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1. Report Summary

1.1. This application seeks to vary conditions imposed on permission 07/2018/8309/FUL   to allow for minor alterations, and to align conditions which refer to previously approved plans to the new approval if granted. 
1.2. The application relates to a 0.7ha piece of land located at the School and Golden Hill Lane junction. Currently cleared, the site has permission for, and is under construction with a new food store. 
1.3. Following publicity two letters of representation have been received. Statutory consultees comments have also been taken into account
1.4. The proposal site is designated as Existing Built Up Area (Policy B1). In policy and spatial separation terms the scheme is considered compliant, and having regard to the following commentary, it is recommended that approval to vary conditions should be approved 
2. Application Site and Surrounding Area

2.1. The proposal site is a 0.7ha piece of land at the junction of Golden Hill and School Lanes, Leyland. Golden Hill Lane runs in an east to west direction along the sites northern edge, whilst School Lane spans the western boundary. 
2.2. Immediately north across Golden Hill Lane are no’s 120-138 Great Park Drive and 106-124 Golden Hill Lane, and facing in the west are no’s 45-65 School Lane and 131 Golden Hill Lane. 77 Golden Hill Lane (commercial) abuts the eastern site boundary, with no’s 25-27 Kingswood Road behind this property, and in the south is Stonehouse Nursery (Grade II listed). 
2.3. Primary site access is immediately north of the nursery in the west and 60m south of the Golden Hill junction. The site is under construction for erection of a food store approved in 2019, and within land designated by Policy B1 (Existing Built Up Area) of the South Ribble Local Plan. 

3. Site Context / Planning History 

3.1. There are around 40 planning applications on the site history; most of which pre-date 1999. The only applications of relevance are 
· 07/2018/8309/FUL (as discharged 07/2020/00180/DIS) - Erection of single storey food store (Class A1) with associated works and car parking following demolition of existing buildings. Approved 2019

· 07/2019/8177/ADV – advertisement consent. Approved 2019

4. Proposal
4.1. This application seeks to vary conditions imposed on permission 07/2018/8309/FUL   to allow for minor alterations, and to align conditions which refer to previously approved plans to the new approval if granted. Each condition is taken in turn as follows;

4.2. Proposed alterations to the scheme which require variation of conditions are:
1. Replacement of delivery enclosure with an acoustic fence – this replacement ensures that plans and noise impact assessment accord with one another as the noise impact assessment suggested an enclosure as mitigation, but this was not shown on approved plans. Acoustic fencing would be 3.5m high and would reduce noise to adjacent properties. As acoustic fencing would also screen the service dock noise from delivery vehicles is expected to reduce to ‘low impact’. Approved buffer landscaping to the eastern side would also be installed. 
2. Erection of external lobby with brickwork and canopy extension – this extends the entrance lobby by 19m² in line with corporate design objectives. There would be no other change to the store floor area.
3. Erection of substation which had been omitted from approved plans. - This would be located to the west of the site adjacent the junction of School and Golden Hill Lanes. Although in a fairly prominent location existing hedgerow would be retained so that visually this shouldn’t be overtly impactful. These structures have been installed on other supermarket sites throughout the borough and are generally fairly insignificant, 
4. Landscaping alterations – The applicants statement suggests the following changes:

a. Erection of a ‘Broxamp Beaumaris’ 1.1m high, black post and rail fence along Golden Hill Lane – this would be where hedgerow is already approved for removal

b. Removal of a strip of landscaping near to disabled bays dues to restricted size
c. Extra landscaping around the approved totem sign North-western corner)

d. Retention and infill of stone wall along School Lane using in part stone and copings salvaged from the recently demolished school – the applicant has taken residents comments into account and proposal drawings show the original ‘Balshaw’s School’ sign and datestones as a decorative wall feature
Originally proposals showed more industrial boundary treatments but following discussions with the applicant plans have changed and the above are now proposed. Already approved soft landscaping and boundary treatments including high visibility pedestrian guardrail along the adjacent nursery frontage will still be introduced, but overall the proposals to vary landscaping are considered acceptable.

4.3. On the basis that the above changes are acceptable to members the following changes are proposed

1. Condition 2 was imposed as:  
 “The development hereby permitted shall be carried out in accordance with the following approved 
plans and suite of documents: 
· Air quality assessment (BWB MCP2101: October 2018) 

· Arboricultural Assessment (Bowland: June 2018) 

· Community infrastructure levy forms 
· Design & access statement (2259BOLDAS V1: Oct 2018 Harris Partnership) 
· Ecological Assessment (Bowland Ecology 17.941: Sept 18) 

· Employment & Skills Assessment (in Planning Statement) 

· Geo-Environmental Investigations (Earth Environmental A2346/18: July 18) 
· Testing report (Murray Rix MRN3240/38: June 18 
· Waste classification report (Earth Environmental 9SCCH-9WPEP-EHYZL) 
· Gas monitoring report and borehole log (Earth Environmental) 

· Heritage statement (Orion: July 18) 

· Noise Impact Assessment (BWB MCP2101: October 2018) 
· Planning & retail statement (GVA/HOW: Oct 18) 
· Soil Analysis (DETS Ltd 18-76122: June 18) 
· Transport statement and School Lane modelling report (Cameron Rose) 

· Travel plan (Cameron Rose) 

· Existing Plan 

· Site plan ((2259BOL-099 (Harris Partnership) 
· Proposed Plans 

· Site location plan (2259BOL-098 (Harris Partnership) 
· Floor plan (2259BOL-101 Rev B (Harris Partnership) 
· Roof plan (2259BOL-104 (Harris Partnership) 
· Landscaping (V2259BOL-L01 Rev D (Vector) 
· Boundary treatments (2259BOL- 103 Rev D (Harris Partnership) 
· Elevations (2259BOL-102 Rev D (Harris Partnership) 
· Site plan (2259BOL-100 Rev G (Harris Partnership) 
· Visual - front elevation (2259BOL-CGI101 (Harris Partnership) 
· Materials Schedule (Design & Access Statement Paragraph 6.6) 

Reason: For the avoidance of doubt and to ensure a satisfactory standard of development” 
Condition 2 is now proposed to be: 

The development hereby permitted shall be carried out in accordance with the following approved 
plans and suite of documents: 
· Air quality assessment (BWB MCP2101: October 2018) 
· Arboricultural Assessment (Bowland: June 2018) 
· Community infrastructure levy forms 
· Design & access statement (2259BOLDAS Rev A 20201103 (Harris Partnership)  
· Ecological Assessment (Bowland Ecology 17.941: Sept 18) 
· Employment & Skills Assessment (in Planning Statement) 
· Geo-Environmental Investigations (Earth Environmental A2346/18: July 18) 
· Testing report (Murray Rix MRN3240/38: June 18 
· Waste classification report (Earth Environmental 9SCCH-9WPEP-EHYZL) 
· Gas monitoring report and borehole log (Earth Environmental) 

· Heritage statement (Orion: July 18) 
· Noise Impact Assessment (BWB MCP2101 Issue 5: October 2020) 
· Noise Management Plan 9MCP2102 October 2020)
· Planning & retail statement (GVA/HOW: Oct 18) 
· Soil Analysis (DETS Ltd 18-76122: June 18) 
· Transport statement and School Lane modelling report (Cameron Rose) 
· Travel plan (Cameron Rose) 

· Existing Plan 

· Site plan ((2259BOL-099 (Harris Partnership) 
· Proposed Plans 

· Site location plan (2259BOL-098 (Harris Partnership) 
· Floor plan (2259BOL-101 Rev D Rev D(Harris Partnership) 
· Roof plan (2259BOL-104 Rev B (Harris Partnership) 
· Landscaping (V2259BOL-L01 Rev B Rev F(Vector) 
· Boundary treatments (2259BOL- 103 Rev K Rev E (Harris Partnership) 
· Elevations (2259BOL-102 Rev J Rev J (Harris Partnership) 
· Site plan (2259BOL-100R (Harris Partnership) 
· Visual - front elevation (2259BOL-CGI-101D (Harris Partnership) 
· Materials Schedule (Design & Access Statement Paragraph 6.6) 
· Supporting statement (1741/ER/LN: 4.1120 Avison Young)
· Stone boundary Wall (2259BOL-213A Harris Partnership)
Reason: For the avoidance of doubt and to ensure a satisfactory standard of development”

4.4. The following conditions also refer to previously approved plans and would therefore need amending

4.5. Existing Condition 7 would be replaced by: 

The approved landscaping scheme (V2259-LOL-Rev B(Vector) shall be implemented in the first planting season following completion of the development, or first occupation/use, whichever is the soonest. The approved scheme shall be maintained by the applicant or their successors in title thereafter for a period of 5 years to the satisfaction of the local planning authority. This maintenance shall include the replacement of any tree or shrub which is removed, becomes seriously damaged, seriously diseased or dies, by the same species or different species, and shall be agreed in writing by the local planning authority. The replacement tree or shrub must be of similar size to that originally planted. 
REASON: In the interests of the amenity of the area in accordance with Policy 17 in the Central Lancashire Core Strategy and Policy G8 in the South Ribble Local Plan 2012-2026
4.6. Existing Condition 13 would be replaced by:
Cycling and Motorcycle facilities to be provided in accordance with approved site plan 2259BOL-100 Rev R (Harris Partnership) before first occupation of the building hereby approved. These shall be retained and maintained thereafter unless with the written approval of the local planning authority. 
REASON: To allow for the effective use of the parking areas the promotion of sustainable forms of transport and aid social inclusion.
4.7. Existing Condition 14 would be replaced by

Prior to first occupation of the development hereby approved, the parking spaces identified on approved site layout 2259BOL-100 Rev R (Harris Partnership shall be drained and surfaced with a material to be agreed by the Local Planning Authority. This area shall be retained at all times thereafter and shall not be used for any purpose other than the parking of vehicles. 
REASON: To ensure the provision and retention of adequate on-site parking in the interests of residential amenity and highway safety as required by Policy F1 and Policy G17 in the South Ribble Local Plan 2012-2026
4.8. Amendments are also proposed to Condition 20 to ensure that store opening would not be impacted by delays in receiving the post construction review certificate (BREEAM Construction standards).  As set out in the letter prepared by SOL Environmental there are a number of factors which would prevent the issuing of a PCR Certificate prior to the occupation of the development. These include: 
• ‘As Built’ evidence required to complete the assessment cannot be produced until the building is fully completed. 

• BREEAM assessor must complete a site inspection to verify all BREEAM measures have been implemented. 

• Sufficient time needed to collate, assess, and verify all information. 

• The final assessment is sent to the BRE for quality assurance which typically takes 6 – 8 weeks. 

• Sufficient time must be allowed to respond to and resolve queries as a part of the QA process, which typically requires a number of re-submissions. 

For these reasons it will typically take up to 12 months after initial occupation to obtain the final PCR Certification. In order to ensure that the Applicant remains compliant with the planning conditions, it is therefore requested that the Condition wording is amended as set out in the following paragraphs.  The proposed wording also takes account of the Councils requirement for BREEAM ‘Good’ rating as per discharge of Condition 18 (Ref: 07/2020/00180/DIS) 

Existing Condition 20 now reads as 
“On completion of the development, and prior to first occupation a Building Research Establishment 
issued Post Construction Review Certificate confirming that the development has achieved a BREEAM rating of 'Very Good' (or where possible in urban area) 'Excellent' has been submitted to and approved in writing by the Local Planning Authority” 
REASON: To be in accordance with Policy 27 in the Central Lancashire Core Strategy” 
This delay is to be expected on larger schemes and this situation has occurred on other, unrelated schemes. The variation of condition 20 is therefore considered reasonable to Officers who propose that Condition 20 should read as: 
“Within 12 months of initial occupation on completion of the development, a Building Research Establishment issued, a Post Construction Review Certificate confirming that the development has achieved a BREEAM rating of ‘Good’ shall be submitted to and approved in writing by the Local Planning Authority” 
REASON: To be in accordance with Policy 27 in the Central Lancashire Core Strategy

5. Representations

5.1. Summary of Publicity

5.1.1. A site notices and a newspaper advertisement were posted, and 192 neighbouring properties consulted. Ward Councillors have also been notified
5.1.2. Two letters has been received from residents who object to the overall approved scheme, reduction in house prices, increase in traffic and ‘waste of money’ resulting from public consultation. 
6. Summary of Responses
A number of statutory consultees were contacted during the earlier permission. They have been re-consulted but have not responded this time as their comments have either been fully discharged or are not relevant to this variation. The ones whose comments are pertinent are:

6.1. Lancashire County Council Highways - LCC Highways has no objections to the variation of conditions and is of the opinion that the proposed changes to the site layout would not have a severe impact on highway safety and capacity within the immediate vicinity of the site. They note that the latest plans show a change in parking spaces from 120 to 117 but are satisfied that this reduction should have a negligible impact on the operation of the site.
6.2. Environmental Health have assessed the applicant’s revised noise impact assessment (MCP2101, Revision 5, dated 09.10.2020) and have no objection to the application for variation. They do request however that an additional condition is imposed with regards to vehicle reversing alarms, and that vehicle engines are switched off when on site. Conditions were imposed on the original permission to restrict deliveries to 7am – 10pm, and for all delivery vehicles on site to switch off all refrigeration units whilst loading and unloading, and as these have not been discharged they will be carried forward if approved to this proposal. An additional condition is also suggested as follows:

‘Prior to first attendance on site, all company owned delivery vehicles, including forklift trucks visiting and used on site shall be fitted with broadband (white noise) reversing alarms.  Delivery vehicle engines should be switched off whilst vehicles are stationary on site 

Reason: In the interests of the amenity of the nearby residents in accordance with Policy 17 of the Central Lancashire Core Strategy and the NPPF’.  
6.3. Historic England  did not wish to be consulted on this proposal
7. Material Considerations

7.1. Site Allocation Policy
7.1.1. The site is designated under Policy B1 of the South Ribble Local Plan as Existing Built Up Area which includes a presumption towards re-development of under used sites where proposals do not impact upon the amenity of occupants of the area, highways safety or the areas character. 

7.2. Additional Policy Background 
Additional policy of marked relevance to this proposal is as follows: 

Economic Policy - The National Planning Policy Framework (2019) at Para 11: provides a presumption in favour of sustainable economic growth and development and is committed to economic growth whilst ensuring that the planning system does everything it can to support sustainable economic growth. The same document protects the vitality of town centres such as Leyland; Core Strategy Policy 11 (Retail and Town Centre Uses) reflects these sentiments
Highways/Transport Policy - Core Strategy Policy 3 (Travel) also seeks to reduce the need for vehicle journeys whilst Local Plan Policy F1 (Parking Standards) requires all development proposals to provide car parking and servicing space in accordance with parking standards adopted by the Council. 

Design Policy - Core Strategy Chapter 7 (Requiring Good Design) and Local Plan Policy G17 (Design of New Buildings) each attach great importance to the design of the built environment, requiring proposals to take account of the character, appearance and amenity of the local area, and to highways and pedestrian safety. Core Strategy Policy 287 also requires construction in accordance with adopted design standards.
7.3. Other Material Considerations

7.3.1..1. The School /Golden Hill Lane area of Leyland is characterised by a range of properties in a mix of use (commercial and residential), style, height and age and although relatively traditional there is no defined vernacular to the locality. Approved development provided for acceptable levels of screening and landscaping throughout and around the site, and where this was not possible appropriate boundary treatments. 
7.3.1..2. The acoustic fencing along the eastern side and around the delivery depot is felt to be acceptable to Environmental Health and would be protective in noise terms. This and the proposed sub-station whilst prominent would also be well screened from view by proposed/existing landscaping

7.3.1..3. The proposed lobby extension will not impact in any way on the amenity of nearby residents or the overall design of the site.

8. Conclusion

8.1. The proposal site is designated by the Local Plan as Existing Built Up Area which has an in-principle presumption towards development, subject to all other things being acceptable. In policy, design, highways and spatial separation terms the proposal is considered compliant, and having regard to the comments of statutory bodies and the above commentary, it is recommended that the application should be approved subject to the imposition of conditions

Where an application to vary conditions is granted, the effect is the issue of a new planning permission, sitting alongside rather than as amendment to the original permission, which remains intact and un-amended. For this reason, all earlier conditions which have not been discharged are carried forward. 
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