re
fle

cte
d

 w
ith

in th
e Illu

strative
 

M
aste

rp
lan th

ro
u

g
h th

e sitin
g

 o
f 

m
o

re co
m

p
atib

le u
se

s an
d

 sm
alle

r 
u

n
its o

n th
e e

ast an
d

 so
u

th e
ast o

f 
th

e S
ite, h

ow
eve

r a m
o

re d
etaile

d
 

lan
d

scap
e strate

g
y an

d
 asse

ssm
e

nt 
w

ill co
m

p
re

h
e

n
sive

ly d
e

m
o

n
strate

 
h

ow
 th

e
se p

o
te

ntial im
p

acts can b
e

 
e

ffe
ctive

ly m
itig

ate
d

 ag
ain

st.

	>H
ig

h
w

ay acce
ss  

Fle
n

sb
u

rg
 W

ay acro
ss th

e so
u

th o
f 

th
e S

ite p
rovid

e
s th

e o
p

p
o

rtu
n

ity 
fo

r a su
itab

le an
d

 safe acce
ss p

o
int 

o
nto

 th
e h

ig
hw

ay n
etw

o
rk.T

h
e scale

 
an

d
 sh

ap
e o

f th
e S

ite le
n

d
s itse

lf to
 

b
rin

g
in

g
 fo

rw
ard

 an e
ffi

cie
nt layo

u
t 

fo
r e

m
p

loym
e

nt d
eve

lo
p

m
e

nt w
ith

 
a su

itab
le inte

rn
al ro

ad
 h

ie
rarchy 

th
at m

e
ets th

e re
q

u
ire

d
 h

ig
hw

ays 
stan

d
ard

s an
d

 p
re

se
nts a re

aso
n

ab
le

 
layo

u
t to

 allow
 th

e m
an

o
e

u
vrin

g
 

o
f H

e
avy G

o
o

d
s V

e
h

icle
s an

d
 

su
ffi

cie
nt p

arkin
g

 sp
ace

s to
 p

reve
nt a 

p
ro

life
ratio

n o
f o

n
-stre

et p
arkin

g
. 

 T
h

e
re is also

 th
e p

o
te

ntial fo
r a 

se
co

n
d

ary acce
ss fo

r th
e site to

 b
e

 
p

rovid
e

d
 o

nto
 to

 th
e so

u
th an

d
 w

e
st o

f 
th

e site tow
ard

s G
o

ld
cre

st A
ve

n
u

e an
d

 
Tan

k R
o

u
n

d
ab

o
u

t (Fle
n

sb
u

rg
 W

ay /
 

P
e

nw
o

rth
am

 W
ay /

 G
o

ld
cre

st A
ve

n
u

e) 
th

ro
u

g
h th

e w
id

e
r A

58
2 im

p
rove

m
e

nts 
th

at are b
e

in
g

 p
ro

p
o

se
d

 b
y LC

C
. T

h
is 

w
ill b

e review
e

d
 in m

o
re d

etail at 
th

e ap
p

ro
p

riate stag
e an

d
 w

o
u

ld
 b

e
 

su
b

je
ct to

 d
e

sig
n fe

asib
ility te

stin
g

.

	>Tre
e

s an
d

 E
co

lo
g

y 
T

h
e m

ajo
rity o

f tre
e

s an
d

 h
e

d
g

e
row

s 
o

n th
e S

ite are aro
u

n
d

 th
e p

e
rim

ete
r 

an
d

 can larg
e

ly b
e retain

e
d

, h
ow

eve
r 

th
e

re is a sm
all n

u
m

b
e

r o
f tre

e
s 

an
d

 h
e

d
g

e
row

s w
ith

in th
e S

ite th
at 

are like
ly to

 b
e lo

st to
 facilitate th

e
 

d
eve

lo
p

m
e

nt o
f th

e S
ite

. O
p

p
o

rtu
n

itie
s 

to
 e

n
h

an
ce b

io
d

ive
rsity can b

e
 

in
co

rp
o

rate
d

 th
ro

u
g

h th
e d

eve
lo

p
m

e
nt 

p
ro

p
o

sals to
 im

p
rove th

e co
n

d
itio

n
 

o
f existin

g
 w

o
o

d
lan

d
 an

d
 cre

ate n
ew

 
h

e
d

g
e

row
s an

d
 w

ild
flow

e
r p

lantin
g

 
to

 in
cre

ase sp
e

cie
s d

ive
rsity. A

 
co

m
p

re
h

e
n

sive lan
d

scap
e strate

g
y 

w
ill b

e im
p

le
m

e
nte

d
 th

at w
ill allow

 
fo

r a p
lantin

g
 sch

e
m

e to
 e

n
h

an
ce

 
th

e n
u

m
b

e
r an

d
 q

u
ality o

f tre
e

s an
d

 
h

e
d

g
e

row
s o

n th
e S

ite, w
h

ich w
ill 

th
e

n p
rovid

e h
ab

itat an
d

 fo
rag

in
g

 
o

p
p

o
rtu

n
itie

s fo
r b

io
d

ive
rsity. It is 

exp
e

cte
d

 th
at n

o
 o

ffsite m
itig

atio
n w

ill 
b

e re
q

u
ire

d
 fo

r th
e

se h
ab

itat typ
e

s 
b

ase
d

 o
n th

e p
re

lim
in

ary m
aste

rp
lan

 
an

d
 lan

d
scap

e d
e

sig
n

s.
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S
ite

 O
p

p
o

rtu
n

itie
s 

an
d

 D
e

sig
n

 P
rin

cip
le

s

T
h

e
 O

p
p

o
rtu

n
ity

T
h

is S
ite p

rovid
e

s an o
p

p
o

rtu
n

ity to
 

d
e

live
r a m

ix o
f h

ig
h q

u
ality b

u
sin

e
ss 

an
d

 in
d

u
strial acco

m
m

o
d

atio
n to

 m
e

et 
g

row
in

g
 d

e
m

an
d

 in S
o

u
th R

ib
b

le
. 

T
h

is is a h
ig

hly a su
stain

ab
le an

d
 w

e
ll 

co
n

n
e

cte
d

 lo
catio

n th
at m

e
ets th

e
 

m
arket re

q
u

ire
m

e
nts fo

r in
d

u
strial an

d
 

lo
g

istics o
ccu

p
ie

rs. T
h

e
re is also

 th
e

 
o

p
p

o
rtu

n
ity to

 d
e

live
r a m

o
re b

alan
ce

d
 

m
ix o

f e
m

p
loym

e
nt acco

m
m

o
d

atio
n at 

a ran
g

e o
f scale

s w
ith flexib

ility b
u

ilt in
 

to
 th

e m
aste

rp
lan to

 allow
 fo

r ch
an

g
e

s 
in fu

tu
re m

arket d
e

m
an

d
, th

at h
e

lp
 to

 
cre

ate a co
m

p
le

m
e

ntary o
ffe

r to
 th

e
 

larg
e fo

rm
at lo

g
istics o

ffe
r p

rovid
e

d
 

alo
n

g
 th

e M
6

 co
rrid

o
r, rath

e
r th

an
 

co
m

p
etin

g
 w

ith it.

A
n attractive an

d
 h

ig
h q

u
ality 

e
m

p
loym

e
nt an

d
 b

u
sin

e
ss p

ark is to
 b

e
 

d
e

live
re

d
 at th

e S
ite th

at w
ill co

ntrib
u

te
 

tow
ard

s d
e

live
rin

g
 n

ew
 jo

b
 o

p
p

o
rtu

n
itie

s 
an

d
 e

co
n

o
m

ic g
row

th in S
o

u
th R

ib
b

le
.

K
ey D

e
sig

n
 P

rin
cip

le
s

T
h

e lim
ite

d
 site co

n
straints h

ave b
e

e
n

 
take

n into
 acco

u
nt an

d
 a n

u
m

b
e

r o
f 

o
p

p
o

rtu
n

itie
s p

re
se

nt th
e

m
se

lve
s w

h
ich

 
h

ave b
e

e
n take

n into
 acco

u
nt w

h
e

n
 

p
ro

d
u

cin
g

 th
e Illu

strative M
aste

rp
lan:

1.	
D

e
live

r h
ig

h q
u

ality an
d

 attractive
 

e
m

p
loym

e
nt acco

m
m

o
d

atio
n to

 
m

e
et lo

cal n
e

e
d

s, allow
in

g
 fo

r 
flexib

ility in th
e p

h
asin

g
 an

d
 n

atu
re

 
o

f acco
m

m
o

d
atio

n to
 m

e
et m

arket 
d

e
m

an
d

.

2
.	

In
co

rp
o

rate a h
ig

h q
u

ality lan
d

scap
e

 
strate

g
y w

ith
in th

e layo
u

t to
: 

 a) m
itig

ate any lan
d

scap
e, visu

al o
r 

am
e

n
ity im

p
acts 

 b
) e

n
h

an
ce th

e b
io

d
ive

rsity valu
e o

f 
th

e S
ite

 
 c) p

ro
m

o
te an attractive d

eve
lo

p
m

e
nt 

w
ith a stro

n
g

 re
latio

n
sh

ip
 b

etw
e

e
n

 
th

e b
u

ilt an
d

 n
atu

ral e
nviro

n
m

e
nt 

 d
) e

n
su

re re
p

lace
m

e
nt p

lantin
g

 fo
r 

any tre
e

s o
r h

e
d

g
e

row
s lo

st as p
art o

f 
th

e d
eve

lo
p

m
e

nt 
 e) co

ntrib
u

te tow
ard

s th
e p

rovisio
n

 
o

f a su
stain

ab
le d

rain
ag

e syste
m

 fo
r 

th
e S

ite

3
.	

T
h

ro
u

g
h th

e scalin
g

, m
assin

g
, an

d
 

p
o

sitio
n

in
g

 o
f stru

ctu
re

s, th
e d

e
sig

n
 

w
ill lo

o
k to

 cre
ate a b

u
ilt fo

rm
 th

at is 
se

n
sitive to

 its su
rro

u
n

d
in

g
s. 

Illu
strative

 M
aste

rp
lan

 an
d

 
P

ro
p

o
se

d
 S

ch
e

m
e

T
h

e Illu
strative M

aste
rp

lan
 

d
e

m
o

n
strate

s h
ow

 th
e S

ite co
u

ld
 

b
e d

eve
lo

p
e

d
 fo

r an e
m

p
loym

e
nt-

le
d

 m
ixe

d
 u

se sch
e

m
e in a w

ay th
at 

re
sp

o
n

d
s p

o
sitive

ly to
 th

e m
arket 

o
p

p
o

rtu
n

ity th
at exists, site sp

e
cific 

co
n

straints an
d

 th
e d

e
sig

n visio
n

.

T
h

e Illu
strative M

aste
rp

lan
 

d
e

m
o

n
strate

s th
at th

e S
ite h

as cap
acity 

to
 d

e
live

r c.350
,0

0
0

 sq
 ft (32,0

0
0

 sq
m

) 
o

f n
ew

 e
m

p
loym

e
nt an

d
 co

m
m

e
rcial 

flo
o

rsp
ace

. T
h

e u
n

its vary in size an
d

 
co

m
p

rise o
f te

n in
d

ivid
u

al in
d

u
strial o

r 
lo

g
istic u

n
its ran

g
in

g
 fro

m
 22,0

0
0

 sq
 ft 

(2,0
0

0
 sq

m
) to

 8
0

,0
0

0
 sq

 ft (7,50
0

sq
m

), 
w

ith th
e cap

ab
ility to

 b
e su

b
-d

ivid
e

d
 to

 
re

sp
o

n
d

 to
 m

arket d
e

m
an

d
 an

d
 p

rovid
e

 
o

p
p

o
rtu

n
itie

s fo
r sm

alle
r u

n
its fo

r S
M

E
s 

an
d

 start u
p

 b
u

sin
e

sse
s.

To
 co

m
p

le
m

e
nt th

e e
m

p
loym

e
nt 

u
se

s, th
e

re is also
 th

e o
p

p
o

rtu
n

ity 
to

 u
tilise th

e S
ite’s lo

catio
n o

n th
e

 
strate

g
ic ro

ad
 n

etw
o

rk an
d

 cre
ate an

 
attractive fro

ntag
e to

 th
e d

eve
lo

p
m

e
nt 

b
y intro

d
u

cin
g

 ‘ro
ad

 sid
e’ u

se
s ran

g
in

g
 

fro
m

 4,50
0

 sq
 ft (413sq

m
) to

 6
,50

0
 sq

 
ft (6

0
0

 sq
m

). R
o

ad
 sid

e u
se

s co
u

ld
 

in
clu

d
e a P

etro
l Fillin

g
 S

tatio
n

, Fam
ily 

P
u

b
 o

r D
rive T

h
ru

.

T
h

e M
aste

rp
lan w

ill evo
lve as m

o
re

 
te

ch
n

ical su
rvey w

o
rk is u

n
d

e
rtake

n
 

an
d

 th
ro

u
g

h e
n

g
ag

e
m

e
nt w

ith key 
stake

h
o

ld
e

rs su
ch as S

o
u

th R
ib

b
le

 
C

o
u

n
cil, statu

to
ry co

n
su

lte
e

s an
d

 th
e

 
lo

cal co
m

m
u

n
ity.
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K
ey fe

atu
re

s o
f th

e Illu
strative

 
M

aste
rp

lan are su
m

m
arise

d
 as fo

llow
s:

V
e

h
icu

lar A
cce

ss: T
h

e
re are seve

ral 
o

p
tio

n
s fo

r ve
h

icu
lar acce

ss to
 th

e S
ite, 

in
clu

d
in

g
 th

e ce
ntre o

f th
e so

u
th

e
rn

 
b

o
u

n
d

ary fro
m

 Fle
n

sb
u

rg
 W

ay w
h

e
re

 
th

e lay-b
y is cu

rre
ntly situ

ate
d

. 

	>Inte
rn

al R
o

ad
 H

ie
rarchy: T

h
e acce

ss 
p

o
int w

ill co
n

n
e

ct to
 a ro

u
n

d
ab

o
u

t 
in th

e ce
ntre o

f th
e S

ite w
h

ich w
ill 

p
rovid

e th
re

e p
rim

ary inte
rn

al acce
ss 

ro
ad

s (e
ast, w

e
st an

d
 n

o
rth w

e
st). It 

is e
nvisag

e
d

 th
at th

e larg
e

r u
n

its w
ill 

b
e situ

ate
d

 to
 th

e n
o

rth w
e

st o
f th

e
 

ro
u

n
d

ab
o

u
t, w

h
ilst th

e sm
alle

r size
d

 
in

d
u

strial u
n

its w
ill b

e situ
ate

d
 to

 th
e

 
w

e
st o

f th
e ro

u
n

d
ab

o
u

t an
d

 th
e ro

ad
 

sid
e u

n
its to

 th
e so

u
th e

ast. O
ff e

ach
 

o
f th

e th
re

e p
rim

ary inte
rn

al acce
ss 

ro
ad

s e
ach u

n
it w

ill b
e acce

ssib
le via 

se
co

n
d

ary ro
ad

s co
n

n
e

ctin
g

 to
 th

e
 

p
arkin

g
 are

a in fro
nt o

f o
r alo

n
g

sid
e

 
e

ach u
n

it, w
h

ilst lo
ad

in
g

 yard
s are

 
g

e
n

e
rally lo

cate
d

 to
 th

e re
ar. T

h
is 

p
rovid

e
s a d

e
fin

itive inte
rn

al ro
ad

 
h

ie
rarchy w

ith safe acce
ss an

d
 e

g
re

ss 
fro

m
 e

ach u
n

it to
 Fle

n
sb

u
rg

 W
ay.  

 

T
h

e ro
u

n
d

ab
o

u
t allow

s fo
r th

e
 

se
p

aratio
n o

f larg
e

r (H
G

V
’s) ve

h
icle

s 
typ

ically acce
ssin

g
 th

e larg
e

r in
d

u
strial 

u
n

its fro
m

 th
e sm

alle
r ve

h
icle

s (cars) 
acce

ssin
g

 th
e ro

ad
-sid

e u
n

its. 

	>P
arkin

g
 P

rovisio
n: It is anticip

ate
d

 
th

at aro
u

n
d

 6
0

0
 car p

arkin
g

 sp
ace

s 
co

u
ld

 b
e acco

m
m

o
d

ate
d

, as w
e

ll as 
m

akin
g

 allow
an

ce fo
r th

e n
e

ce
ssary 

q
u

antu
m

 o
f acce

ssib
le p

arkin
g

 sp
ace

s 
fo

r d
isab

le
d

 u
se

rs. T
h

e car p
arkin

g
 

p
rovisio

n is p
rovid

e
d

 to
 ad

o
p

te
d

 
stan

d
ard

s to
 se

rve e
ach u

n
it.

	>P
e

d
e

strian M
ove

m
e

nt: Fo
o

tp
ath

s are
 

to
 b

e p
rovid

e
d

 o
n b

o
th sid

e
s o

f th
e

 
inte

rn
al ro

ad
s u

p
 to

 th
e p

o
int o

f th
e

 
p

rim
ary p

e
d

e
strian acce

ss to
 e

ach u
n

it 
to

 allow
 fo

r safe w
alkin

g
 m

ove
m

e
nts 

th
ro

u
g

h
o

u
t th

e site
. T

h
e p

e
d

e
strian

 
acce

ss to
 th

e S
ite w

ill b
e sh

are
d

 w
ith

 
th

e ve
h

icu
lar acce

ss p
o

int, w
ith n

o
 cu

t-
th

ro
u

g
h

s alo
n

g
 th

e e
ast b

o
u

n
d

ary to
 

Lo
d

g
e L

an
e to

 re
d

u
ce th

e p
o

te
ntial fo

r 
crim

e o
r anti-so

cial b
e

h
avio

u
r an

d
 to

 
m

axim
ise th

e p
o

te
ntial fo

r b
io

d
ive

rsity 
e

n
h

an
ce

m
e

nts alo
n

g
 th

is p
e

rim
ete

r.

G
e

n
e

ral A
rran

g
e

m
e

n
t: T

h
e sm

alle
r 

in
d

u
strial u

n
its are p

ro
p

o
se

d
 to

 th
e

 
so

u
th

, ce
ntre an

d
 e

ast o
f th

e S
ite, w

h
ilst 

larg
e

r stru
ctu

re
s are lo

cate
d

 tow
ard

s 
th

e n
o

rth an
d

 w
e

st. T
h

is w
ill cre

ate a 
tran

sitio
n in th

e scalin
g

 an
d

 m
assin

g
 

o
f stru

ctu
re

s acro
ss th

e S
ite, w

ith th
e

 
sm

alle
st stru

ctu
re

s in th
e m

o
re visu

ally 
p

ro
m

in
e

nt so
u

th e
ast co

rn
e

r an
d

 th
e

 
larg

e
st u

n
its to

 th
e n

o
rth w

h
ich w

ill b
e

 
extre

m
e

ly w
e

ll scre
e

n
e

d
 b

y existin
g

 an
d

 
p

ro
p

o
se

d
 ve

g
etatio

n
. 

T
h

is ap
p

ro
ach re

sp
o

n
d

s to
 th

e visu
al an

d
 

lan
d

scap
e ch

aracte
ristics o

f th
e S

ite
.

L
an

d
scap

e
 an

d
 P

lan
tin

g
: E

xistin
g

 
tre

e
s an

d
 h

e
d

g
e

row
s aro

u
n

d
 th

e
 

p
e

rim
ete

r o
f th

e S
ite w

ill b
e retain

e
d

 
w

h
e

reve
r p

o
ssib

le as th
ey p

rovid
e

 
valu

ab
le scre

e
n

in
g

, e
sp

e
cially alo

n
g

 
th

e w
e

ste
rn b

o
u

n
d

ary alo
n

g
sid

e
 

e
co

lo
g

ical valu
e

. T
h

e key fe
atu

re o
f th

e
 

n
ew

 lan
d

scap
e p

ro
p

o
sals is th

e b
u

ffe
r 

ran
g

in
g

 b
etw

e
e

n 15m
 to

 20
m

 p
ro

p
o

se
d

 
alo

n
g

 th
e e

ast o
f th

e S
ite fro

ntin
g

 o
nto

 
Lo

d
g

e L
an

e, w
h

ich w
ill h

e
lp

 to
 m

itig
ate

 
any visu

al o
r am

e
n

ity im
p

acts u
p

o
n th

e
 

o
ccu

p
ie

rs o
f th

e ad
jace

nt d
w

e
llin

g
s. 

N
ew

 tre
e p

lantin
g

 an
d

 lan
d

scap
in

g
 

is th
e

n p
ro

p
o

se
d

 th
ro

u
g

h
o

u
t th

e S
ite, 

w
h

ich w
ill b

e d
e

sig
n

e
d

 in co
nju

n
ctio

n
 

w
ith th

e d
rain

ag
e strate

g
y w

h
ich w

ill 
se

e
k to

 inte
g

rate su
stain

ab
le d

rain
ag

e
 

m
e

asu
re

s.
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10
 S

u
m

m
ary an

d
 C

o
n

clu
sio

n
s

T
h

e
 lan

d
 at Fle

n
sb

u
rg

 W
ay an

d
 

P
e

n
w

o
rth

am
 W

ay re
p

re
se

n
ts an

 
o

p
p

o
rtu

n
ity fo

r th
e

 d
e

ve
lo

p
m

e
n

t o
f 

ap
p

ro
xim

ate
ly 350

,0
0

0
 sq

 ft (32
,0

0
0

 
sq

m
) h

ig
h

 q
u

ality an
d

 fl
e

xib
le

 
e

m
p

lo
ym

e
n

t an
d

 co
m

m
e

rcial sp
ace

 
to

 m
e

e
t an

 e
vid

e
n

ce
d

 n
e

e
d

. 

T
h

e Illu
strative M

aste
rp

lan d
e

m
o

n
strate

s 
th

at th
e p

ro
p

o
se

d
 d

eve
lo

p
m

e
nt can

 
b

e d
e

live
re

d
 o

n th
e S

ite b
y re

sp
o

n
d

in
g

 
p

o
sitive

ly to
 th

e site
-sp

e
cific co

n
straints 

an
d

 e
n

su
rin

g
 a h

ig
h q

u
ality d

eve
lo

p
m

e
nt 

th
at su

cce
ssfu

lly inte
g

rate
s th

e b
u

ilt an
d

 
n

atu
ral e

nviro
n

m
e

nt.

T
h

is D
eve

lo
p

m
e

nt S
tate

m
e

nt h
as 

d
e

m
o

n
strate

d
 th

at:

	>T
h

e C
e

ntral L
an

cash
ire E

m
p

loym
e

nt 
L

an
d

 S
tu

d
y 20

17, 20
19 an

d
 th

e 20
22 

u
p

d
ate

s co
nfirm

s th
at S

o
u

th R
ib

b
le

 
h

as a fu
rth

e
r n

e
e

d
 o

f 25.6
8

h
a o

f 
ad

d
itio

n
al e

m
p

loym
e

nt lan
d

 ag
ain

st 
th

e b
ackd

ate
d

 su
p

p
ly fo

r th
e p

lan
 

p
e

rio
d

 to
 20

38
. T

h
is n

e
e

d
 can

n
o

t b
e

 
acco

m
m

o
d

ate
d

 o
n su

itab
le lan

d
 w

ith
in

 
th

e existin
g

 u
rb

an are
as o

r o
n lan

d
 

th
at is n

o
t cu

rre
ntly G

re
e

n B
e

lt an
d

 
so

 exce
p

tio
n

al circu
m

stan
ce

s exist 
to

 re
le

ase lan
d

 fro
m

 th
e G

re
e

n b
e

lt 
in o

rd
e

r th
at fu

tu
re e

m
p

loym
e

nt lan
d

 
re

q
u

ire
m

e
nts can b

e m
et in fu

ll.

	>W
h

e
n co

n
sid

e
re

d
 ag

ain
st th

e five
 

p
u

rp
o

se
s fo

r in
clu

d
in

g
 lan

d
 w

ith
in

 
th

e G
re

e
n B

e
lt set o

u
t at p

arag
rap

h
 

143 o
f th

e N
P

P
F, th

e S
ite m

ake
s 

b
etw

e
e

n a ‘Low
 C

o
ntrib

u
tio

n’ an
d

 ‘N
o

 
C

o
ntrib

u
tio

n’ an
d

 so
 re

le
ase o

f th
e lan

d
 

fro
m

 th
e G

re
e

n B
e

lt can b
e ju

stifie
d

. 

	>T
h

e S
ite’s re

m
oval fro

m
 th

e G
re

e
n B

e
lt 

can also
 b

e ju
stifie

d
 in th

e co
ntext o

f its 
d

e
sig

n
atio

n as an A
re

a o
f S

e
p

aratio
n

 
in th

e S
o

u
th R

ib
b

le Lo
cal P

lan (A
S3 – 

B
etw

e
e

n Farin
g

to
n

, Lo
sto

ck H
all an

d
 

P
e

nw
o

rth
am

) as lan
d

 to
 th

e so
u

th
 

o
f Fle

n
sb

u
rg

 W
ay is to

 re
m

ain in
 

th
e G

re
e

n B
e

lt th
at w

ill still fu
lfil th

is 
fu

n
ctio

n
. T

h
e u

rb
an

ise
d

 n
atu

re o
f th

e
 

G
re

e
n B

e
lt im

m
e

d
iate

ly ad
jace

nt to
 

th
e S

ite fu
rth

e
r ju

stifie
s its re

m
oval an

d
 

ap
p

ro
p

riate
n

e
ss fo

r d
eve

lo
p

m
e

nt.

	>T
h

e
re are a lim

ite
d

 n
u

m
b

e
r o

f p
hysical 

an
d

 te
ch

n
ical co

n
straints asso

ciate
d

 
w

ith th
e S

ite th
at w

o
u

ld
 re

strict 
d

eve
lo

p
m

e
nt.

	>T
h

e Illu
strative M

aste
rp

lan p
re

se
nts 

a d
e

live
rab

le layo
u

t th
at re

sp
o

n
d

s to
 

th
e S

ite’s o
p

p
o

rtu
n

itie
s an

d
 co

n
straints 

an
d

 ach
ieve

s th
e d

e
sig

n visio
n

.

T
h

e
 lan

d
 at Fle

n
sb

u
rg

 W
ay an

d
 

P
e

n
w

o
rth

am
 W

ay is b
e

in
g

 p
ro

m
o

te
d

 
b

y M
ap

le
 G

ro
ve

 D
e

ve
lo

p
m

e
n

ts w
h

o
 

are
 a lo

cally b
ase

d
 d

e
ve

lo
p

e
r w

ith
 

a lo
n

g
 e

stab
lish

e
d

 track re
co

rd
 o

f 
d

e
live

rin
g

 h
ig

h
 q

u
ality e

m
p

lo
ym

e
n

t 
acco

m
m

o
d

atio
n

 in
 L

an
cash

ire
 an

d
 

th
e

 N
o

rth
 W

e
st an

d
 so

 th
is p

ro
vid

e
s 

th
e

 assu
ran

ce
 th

at w
h

at is b
e

in
g

 
p

ro
p

o
se

d
 is b

o
th

 d
e

live
rab

le
 an

d
 

viab
le

.
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