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1.0 INTRODUCTION AND SCOPE OF STATEMENT 
 
1.1 This Planning Statement has been prepared on behalf of Centros Lancaster LP 

(Centros) in relation to the redevelopment of the site at the junction of St Leonard 
Gate and Alfred Street (part of a surface car park) in Lancaster (the Site), as shown 
on the site location plan below. This application forms part of the wider proposals for 
the comprehensive redevelopment of the Canal Corridor North (CCN Site) for a mix 
of uses, namely retail, residential and offices also being brought forward by Centros. 
The component parts of this wider application are set out in the schedule of 
applications and shown on the plan attached at Appendix 1. 

epared on behalf of Centros Lancaster LP 
(Centros) in relation to the redevelopment of the site at the junction of St Leonard 
Gate and Alfred Street (part of a surface car park) in Lancaster (the Site), as shown 
on the site location plan below. This application forms part of the wider proposals for 
the comprehensive redevelopment of the Canal Corridor North (CCN Site) for a mix 
of uses, namely retail, residential and offices also being brought forward by Centros. 
The component parts of this wider application are set out in the schedule of 
applications and shown on the plan attached at Appendix 1. 

  
1.2 This Planning Statement supports an outline planning application for the 

redevelopment of the site to provide a residential development with associated car 
parking.  For ease, this application is referred to as Application 17, Northern 
Gateway.  

1.2 This Planning Statement supports an outline planning application for the 
redevelopment of the site to provide a residential development with associated car 
parking.  For ease, this application is referred to as Application 17, Northern 
Gateway.  

  
  

FIG 1 Site Location Plan 

  
1.3 Although submitted separately, as this application forms part of the wider 

redevelopment proposals for the CCN Site, it is considered cumulatively as part of the 
Environmental Statement, Transport Assessment and PPG 15 Assessment in relation 

1.3 Although submitted separately, as this application forms part of the wider 
redevelopment proposals for the CCN Site, it is considered cumulatively as part of the 
Environmental Statement, Transport Assessment and PPG 15 Assessment in relation 
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to Application 1 for the wider CCN Site and should be read in conjunction with these 
documents.  The proposals are also referred to in the Statement of Community 
Involvement and the overarching Design and Access Statement. 

 
1.4 However, the proposals for this site are for a self contained residential development 

and therefore are capable of implementation in isolation from the wider CCN Site, 
albeit that it has a relationship with the wider proposals.  The application is submitted 
separately to reflect this.   

 
1.5 Given this, the application is supported by a Design and Access Statement which 

sets out the details of the design work undertaken including an analysis of the site 
context and location and the key design and access principles influencing the 
proposal.  Also submitted is a Transport Assessment which draws from the wider 
Transport Assessment submitted in relation to Application 1.  
 
Background 
 

1.6 Centros has been working as the preferred developer of the CCN Site since 
November 2005.  In May 2007 applications for the comprehensive redevelopment of 
the site were submitted including proposals for the residential and retail development 
of this site as part of the wider site proposals.  The proposed development drew 
together the results of an extensive pre-application consultation between the 
applicant’s team and key stakeholders including Lancaster City Council, Lancashire 
County Council, CABE and English Heritage, site owners and occupiers, and other 
interest groups and the public.   

 
1.7 Consultation continued following submission of these applications and in response to 

feedback the scheme has been reviewed and amended to reflect a number of the key 
issues raised.  One of the key alterations in relation to this site is the removal of the 
retail element at lower level resulting in a wholly residential scheme.  

 
Scope of the Statement  

 
1.8 The statement begins in Section 2.0 by describing the site and its surroundings 

followed by Section 3.0 which sets out the relevant national, regional and local plan 
policy.  

 
1.9 A description of the development proposal is given in Section 4.0, with these 

proposals assessed against plan policy in Section 5.0 with conclusions drawn in 
Section 6.0.  
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2.0 SITE AND SURROUNDINGS 
 
2.1 This site falls within the wider CCN Site (as defined by Lancaster City Council) and is 

situated at the junction of St Leonard Gate and Alfred Street at its northern extent.  It 
is triangular in shape with residential houses and flats to the east and various 
commercial properties fronting St Leonard Gate to the west.  To the south is the 
remainder of the CCN Site. 

 
2.2 The site is approximately 0.33 ha is size and is currently occupied in part by an ice 

cream depot housed within a number of single storey buildings.  The remainder of the 
site provides surface car parking for the public.  The parking is split over two levels 
due to the topography of the site which falls from east to west.   

 
2.3 The location of the site and its topography at a slightly elevated position means that it 

is a key visual marker to those approaching Lancaster City from the North along Bulk 
Road and St Leonard Gate.  Given this, the site is referred to by the applicant as the 
Northern Gateway Site.  
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3.0 PLANNING POLICY CONTEXT 
 
3.1 This section considers the relevant planning policy applicable to the proposed 

development and addresses how the proposals accord with these policy 
requirements.  Section 38(6) of the Planning and Compulsory Purchase Act 2004 
requires that planning applications shall be determined: 

 
‘…..in accordance with the (development) plan unless material considerations 
indicate otherwise.’ 

 
3.2 The development plan for the purposes of Section 38(6) of the Planning and 

Compulsory Purchase Act 2004 comprises the Regional Spatial Strategy for the 
North West of England (March 2003 RPG13) together with those policies of the Joint 
Lancashire Structure Plan (March 2005) and the Lancaster Local Plan adopted in 
September 2004 that have been saved. The Secretary of State published changes to 
the draft Regional Spatial Strategy (the North West Plan) in March 2008 after 
considering the report of the examination in public. She is expected to publish the 
final revision of the Regional Spatial Strategy in July/August when it will become part 
of the development plan in place of the current strategy. Any saved policy in the Joint 
Lancashire Structure Plan which is expressly replaced by a new policy in the 
Regional Spatial Strategy will no longer apply. 

 
Local Policy  

 
Lancaster District Local Plan (Adopted 2004) 

 
3.3 Lancaster District Local Plan was adopted in April 2004, and provides relevant advice 

for the proposed development under chapters Housing, Transport, and Environmental 
Protection and Enhancement. The policies discussed below have all been saved by 
the Secretary of State. 

 
Site specific designations 

 
3.4 The proposals map identifies the relevant designations for the Northern Gateway site 

(see extract below).  These are: 
 

• Housing Opportunity Site (Policy H3); 
• Lancaster Central Parking Area - the existing level of parking must be 

retained, unless adequate compensatory provision is arranged (T13); and 
• Land Reserved for Highway Improvements (T10). 

 
Housing 

 
3.5 Policy H1 states that the Council will aim to ensure that the at least 50% of new 

dwellings completed during the plan period are provided on previously development 
land or through the conversation of existing buildings.   
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3.6 Supporting paragraph 2.1.7 states that on Housing Opportunity Sites, small sites and 
allocations on previously used land are able to contribute a minimum of 50% of 
completions over the plan period. This is a minimum figure and the Council will make 
every effort to ensure that a higher figure is achieved, that the greatest possible use 
is made of previously developed land in sustainable locations and that the target is 
exceeded. 

 
3.7 An affordable housing target of 20% has been set for specifically identified 

developments, not including the Canal Corridor North site.  On other sites which 
propose 25 residential units or more, the Council will seek through negotiation, to 
ensure that a reasonable number of completions are affordable (Policy H10).  

FIG 2 Proposals Map 

 
3.8 The Council will seek to ensure that new residential developments must be of a high 

design quality and that the distinctive local identity must be retained through the use 
of complementary materials (Policy H12).   

 
3.9 New residential development with a net density of less than 30 dwellings per hectare 

will not be permitted. Within central Lancaster, densities of more than 50 dwellings 
per hectare will be sought by the Council (Policy H13). New residential development 
will be permitted within existing residential areas where:  

 
• there is not a loss of green space;  
• there is not an adverse effect on the residential amenity;  
• there is a high quality of amenity; and 
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• there is an access provision for cycle and car parking (Policy H19). 
 

Transport 
 
3.10 Policy T9 of the Local Plan requires that new housing and other development that 

would significantly increase the demand for travel should be designed to maximise 
the use of public transport. Policy T13 states that within the Lancaster Central 
Parking Area (incorporating the development site), development that will reduce the 
level of visitor and shopper parking will be refused.  

 
3.11 Policy T15 seeks the provision of cycle parking facilities within new development and 

Policy T16 expects development to meet the Council’s car parking standards.   
 

Lancaster District Local Plan Supplementary Planning Guidance Note 8 (SPG) - 
The Lancaster Canal Corridor North Development Brief 

 
3.12 This SPG was produced in May 2002 to be used to guide development proposals.  

On adoption of the Local Plan in 2004, the brief became formal supplementary 
planning guidance. In the preparation process the Council considered comments 
received during public consultation.  

 
3.13 The Canal Corridor North site is described by the SPG as: 
 

‘…the main regeneration opportunity in central Lancaster…contains key listed 
buildings and adjoins the city centre and the Lancaster Canal…forms the 
gateway to the commercial heart of the City and links the city centre with 
surrounding residential and industrial areas.’ 

 
3.14 The brief states that the relationship between major development in the area and the 

vitality and viability of the city centre requires very careful consideration. Medium term 
actions identified include the: 

 
‘identification of new retail sites and further development which exploits the 
commercial potential of the City.’ 

 
3.15 Several key objectives for the site are set out in the development brief including: 
 

• sensitive integration of new buildings within the existing historic fabric, using 
high quality designs, local styles and materials and re-using stone and 
architectural features from cleared buildings where possible; 

• landmark high quality, mixed-use developments on major sites; 
• a significant element of residential development with a mixture of tenure types 

including new student housing and affordable housing; 
• all new buildings, car parks, footpaths and open spaces to be fully accessible 

to people with limited mobility and other disabilities; 
• the implementation of the Lancaster City centre road improvements and 

pedestrian, cycle and public transport access. 
 

 



NORTHERN GATEWAY, LANCASTER  7 
PLANNING STATEMENT – APPLICATION 17 
 

3.16 Key areas to be addressed in any development include: 
 

• transport, highways and pedestrian and cycling provision; 
• accessibility for those with disabilities; 
• the impact of the development on the area’s listed buildings and conservation 

areas; 
• safeguarding of the area’s cultural heritage; and  
• the impact on existing and proposed residential areas.  

 
3.17 The SPG splits the overall development site into three parts: the former Mitchell’s 

Brewery and Bottling Plant, The Alfred Street Workshops and the Heron Chemical 
Works and St Leonard Gate Car Park.  It identifies several cross cutting themes 
which would necessitate a comprehensive approach to the area.  

 
3.18 The application site falls within the St Leonard Gate Car Park site and the SPG notes 

that the site lies within the Canal Corridor Housing Opportunity Site and therefore 
sets out the potential for the inclusion of residential development. 

 
Lancaster District Local Plan Supplementary Planning Guidance Note 10 (SPG) 
Affordable Housing  

 
3.19 The SPG was adopted in March 2002.  It sets out the councils requirement for 

affordable housing to be provided on suitable sites, defining ‘suitable sites’ and 
setting out the type of affordable housing needed in terms of dwelling sizes.  The 
SPG states that the Council will seek to ensure the provision of a reasonable element 
of affordable housing on suitable sites.  

 
Lancaster District Local Plan Supplementary Planning Guidance Note 16 (SPG) 
- The Phasing of New Residential Development  

 
3.20 Adopted in September 2004, this document sets out the Council’s approach to the 

quantity and location of new housing development.  At the time the SPG was adopted 
there was an oversupply for the following 3 years and enough planning permission to 
provide at least a five year supply.  The latest housing needs survey undertaken in 
2005 and subsequent Housing Land Monitoring Report dated October 2007 shows 
that there continues to be a level of dwellings commitment which exceeds the five 
year housing supply figures.   

 
3.21 Given the oversupply, the SPG sets out that the Council will operate a policy of 

constraint to address this.  The SPG sets out that planning approval for residential 
development on previously developed land will be limited and  

 
 ‘the Council will approve such schemes only on an exceptional basis’  

(Paragraph 2.11).   
 
3.22 To this end  
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‘Approvals will be limited to sites in sustainably locations that either: 
 
• Can demonstrate clear local benefits; or 
• Which meet an identified local need.’  

 
3.23 The SPG goes on to set out the definition of ‘clear local benefits’ as follows: 
 

‘Clear local benefits which might justify an exception being made could 
include the removal of contamination or dereliction, the furthering of 
regeneration objectives or the restoration of an important building at risk.’ 
 

3.24 This is expanded upon in Section 3 which sets out the policy approach and states 
that new residential development will be restricted to areas which include the urban 
area of Lancaster.  Paragraph 3.7 sets out that the degree to which a site or proposal 
may be treated as an exception will depend on a combination of factors with each site 
case judged on its own merits.  Some of these factors as listed are set out below: 

 
• Bringing derelict and/or contaminated land in beneficial use 
• Aiding local regeneration initiatives particularly within identified priority areas 

including the provision of essential community benefits such as major new 
areas of open space, other social facilities or new employment opportunities. 

 
Local Development Framework (LDF) 

 
3.25 Following the enactment of the new Planning and Compulsory Purchase Act 2004, 

local authorities are required to produce a Local Development Framework (LDF) 
which will replace the adopted Lancaster District Local Plan. The Local Development 
Scheme LDS) sets out the contents/documents that will make up the LDF.  The 
documents in the LDS are Local Development Documents (LDDs) and these will 
comprise the following:  

 
• Development Plan Documents (DPDs) including the Core Strategy; Area 

Action Plans and any other document containing a site allocation policy; 
• Statement of Community Involvement  
• Proposals Map 
• Supplementary Planning Documents 

 
3.26 The SPDs to be prepared in the next 3 years will be the following; 
 

• Affordable Housing; 
• Design Code for new development (including energy efficiency); 
• Lancaster City Centre Spatial Strategy; and 
• Planning Obligations. 

 
3.27 Under the Planning and Compulsory Purchase Act, policies in the Lancaster District 

Council Local Plan were "saved" for three years. At the time, it was anticipated that 
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the Local Plan would have been replaced by new Local Development Documents 
within this three year period. 

 
3.28 This has not been the case and Lancaster City Council has applied to have certain 

policies retained until such time as they are replaced under the new system. The 
Secretary of State has issued a Direction stating which Local Plan policies will be 
retained and used when determining planning applications. 

 
3.29 Lancaster City Council submitted its Core Strategy in May 2007 to the Government 

for its consideration.  In accordance with national policy, the strategy seeks to 
achieve a number of sustainable and economic goals.  

 
3.30 The draft Strategy sets out the characteristics and qualities of the district and in 

paragraph 3.8 states: 
 

‘The Strategy seeks to maintain these qualities. It seeks to build and maintain 
sustainable communities in Lancaster District through: 

 
 Urban Concentration – siting new homes, jobs, shops and community 

facilities as sustainably as possible (proposed Policy SC2); 
 In Rural Areas, helping to meet needs for homes, jobs, services, and 

facilities (proposed Policy SC3); 
 Sustainable Development, located, designed, built, operated and 

removed to minimise harmful impacts and energy use, and maximise 
benefits (proposed Policy SC1); 

 Meeting the District’s housing needs for new housing in Balanced 
Communities (proposed Policy SC4); 

 Achieving Quality in Design (proposed Policy SC5); 
 Reducing Crime and the fear of crime (proposed Policy SC6); 
 Minimising the number of homes, businesses and public buildings at 

risk of flooding (proposed Policy SC7); and 
 Meeting needs for sport and recreation (proposed Policy SC8).’  

 
3.31 Paragraph 3.9 goes on to set out more detailed objectives including the following: 
 

 ‘Developing vibrant City and Town Centres and managing the impacts 
of retail development (Policies ER4-5).’  

 
3.32 Proposed Policy SC1 sets out the location and design specific principles which will be 

applied to asses whether proposed development will be sustainable. Policy SC2 
confirms that: 
 
• 90% of new dwellings  
• 95% of new employment floorspace and  
• 98% of new retail floorspace  
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 will be accommodated within the existing urban areas of Lancaster, Morecambe, 
Heysham and Carnforth.’ 

 
3.33 Proposed Policy SC5 sets out the district’s housing requirements for the plan period 

totalling 7,200 homes.  It states that the Council will identify both a housing land 
supply and release sites via the granting of planning consent in accordance with the 
proposed policies of the Core Strategy having regard to: 

 
• Urban Concentration, as described in proposed Policy SC2; 
• Sustainable Development, as described in proposed Policy SC1; and 
• Supporting regeneration within the Regeneration Priority Areas identified in 

proposed Policy ER2 (the policy identifies central Lancaster as a 
Regeneration Priority Area). 

 
3.34 Proposed Policy SC5 sets out the principles to be applied in order to achieve quality 

in design it seeks to ensure that: 
 

‘New development is of a quality which reflects and enhances the positive 
characteristics of its surroundings including the quality of the landscape, 
results in an improved appearance where conditions are unsatisfactory, 
complements and enhances the public realm and, in high profile locations, 
creates landmark buildings of genuine and lasting architectural merit.’  

 
3.35 Proposed Policy E2 relates to transport and parking with an overarching aim to 

reduce the need to travel by car by focussing development in town centres and 
locations which are accessible by a choice of modes of transport 

 
3.36 Lancaster City Council has indicated in its LDS (First Revision March 2007) that it will 

prepare a number of Supplementary Planning Documents (SPDs) Area-Based 
Supplementary Planning Documents will include Lancaster City Centre Spatial 
Strategy. 

 
3.37 Work has not commenced on these documents to date or the Development Control 

Documents and Land Allocations. 
 
3.38 The Council is also preparing two SPDs on Affordable Housing and Design which 

have been the subject of Issues and Options Consultation. 
 

Joint Lancashire Structure Plan (March 2006) 
 
3.39 Lancashire County Council and the Borough Councils of Blackburn with Darwen and 

Blackpool, as Joint Structure Plan Authorities, adopted the Joint Lancashire Structure 
Plan 2001-2016 on 31st March 2005.  The following policies have been ‘saved’ for a 
period of three years by the Secretary of State and will be superseded by the 
Regional Spatial Strategy once it is adopted.  

 
3.40 The aims of this document are set out as being: 
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‘…to secure the efficient and effective use of land in the interests of the 
public.” 

 
3.41 The Plan sets out strategic policies and proposals for the development, use and 

conservation of land in Lancashire and for the management of traffic and waste. It 
establishes the amount and general location of development. The vision set down by 
the plan is to: 

 
‘…achieve greater sustainability through balanced growth and better 
management of resources. The emphasis will be on urban regeneration, with 
development concentrated on town centres, inner urban areas and the 
recycling of brownfield land, with less and less need for greenfield 
development.’ 

 
3.42 Policy 1 states the following: 
 

‘Development will be located primarily in the principal urban areas, main 
towns, key service centres (market towns) and strategic locations for 
development and will contribute to achieving: 

 
‘a. The efficient use of buildings, land and other resources; 
b. High accessibility for all by walking, cycling and public transport, with 

trip intensive uses focussed on town centres; 
c. A balance of land uses that helps achieve sustainable patterns of 

development; 
d. Accelerated rates of business development in the regeneration priority 

areas; 
e. Appropriate development at Blackpool airport, ports and regional 

investment sites; 
f. Urban regeneration, including priority re-use or conversion of existing 

buildings, and then use of brownfield sites; 
g. Enhanced roles for town centres as development locations and public 

transport hubs.’  
 
3.43 Policy 2 states that most development will be located in the principal urban areas - 

Lancaster being identified as one of these areas.  Target 2.1 of this proposed Policy 
seeks 75% of new housing development to be located in the principal urban areas 
and main towns.  

 
3.44 Policy 12 sets out that an additional 5,120 dwellings are to be provided within 

Lancaster during the plan period with priority given to the use of previously developed 
land.  The supporting text sets out that one of the key elements of the development 
strategy is to maximise the reuse of brownfield land.  The text further notes that 
where there is an oversupply of housing, applications for further residential 
development may not be approved unless it forms a key element within a mixed use 
regeneration project.  
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3.45 Paragraph 6.3.48 states that:  
 

‘In addition, development in Preston, Lancaster and other towns, should have 
respect for their role as historic centres. This requires the sensitive integration 
of new development where needed, plus a regard for maintaining and 
enhancing their setting.’  

 
3.46 Policy 20 ‘Lancashire’s Landscapes’ is related to a number of identified character 

types that are identified on an accompanying map.  Lancashire City centre is 
identified as an ‘Historic Core’.  This Policy expects development to be appropriate to 
the landscape character type in which it would be situated and that it should 
contribute to its restoration, conservation or enhancement.  The Policy states that 
proposals will be assessed in relation to a number of matters including: 

 
• local distinctiveness; 
• visual intrusion; 
• the layout and scale of buildings and designed spaces; 
• the quality and character of the built fabric; and 
• historic patterns and attributes of the landscape. 

 
3.47 The reasoned justification in support of Policy 20 states that assessment of 

development proposals in the urban landscape will take particular account of 
‘settlement pattern and settings, scale, character and condition of the built fabric, 
heritage, archaeology, designed spaces, nature conservation and community value’. 

 
Draft Regional Spatial Strategy for the North West (January 2006) 

 
3.48 As a result of the Planning and Compulsory Purchase Act, the existing Regional 

Planning Guidance for the North West (RPG13) became the Regional Spatial 
Strategy (RSS) for the North West. It includes the Regional Transport Strategy.  

 
3.49 The Draft RSS for the North West was submitted to the Government on 30th January 

2006. Following the Examination in Public, the Panel prepared a report of findings 
and recommendations on how the draft Regional Spatial Strategy might be improved.  
This Report was published for information on 8 May 2007.  

 
3.50 The Secretary of State has considered the Report, together with representations 

made on the draft RSS and Proposed Changes were published on the 20th March 
2008 and the consultation period ran until 23rd May 2008.  The Secretary of State is 
expected to publish the final North West Plan in July/August 2008. 

 
3.51 The RSS will provide a framework for development of the region over the next 15 to 

20 years.  It addresses the scale and distribution of future housing development 
amongst other things. The key test for achieving a successful RSS is set as being the 
extent to which spatial development within the region adopts the principles of 
sustainable development. 
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3.52 The Plan sets out four regional development principles in policy DP1. These are to: 
 

• make more sustainable transparent decisions; 
• make better use of land buildings and infrastructure; 
• ensure quality in development; and 
• tackle Climate Change  

 
3.53 Policy RDF 1 sets out the main development locations within the region and confirms 

that:  
 

‘plans and strategies will support the concentration of “most new development 
in the region within the urban areas of the Regional Centres, Regional Towns 
and Cities” 

 
3.54 Lancaster is identified as being a Regional City.   
 

The Secretary of State’s Proposed Changes to the Draft Regional Spatial 
Strategy  
 

3.55 The Proposed Changes to the RSS alters the policy to set out the priority areas for 
growth.  Lancaster is specifically included within the third tier of priority growth areas 
and is highlighted as a city that offers ‘particular opportunities for growth which should 
be harnessed in suitable ways.’ 

 
3.56 The Proposed Changes to the Policy W1 make specific reference to Lancaster as 

follows: 
 

‘realising the opportunities for sustainable development to increase the 
prosperity of Carlisle and Lancaster …..’  

 
3.57 Policy DP1 has been altered and sets out the nine spatial principles underpinning the 

RSS which are then set out in greater detail in policies DP2 to DP9.  Those relevant 
are summarised below: 

 
• Policy DP2 which promotes sustainable communities, creating places where 

people want to work and live, meeting the needs of both existing and future 
residents and contributing to a high quality of life; 

• Policy DP5 is to manage travel demand, reduce the need to travel and increase 
accessibility. Significant development should be located in urban areas where 
there are good public transport networks and mixed use developments are 
encouraged. 

 
3.58 Table 9.1 of Policy L4 sets out the housing need for the region and identifies the need 

for the provision of 400 homes per annum over the period totalling a need for 7,200 
homes during the plan period.  The Policy sets out that Local Authorities should 
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maximise the re-use of vacant and underused brownfield land and buildings in line 
with Policy DP1.  

 
National Policy 

 
3.59 The national policy relevant to the proposals is as follows:  
 

• PPS1 - Delivering Sustainable Development (2005) 
• PPS - Planning and Climate Change - Supplement to PPS 1 (2007) 
• PPS3 - Housing (2005) 
• PPG13 - Transport (2001) 
• PPG15 - Planning and the Historic Environment (1994) 

 
PPS1- Delivering Sustainable Development (2005) 

 
3.60 The policy is based around the principles of sustainable development for both the 

preparation of development plans and in the approach to new development. It 
advocates sustainable development as a core principle underpinning planning and at 
its heart is the idea of ensuring a better quality of life for all.  

 
3.61 The PPS also encourages a positive approach to planning and development which is 

underpinned by community involvement and consultation which has been embraced 
by Centros in its approach to the development. 

 
3.62 Four aspects to sustainable development are identified.  They are: 
 

• high and stable levels of economic growth and employment; 
• social progress; 
• environmental protection; and 
• prudent use of natural resources.  

 
3.63 It is important to note that the PPS promotes a pro-active rather than re-active 

approach: 
 

‘… planning should facilitate and promote sustainable  …… urban ….. 
development by:  making land available for development in line with 
economic, social and environmental objections; contributing to sustainable 
economic development; protecting and enhancing the natural and historic 
environment, the quality and character of the countryside, and existing 
communities; ensuring high quality development through good and inclusive 
design, and the efficient use of resources; and ensuring that development 
supports existing communities and contributes to the creation of safe, 
sustainable, liveable and mixed communities with good access to jobs, and 
key services for all members of the community.’  

(para 5) 
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3.64 The guidance sets out the need for an integrated approach to new development, 
promoting mixed uses which will in turn create balanced communities and safer 
environments for people to live in.   It also advocates the need for greater and earlier 
community involvement and consultation in the planning process (para 12).  This 
allows a better natural understanding of objectives and constraints.   

 
3.65 With regard to sustainable economic development, expanding upon the four aspects 

identified above, the Government asks planning authorities to: 
 

• ‘recognise that economic development can deliver environmental and 
social benefits; 

• recognise the wider sub-regional, regional or national benefits of 
economic development and consider these alongside any adverse 
impacts; 

• ensure that suitable locations are available for industrial, commercial, 
retail, tourism and leisure developments so that the economy can 
prosper; 

• provide for improved productivity, choice and competition, particularly 
when technological and other requirements of modern businesses are 
changing rapidly; 

• recognise that all local economies are subject to change; planning 
authorities should be sensitive to these changes and the implications 
for development and growth; and 

• actively promote and facilitate good quality development which is 
sustainable and consistent with their plans.’  

(para 23) 
 
3.66 The PPS also places emphasis on the importance of design which is seen as a key 

element in achieving sustainable development (para 33) and community involvement 
which is one of the principles of sustainable development (para 41).  

 
 Planning and Climate Change - Supplement to PPS 1 (2007) 
 
3.67 This document confirms that planning has a key role to play in helping to tackle 

climate change and sets out a number of key planning objectives against which 
applications for planning permission will be assessed.  

 
PPS3 - Housing (November 2006) 

 
3.68 This national planning policy is concerned with the delivery of high quality, well-

designed housing.  PPS3 requires local authorities to plan to meet housing needs, 
taking account of household requirements.  Local authorities should plan for mixed 
and balanced communities incorporating affordable housing where needed.  The 
policy statement explains that new housing developments should have regard to the 
existing character and scale of an area, and be well designed to be inclusive and safe 
places.  It also stresses that Local Authorities should encourage sustainable housing 
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development that is environmentally friendly and includes a proportion of affordable 
housing.  

 
3.69 It is the Government’s policy to ensure: 
 

‘…that housing is developed in suitable locations which offer a range of 
community facilities with good access to jobs, key services and infrastructure.’  

(para 36) 
 
3.70 PPS3 promotes housing as part of mixed use developments.  Development should be 

concentrated in existing urban areas making more efficient use of land and adopting 
a sequential approach to site selection (para 36).  Previously developed land which is 
accessible by a range of modes of transport is preferred. In addition to the main 
document there is an accompanying guide to ensuring quality. 

 
PPG13 – Transport (2001) 

 
3.71 The main objectives of PPG13 are to promote more sustainable modes of transport, 

promote accessibility to employment opportunities, retail outlets, services and leisure 
facilities and to reduce the need to travel, with particular reference to the private car.  

 
3.72 Paragraph 6 of the guidance provides advice for local planning authorities when 

preparing development plans and considering planning applications. 
 

 ‘Actively manage the pattern of urban growth to make the fullest use of 
public transport, and focus major generators of travel demand in city, 
town and district centres and near to major public transport 
interchanges; 

 locate day to day facilities which need to be near their clients so that 
they are accessible by walking and cycling; 

 accommodate housing principally within existing urban areas, planning 
for increased intensity of development for both housing and other uses 
at locations which are highly accessible by public transport, walking and 
cycling; 

 ensure that development comprising jobs, shopping, leisure and 
services offer a realistic choice of access by public transport, walking 
and cycling; and 

 give priority to people over ease of traffic movement and plan to provide 
more road space to pedestrians, cyclists and public transport in town 
centres, local neighbourhoods and other areas with a mixture of land 
uses’. 

 
3.73 PPG13 places emphasis on local authorities to maximise the use of ‘key sites’ which 

are most accessible. Local authorities should seek to ensure that land is used 
efficiently and to allocate/reallocate sites for intensive development for travel 
intensive uses such as retailing and offices. (Paragraph 21) 
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3.74 Paragraph 28 states that: 
 

‘… New development should help to create places that connect with each 
other sustainably, providing the right conditions to encourage walking, cycling 
and the use of public transport.’  

 
3.75 PPG13 supports mixed-use development and in paragraph 30, such development is 

recognised as promoting vitality and diversity as well as promoting walking as a 
primary mode of travel.   

 
3.76 Finally, in paragraph 76, the guidance highlights the importance of walking.  This can 

be achieved through attention to design, location and access arrangements for new 
development as well as promoting high density mixed use development in and 
around the town centre.  Local authorities are also required to ensure provision and 
quality design for cycling. 
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4.0 THE DEVELOPMENT PROPOSALS 
 
4.1 The scheme proposes the redevelopment and regeneration of the Site to create a 

vibrant residential area complimenting the existing residential area to the east, as part 
of the wider CCN Site, strengthening the urban form of the site and its relationship 
with the surrounding area.  

 
4.2 The application seeks to provide residential accommodation with associated 

basement car parking and landscaping.  Permission is sought for the means of 
access to the site.  Scale, layout, appearance and landscaping are reserved matters 
and for scale and layout, parameters are set within which the reserved matters will be 
brought forward, as shown on the submitted Siting Plan ref 080055-D-102A and the 
Minimum/ Maximum Height Plan ref  080055-D-107B. 

 
4.3 The application of maximum and minimum parameters allows an element of flexibility 

to remain in the final design of the building which will be brought forward through 
reserved matters.  

 
Parameter Plans 

 
4.4 The proposed minimum and maximum height plan sets out the maximum and 

minimum heights of the built form for the building block. All levels are shown in 
metres above Ordnance Survey datum levels. No development, including external 
plant and equipment, but excluding vertical architectural elements will exceed the 
identified height limits shown on the plan. 

 
4.5 The variance between maximum and minimum building heights allows for the roof 

form of the building to be articulated.  This is discussed in more detail in the Design 
and Access Statement, but, for example, if the roof is pitched, the apex of the pitch 
will not exceed the maximum height as shown. 

 
4.6 The proposed siting plan shows the siting of the perimeter of the building and the 

amount of deviation for siting of the perimeter building line within a defined distance, 
either + or -, from the building line shown on the plan.  The amount of deviation is 
limited or fixed where the building line abuts the southern edge of the site.  

 
4.7 It is the intention of the applicant that planning conditions would be imposed upon the 

grant of outline planning permission requiring the reserved matters of scale and 
layout to be fully in accordance with the plans as submitted and therefore within the 
siting and height parameters as shown on the plans.  

 
Proposal 
 

4.8 As well as setting the parameters for the siting and height of the building, the 
application proposes a minimum and maximum number of residential dwellings and 
car parking spaces to be provided as follows: 

 
 
 

 



NORTHERN GATEWAY, LANCASTER  19 
PLANNING STATEMENT – APPLICATION 17 
 

 
Table 4.1 
 Number of Residential Units Minimum – Maximum 

Residential Units 58-68 

Private Parking 
Spaces 

28-45 + 6 on Alfred street 

 
4.9 The proposals include the provision of a minimum of 58 and a maximum of 68 

homes.  It is proposed that these are predominantly one and two bed units however it 
is anticipated that some family sized houses will also be provided on this site along 
Alfred Street.  However, the precise number and type of homes will dependent on 
prevailing market conditions and need which will be established at reserved matters 
stage in continued consultation with Lancaster City Council and with reference to the 
relevant housing needs study. 

 
4.10 The proportion of affordable housing to be provided will be calculated on the basis of 

the cumulative number of dwellings to be provided across the whole CCN Site 
including those proposed in the applications for residential development on this site, 
the wider site (Application 1) and at the Moor Lane site (Application 7).  25% of the 
total number of units will be for affordable housing. 

 
Access and Parking 

 
4.11 Transport and access is a key consideration given the location of the site and the 

traffic volumes which are already within Lancaster given the route of the A6 through 
the City.  A detailed and comprehensive Transport Assessment has been prepared 
by Mayer Brown in support of Application 1 which assesses these proposals as part 
of the wider CCN Site redevelopment proposals.   

 
4.12 A separate Transport Assessment prepared by Mayer Brown, which considers the 

traffic impacts arising from this development on a stand alone basis is submitted in 
support of this application. 

 
4.13 Access to the site will be gained from a new access onto St Leonard Gate to a 

basement car park, with a separate egress provided onto Alfred Street.  Refuse 
servicing will be undertaken from Alfred Street.  28 - 45 car parking spaces will be 
provided in the basement car park with an additional 6 car parking spaces provided 
on Alfred Street for the townhouses to be provided as part of the application 
proposals.  This includes a disabled parking provision of 3 spaces in the basement 
car park. 

 
4.14 66 – 76 cycle parking spaces will also be provided as part of the application 

proposals. 
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5.0 PLANNING ASSESSMENT 
 
5.1 This residential development presents an opportunity to provide additional housing 

within Lancaster city in close proximity to the existing city centre as part of the wider 
regeneration proposals on the CCN Site.  The proposals will create a vibrant 
residential quarter to compliment the existing dwellings along Alfred Street creating a 
‘home zone’ and maximising the use of this previously developed brownfield land.  

 
5.2 The Site forms part of the most important opportunity for redevelopment and 

regeneration of Lancaster city centre as part of the CCN Site.  The inclusion of 
residential accommodation as a component of the regeneration proposals for CCN 
Site is in accordance with both local plan policy as it is identified as a housing 
opportunity site and in the form of the SPG and the emerging LDF Core Strategy 
which highlights the site as a key regeneration site, to include new homes. 

 
5.3 The proposal for residential accommodation on brownfield land in close proximity to 

the city centre also accords with national planning policy.  PPS3 states a clear 
preference for residential development to take place in existing urban areas.  This 
generally means that public transport is more accessible to new residents.  It also 
means that residents have access to a wider range of services.  PPS3 encourages 
the inclusion of residential uses as a key component of mixed-use developments.   

 
5.4 The proposals also accord with the objective in PPS3 for mixed and balanced 

communities, including affordable housing where needed.  This policy objective is 
reiterated in the emerging Core Strategy in policy SC4 which sets out the objective to 
meet housing need within balanced communities.  The provision of housing in this 
location also accords with emerging polices DP2 and DP5 of the Draft RSS which 
advocate mixed and sustainable communities with good access to sustainable 
transport.  

 
5.5 In terms of the Council’s policy of housing constraint as set out in SPG 16, the CCN 

Site presents exceptional justification for the provision of residential accommodation.  
The proposals are a key element of the mixed use proposal for the wider site and will 
meet the Council’s identified aspirations in SPG 8 which promotes urban renaissance 
with the inclusion of housing within mixed used developments.  

 
5.6 Centros proposes, across the range of applications in relation to the CCN site, (i.e. 

including Application 1, this application and the Moor Lane Site (Application number 
7) that 25% of the total housing provided will be affordable.  Given this, in terms of 
Policy H10 of the Local Plan, the proposals meet with the requirement for the 
provision of affordable housing through this commitment.     

 
5.7 Members of The Planning Policy Cabinet Liaison Group of the City Council recently 

endorsed an amended approach to Affordable Housing negotiations following the 
issue of a Lancaster District Housing Needs Survey Update Report 2007.  The 
endorsed approach is for the council to seek an average of 40% of total dwellings 
proposed in planning applications, as Affordable Homes.  The report notes that some 
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sites are burdened by ‘abnormal costs’ such as infrastructure provision or 
decontamination for example or where listed buildings are involved or in regeneration 
area.  

 
5.8 This is not adopted policy and the findings of the Housing Needs Update Report will 

principally be used to further inform the emerging LDF documents.  
 
5.9 In any event the application proposals satisfy the criteria for an exception to the 

amended approach. The proposal for the regeneration of the CCN site are extremely 
complex and include proposals for the provision of open space, highways 
infrastructure improvements, works to listed buildings and other non profit or 
charitable organisations together with various undertakings to ensure the wider 
regeneration objectives for the site including enhancement of existing cultural 
facilities, improvements to the canal side area etc.  The requirement for the provision 
of affordable housing must be considered within the context of the wider provisions 
and obligations and the regeneration aspirations.  

 
5.10 It is proposed that the tenure split of the affordable housing will be agreed with the 

Council through the application process having regard to current housing need.  In 
terms of dwelling size and mix, there are opportunities for the provision of family 
housing as well as apartments and again the final mix will be agreed with the Council 
through the application process.  

 
Transportation & Servicing 

 
5.11 The policies in PPG13 focus upon encouraging sustainable development, promoting 

public transport use and reducing the need to travel by car.  Furthermore, 
accessibility is improved by the promotion of walking and cycling, hence the 
importance of pedestrian permeability in terms of design and through the provision of 
connections to cycle networks and of cycle facilities.  Lancaster’s own transportation 
policies are consistent with PPG 13 in that they promote accessibility by public 
transport. 

 
5.12 The Site benefits from excellent accessibility being within walking distance of 

Lancaster’s railway station and within a shorter walking distance to its principal bus 
station.  Its central location means it is also within walking distance of Lancaster’s 
existing shopping centre and the surrounding supporting facilities.  

 
5.13 This means that the development will be generally accessible by a variety of means 

of transport allied to the ready access from the city centre itself.  In summary, the 
proposal conforms to the guidelines in PPG 13 and Local Plan policy in providing a 
highly accessible development which not only accommodates housing within the city 
centre, but also allows choice of non-car borne modes of travel.   

 
5.14 In terms of specific local plan policy to protect the current level of visitor and shopper 

parking within the designated Central Parking Area, as the proposals form a part of 
wider proposals for the development of the CCN site which incorporates the provision 
of a new high quality safe city centre car park, there will be no conflict with this policy. 
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5.15 The Transport Assessment which accompanies this application discusses the level of 
car parking provision to be provided and cycle parking provision.  
 
Design and Access  

 
5.16 The emphasis within PPS1 is that key to achieving sustainable developments is high 

quality, integrated design.  The approach to design has been comprehensive with key 
principles discussed and agreed through the masterplanning period undertaken 
between November 2005 and August 2006.  These principles have formed the basis 
of the design work which has continued since then and the proposals brought forward 
through this application. Design considerations have formed a considerable part of 
discussions with both the City Council as well as statutory and non statutory 
stakeholders as part of the pre-application masterplanning process.  

 
5.17 The Design and Access Statement submitted in support of the application sets out 

the detailed and comprehensive design analysis undertaken. The main 
considerations that have informed the design evolution and layout of the scheme 
include the following: 

 
• Creating a landmark building on this which is a ‘gateway’ site into Lancaster 

from the North; 
• reinforcing the streetscene on Alfred Street and St Leonard Gate; and 
• respecting the heights of the existing residential buildings to the east. 

 
5.18 The Design and Access Statement sets out how the scheme may be brought forward 

through the reserved matters within the defined parameters.  It is anticipated that 
conditions will be imposed upon the grant of outline planning permission requiring all 
reserved matters for layout and scale to be prepared in accordance with the 
parameters set out within the parameters plans submitted with the application.  
 
Obligations 

 
5.19 We anticipate that a Section 106 Agreement Obligation will set out the provisions for 

the delivery of affordable housing.   
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6.0 CONCLUSIONS 
 
6.1 The proposals site will result in a new residential development situated on previously 

developed land which forms part of a wider site identified with the Local Plan as a key 
regeneration site in close proximity to the existing city centre.  

 
6.2 The inclusion of residential accommodation on the site as a component of the 

regeneration proposals for the CCN Site is in accordance with both local plan policy, 
the SPGs relating to the Canal Corridor North Site, Affordable Housing and the 
Phasing of New Residential Development as well as the emerging LDF Core 
Strategy. 

 
6.3 The regeneration of the site to provide residential accommodation also accords with 

National and Regional Policy which advocates the provision of sustainable 
development within urban areas to maximise the use of existing infrastructure and to 
provide balanced and mixed use communities.  

 
6.4 The requirements for the provision of affordable housing are met through the 

applicants’ commitment to provide 25% affordable housing on the basis of the 
cumulative number of units provided on this site, the Moor Lane Residential site 
(Application 7) and on the main CCN Site (Application 1). 

 
6.5 Although this site was considered as part of the wider masterplan proposals and 

therefore is discussed in the overarching design and access statement submitted in 
support of the main outline application (Application 1) a Design and Access 
Statement focused on this site and proposal alone is also submitted in support of this 
application.  This document sets out the design rationale, influences and key issues 
considered in informing the design of this building together with consideration of the 
access and servicing principles.  

 
6.6 Also submitted in support of the application is a Transport Assessment which 

assesses the transport implications of the development.  
 
6.7 In summary, the proposals offer a unique opportunity to regenerate a large 

underutilised urban site, close to the city centre and with good public transport links.  
It forms part of the mixed use proposals for regeneration of the CCN Site which 
presents the most significant opportunity for city centre regeneration in Lancaster.  
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	 Statement of Community Involvement 
	 Proposals Map
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	3.26 The SPDs to be prepared in the next 3 years will be the following;
	 Affordable Housing;
	 Design Code for new development (including energy efficiency);
	 Lancaster City Centre Spatial Strategy; and
	 Planning Obligations.
	3.27 Under the Planning and Compulsory Purchase Act, policies in the Lancaster District Council Local Plan were "saved" for three years. At the time, it was anticipated that the Local Plan would have been replaced by new Local Development Documents within this three year period.
	3.28 This has not been the case and Lancaster City Council has applied to have certain policies retained until such time as they are replaced under the new system. The Secretary of State has issued a Direction stating which Local Plan policies will be retained and used when determining planning applications.
	3.29 Lancaster City Council submitted its Core Strategy in May 2007 to the Government for its consideration.  In accordance with national policy, the strategy seeks to achieve a number of sustainable and economic goals. 
	3.30 The draft Strategy sets out the characteristics and qualities of the district and in paragraph 3.8 states:
	‘The Strategy seeks to maintain these qualities. It seeks to build and maintain sustainable communities in Lancaster District through:
	 Urban Concentration – siting new homes, jobs, shops and community facilities as sustainably as possible (proposed Policy SC2);
	 In Rural Areas, helping to meet needs for homes, jobs, services, and facilities (proposed Policy SC3);
	 Sustainable Development, located, designed, built, operated and removed to minimise harmful impacts and energy use, and maximise benefits (proposed Policy SC1);
	 Meeting the District’s housing needs for new housing in Balanced Communities (proposed Policy SC4);
	 Achieving Quality in Design (proposed Policy SC5);
	 Reducing Crime and the fear of crime (proposed Policy SC6);
	 Minimising the number of homes, businesses and public buildings at risk of flooding (proposed Policy SC7); and
	 Meeting needs for sport and recreation (proposed Policy SC8).’ 
	3.31 Paragraph 3.9 goes on to set out more detailed objectives including the following:
	 ‘Developing vibrant City and Town Centres and managing the impacts of retail development (Policies ER4-5).’ 
	3.32 Proposed Policy SC1 sets out the location and design specific principles which will be applied to asses whether proposed development will be sustainable. Policy SC2 confirms that:
	 90% of new dwellings 
	 95% of new employment floorspace and 
	 98% of new retail floorspace 
	 will be accommodated within the existing urban areas of Lancaster, Morecambe, Heysham and Carnforth.’
	3.33 Proposed Policy SC5 sets out the district’s housing requirements for the plan period totalling 7,200 homes.  It states that the Council will identify both a housing land supply and release sites via the granting of planning consent in accordance with the proposed policies of the Core Strategy having regard to:
	 Urban Concentration, as described in proposed Policy SC2;
	 Sustainable Development, as described in proposed Policy SC1; and
	 Supporting regeneration within the Regeneration Priority Areas identified in proposed Policy ER2 (the policy identifies central Lancaster as a Regeneration Priority Area).
	3.34 Proposed Policy SC5 sets out the principles to be applied in order to achieve quality in design it seeks to ensure that:
	‘New development is of a quality which reflects and enhances the positive characteristics of its surroundings including the quality of the landscape, results in an improved appearance where conditions are unsatisfactory, complements and enhances the public realm and, in high profile locations, creates landmark buildings of genuine and lasting architectural merit.’ 
	3.35 Proposed Policy E2 relates to transport and parking with an overarching aim to reduce the need to travel by car by focussing development in town centres and locations which are accessible by a choice of modes of transport
	3.36 Lancaster City Council has indicated in its LDS (First Revision March 2007) that it will prepare a number of Supplementary Planning Documents (SPDs) Area-Based Supplementary Planning Documents will include Lancaster City Centre Spatial Strategy.
	3.37 Work has not commenced on these documents to date or the Development Control Documents and Land Allocations.
	3.38 The Council is also preparing two SPDs on Affordable Housing and Design which have been the subject of Issues and Options Consultation.
	Joint Lancashire Structure Plan (March 2006)
	3.39 Lancashire County Council and the Borough Councils of Blackburn with Darwen and Blackpool, as Joint Structure Plan Authorities, adopted the Joint Lancashire Structure Plan 2001-2016 on 31st March 2005.  The following policies have been ‘saved’ for a period of three years by the Secretary of State and will be superseded by the Regional Spatial Strategy once it is adopted. 
	3.40 The aims of this document are set out as being:
	‘…to secure the efficient and effective use of land in the interests of the public.”
	3.41 The Plan sets out strategic policies and proposals for the development, use and conservation of land in Lancashire and for the management of traffic and waste. It establishes the amount and general location of development. The vision set down by the plan is to:
	‘…achieve greater sustainability through balanced growth and better management of resources. The emphasis will be on urban regeneration, with development concentrated on town centres, inner urban areas and the recycling of brownfield land, with less and less need for greenfield development.’
	3.42 Policy 1 states the following:
	‘Development will be located primarily in the principal urban areas, main towns, key service centres (market towns) and strategic locations for development and will contribute to achieving:
	‘a. The efficient use of buildings, land and other resources;
	b. High accessibility for all by walking, cycling and public transport, with trip intensive uses focussed on town centres;
	3.43 Policy 2 states that most development will be located in the principal urban areas - Lancaster being identified as one of these areas.  Target 2.1 of this proposed Policy seeks 75% of new housing development to be located in the principal urban areas and main towns. 
	3.44 Policy 12 sets out that an additional 5,120 dwellings are to be provided within Lancaster during the plan period with priority given to the use of previously developed land.  The supporting text sets out that one of the key elements of the development strategy is to maximise the reuse of brownfield land.  The text further notes that where there is an oversupply of housing, applications for further residential development may not be approved unless it forms a key element within a mixed use regeneration project. 
	3.45 Paragraph 6.3.48 states that: 
	‘In addition, development in Preston, Lancaster and other towns, should have respect for their role as historic centres. This requires the sensitive integration of new development where needed, plus a regard for maintaining and enhancing their setting.’ 
	3.46 Policy 20 ‘Lancashire’s Landscapes’ is related to a number of identified character types that are identified on an accompanying map.  Lancashire City centre is identified as an ‘Historic Core’.  This Policy expects development to be appropriate to the landscape character type in which it would be situated and that it should contribute to its restoration, conservation or enhancement.  The Policy states that proposals will be assessed in relation to a number of matters including:
	 local distinctiveness;
	 visual intrusion;
	 the layout and scale of buildings and designed spaces;
	 the quality and character of the built fabric; and
	 historic patterns and attributes of the landscape.
	3.47 The reasoned justification in support of Policy 20 states that assessment of development proposals in the urban landscape will take particular account of ‘settlement pattern and settings, scale, character and condition of the built fabric, heritage, archaeology, designed spaces, nature conservation and community value’.
	Draft Regional Spatial Strategy for the North West (January 2006)
	3.48 As a result of the Planning and Compulsory Purchase Act, the existing Regional Planning Guidance for the North West (RPG13) became the Regional Spatial Strategy (RSS) for the North West. It includes the Regional Transport Strategy. 
	3.49 The Draft RSS for the North West was submitted to the Government on 30th January 2006. Following the Examination in Public, the Panel prepared a report of findings and recommendations on how the draft Regional Spatial Strategy might be improved.  This Report was published for information on 8 May 2007. 
	3.50 The Secretary of State has considered the Report, together with representations made on the draft RSS and Proposed Changes were published on the 20th March 2008 and the consultation period ran until 23rd May 2008.  The Secretary of State is expected to publish the final North West Plan in July/August 2008.
	3.51 The RSS will provide a framework for development of the region over the next 15 to 20 years.  It addresses the scale and distribution of future housing development amongst other things. The key test for achieving a successful RSS is set as being the extent to which spatial development within the region adopts the principles of sustainable development.
	3.52 The Plan sets out four regional development principles in policy DP1. These are to:
	 make more sustainable transparent decisions;
	 make better use of land buildings and infrastructure;
	 ensure quality in development; and
	 tackle Climate Change 
	3.53 Policy RDF 1 sets out the main development locations within the region and confirms that: 
	‘plans and strategies will support the concentration of “most new development in the region within the urban areas of the Regional Centres, Regional Towns and Cities”
	3.54 Lancaster is identified as being a Regional City.  
	3.55 The Proposed Changes to the RSS alters the policy to set out the priority areas for growth.  Lancaster is specifically included within the third tier of priority growth areas and is highlighted as a city that offers ‘particular opportunities for growth which should be harnessed in suitable ways.’
	3.56 The Proposed Changes to the Policy W1 make specific reference to Lancaster as follows:
	3.58 Table 9.1 of Policy L4 sets out the housing need for the region and identifies the need for the provision of 400 homes per annum over the period totalling a need for 7,200 homes during the plan period.  The Policy sets out that Local Authorities should maximise the re-use of vacant and underused brownfield land and buildings in line with Policy DP1. 
	National Policy
	3.59 The national policy relevant to the proposals is as follows: 
	 PPS1 - Delivering Sustainable Development (2005)
	 PPS3 - Housing (2005)
	 PPG13 - Transport (2001)
	 PPG15 - Planning and the Historic Environment (1994)
	PPS1- Delivering Sustainable Development (2005)
	3.60 The policy is based around the principles of sustainable development for both the preparation of development plans and in the approach to new development. It advocates sustainable development as a core principle underpinning planning and at its heart is the idea of ensuring a better quality of life for all. 
	3.61 The PPS also encourages a positive approach to planning and development which is underpinned by community involvement and consultation which has been embraced by Centros in its approach to the development.
	3.62 Four aspects to sustainable development are identified.  They are:
	 high and stable levels of economic growth and employment;
	 social progress;
	 environmental protection; and
	 prudent use of natural resources. 
	3.63 It is important to note that the PPS promotes a pro-active rather than re-active approach:
	‘… planning should facilitate and promote sustainable  …… urban ….. development by:  making land available for development in line with economic, social and environmental objections; contributing to sustainable economic development; protecting and enhancing the natural and historic environment, the quality and character of the countryside, and existing communities; ensuring high quality development through good and inclusive design, and the efficient use of resources; and ensuring that development supports existing communities and contributes to the creation of safe, sustainable, liveable and mixed communities with good access to jobs, and key services for all members of the community.’ 
	(para 5)
	3.64 The guidance sets out the need for an integrated approach to new development, promoting mixed uses which will in turn create balanced communities and safer environments for people to live in.   It also advocates the need for greater and earlier community involvement and consultation in the planning process (para 12).  This allows a better natural understanding of objectives and constraints.  
	3.65 With regard to sustainable economic development, expanding upon the four aspects identified above, the Government asks planning authorities to:
	 ‘recognise that economic development can deliver environmental and social benefits;
	 recognise the wider sub-regional, regional or national benefits of economic development and consider these alongside any adverse impacts;
	 ensure that suitable locations are available for industrial, commercial, retail, tourism and leisure developments so that the economy can prosper;
	 provide for improved productivity, choice and competition, particularly when technological and other requirements of modern businesses are changing rapidly;
	 recognise that all local economies are subject to change; planning authorities should be sensitive to these changes and the implications for development and growth; and
	 actively promote and facilitate good quality development which is sustainable and consistent with their plans.’ 
	(para 23)
	3.66 The PPS also places emphasis on the importance of design which is seen as a key element in achieving sustainable development (para 33) and community involvement which is one of the principles of sustainable development (para 41). 
	PPS3 - Housing (November 2006)
	3.68 This national planning policy is concerned with the delivery of high quality, well-designed housing.  PPS3 requires local authorities to plan to meet housing needs, taking account of household requirements.  Local authorities should plan for mixed and balanced communities incorporating affordable housing where needed.  The policy statement explains that new housing developments should have regard to the existing character and scale of an area, and be well designed to be inclusive and safe places.  It also stresses that Local Authorities should encourage sustainable housing development that is environmentally friendly and includes a proportion of affordable housing. 
	3.69 It is the Government’s policy to ensure:
	‘…that housing is developed in suitable locations which offer a range of community facilities with good access to jobs, key services and infrastructure.’ 
	(para 36)
	3.70 PPS3 promotes housing as part of mixed use developments.  Development should be concentrated in existing urban areas making more efficient use of land and adopting a sequential approach to site selection (para 36).  Previously developed land which is accessible by a range of modes of transport is preferred. In addition to the main document there is an accompanying guide to ensuring quality.
	PPG13 – Transport (2001)
	3.71 The main objectives of PPG13 are to promote more sustainable modes of transport, promote accessibility to employment opportunities, retail outlets, services and leisure facilities and to reduce the need to travel, with particular reference to the private car. 
	3.72 Paragraph 6 of the guidance provides advice for local planning authorities when preparing development plans and considering planning applications.
	 ‘Actively manage the pattern of urban growth to make the fullest use of public transport, and focus major generators of travel demand in city, town and district centres and near to major public transport interchanges;
	 locate day to day facilities which need to be near their clients so that they are accessible by walking and cycling;
	 accommodate housing principally within existing urban areas, planning for increased intensity of development for both housing and other uses at locations which are highly accessible by public transport, walking and cycling;
	 ensure that development comprising jobs, shopping, leisure and services offer a realistic choice of access by public transport, walking and cycling; and
	 give priority to people over ease of traffic movement and plan to provide more road space to pedestrians, cyclists and public transport in town centres, local neighbourhoods and other areas with a mixture of land uses’.
	3.73 PPG13 places emphasis on local authorities to maximise the use of ‘key sites’ which are most accessible. Local authorities should seek to ensure that land is used efficiently and to allocate/reallocate sites for intensive development for travel intensive uses such as retailing and offices. (Paragraph 21)
	3.74 Paragraph 28 states that:
	‘… New development should help to create places that connect with each other sustainably, providing the right conditions to encourage walking, cycling and the use of public transport.’ 
	3.75 PPG13 supports mixed-use development and in paragraph 30, such development is recognised as promoting vitality and diversity as well as promoting walking as a primary mode of travel.  
	3.76 Finally, in paragraph 76, the guidance highlights the importance of walking.  This can be achieved through attention to design, location and access arrangements for new development as well as promoting high density mixed use development in and around the town centre.  Local authorities are also required to ensure provision and quality design for cycling.
	4.0 THE DEVELOPMENT PROPOSALS
	4.1 The scheme proposes the redevelopment and regeneration of the Site to create a vibrant residential area complimenting the existing residential area to the east, as part of the wider CCN Site, strengthening the urban form of the site and its relationship with the surrounding area. 
	4.2 The application seeks to provide residential accommodation with associated basement car parking and landscaping.  Permission is sought for the means of access to the site.  Scale, layout, appearance and landscaping are reserved matters and for scale and layout, parameters are set within which the reserved matters will be brought forward, as shown on the submitted Siting Plan ref 080055-D-102A and the Minimum/ Maximum Height Plan ref  080055-D-107B.
	4.3 The application of maximum and minimum parameters allows an element of flexibility to remain in the final design of the building which will be brought forward through reserved matters. 
	Parameter Plans
	4.4 The proposed minimum and maximum height plan sets out the maximum and minimum heights of the built form for the building block. All levels are shown in metres above Ordnance Survey datum levels. No development, including external plant and equipment, but excluding vertical architectural elements will exceed the identified height limits shown on the plan.
	4.5 The variance between maximum and minimum building heights allows for the roof form of the building to be articulated.  This is discussed in more detail in the Design and Access Statement, but, for example, if the roof is pitched, the apex of the pitch will not exceed the maximum height as shown.
	4.6 The proposed siting plan shows the siting of the perimeter of the building and the amount of deviation for siting of the perimeter building line within a defined distance, either + or -, from the building line shown on the plan.  The amount of deviation is limited or fixed where the building line abuts the southern edge of the site. 
	4.7 It is the intention of the applicant that planning conditions would be imposed upon the grant of outline planning permission requiring the reserved matters of scale and layout to be fully in accordance with the plans as submitted and therefore within the siting and height parameters as shown on the plans. 
	4.8 As well as setting the parameters for the siting and height of the building, the application proposes a minimum and maximum number of residential dwellings and car parking spaces to be provided as follows:
	4.9 The proposals include the provision of a minimum of 58 and a maximum of 68 homes.  It is proposed that these are predominantly one and two bed units however it is anticipated that some family sized houses will also be provided on this site along Alfred Street.  However, the precise number and type of homes will dependent on prevailing market conditions and need which will be established at reserved matters stage in continued consultation with Lancaster City Council and with reference to the relevant housing needs study.
	4.10 The proportion of affordable housing to be provided will be calculated on the basis of the cumulative number of dwellings to be provided across the whole CCN Site including those proposed in the applications for residential development on this site, the wider site (Application 1) and at the Moor Lane site (Application 7).  25% of the total number of units will be for affordable housing.
	4.11 Transport and access is a key consideration given the location of the site and the traffic volumes which are already within Lancaster given the route of the A6 through the City.  A detailed and comprehensive Transport Assessment has been prepared by Mayer Brown in support of Application 1 which assesses these proposals as part of the wider CCN Site redevelopment proposals.  
	4.12 A separate Transport Assessment prepared by Mayer Brown, which considers the traffic impacts arising from this development on a stand alone basis is submitted in support of this application.
	5.0 PLANNING ASSESSMENT
	5.1 This residential development presents an opportunity to provide additional housing within Lancaster city in close proximity to the existing city centre as part of the wider regeneration proposals on the CCN Site.  The proposals will create a vibrant residential quarter to compliment the existing dwellings along Alfred Street creating a ‘home zone’ and maximising the use of this previously developed brownfield land. 
	5.3 The proposal for residential accommodation on brownfield land in close proximity to the city centre also accords with national planning policy.  PPS3 states a clear preference for residential development to take place in existing urban areas.  This generally means that public transport is more accessible to new residents.  It also means that residents have access to a wider range of services.  PPS3 encourages the inclusion of residential uses as a key component of mixed-use developments.  
	5.4 The proposals also accord with the objective in PPS3 for mixed and balanced communities, including affordable housing where needed.  This policy objective is reiterated in the emerging Core Strategy in policy SC4 which sets out the objective to meet housing need within balanced communities.  The provision of housing in this location also accords with emerging polices DP2 and DP5 of the Draft RSS which advocate mixed and sustainable communities with good access to sustainable transport. 
	5.5 In terms of the Council’s policy of housing constraint as set out in SPG 16, the CCN Site presents exceptional justification for the provision of residential accommodation.  The proposals are a key element of the mixed use proposal for the wider site and will meet the Council’s identified aspirations in SPG 8 which promotes urban renaissance with the inclusion of housing within mixed used developments. 
	5.6 Centros proposes, across the range of applications in relation to the CCN site, (i.e. including Application 1, this application and the Moor Lane Site (Application number 7) that 25% of the total housing provided will be affordable.  Given this, in terms of Policy H10 of the Local Plan, the proposals meet with the requirement for the provision of affordable housing through this commitment.    
	5.7 Members of The Planning Policy Cabinet Liaison Group of the City Council recently endorsed an amended approach to Affordable Housing negotiations following the issue of a Lancaster District Housing Needs Survey Update Report 2007.  The endorsed approach is for the council to seek an average of 40% of total dwellings proposed in planning applications, as Affordable Homes.  The report notes that some sites are burdened by ‘abnormal costs’ such as infrastructure provision or decontamination for example or where listed buildings are involved or in regeneration area. 
	5.8 This is not adopted policy and the findings of the Housing Needs Update Report will principally be used to further inform the emerging LDF documents. 
	5.10 It is proposed that the tenure split of the affordable housing will be agreed with the Council through the application process having regard to current housing need.  In terms of dwelling size and mix, there are opportunities for the provision of family housing as well as apartments and again the final mix will be agreed with the Council through the application process. 
	Transportation & Servicing
	5.11 The policies in PPG13 focus upon encouraging sustainable development, promoting public transport use and reducing the need to travel by car.  Furthermore, accessibility is improved by the promotion of walking and cycling, hence the importance of pedestrian permeability in terms of design and through the provision of connections to cycle networks and of cycle facilities.  Lancaster’s own transportation policies are consistent with PPG 13 in that they promote accessibility by public transport.
	5.12 The Site benefits from excellent accessibility being within walking distance of Lancaster’s railway station and within a shorter walking distance to its principal bus station.  Its central location means it is also within walking distance of Lancaster’s existing shopping centre and the surrounding supporting facilities. 
	5.13 This means that the development will be generally accessible by a variety of means of transport allied to the ready access from the city centre itself.  In summary, the proposal conforms to the guidelines in PPG 13 and Local Plan policy in providing a highly accessible development which not only accommodates housing within the city centre, but also allows choice of non-car borne modes of travel.  
	Design and Access 
	5.16 The emphasis within PPS1 is that key to achieving sustainable developments is high quality, integrated design.  The approach to design has been comprehensive with key principles discussed and agreed through the masterplanning period undertaken between November 2005 and August 2006.  These principles have formed the basis of the design work which has continued since then and the proposals brought forward through this application. Design considerations have formed a considerable part of discussions with both the City Council as well as statutory and non statutory stakeholders as part of the pre-application masterplanning process. 
	5.17 The Design and Access Statement submitted in support of the application sets out the detailed and comprehensive design analysis undertaken. The main considerations that have informed the design evolution and layout of the scheme include the following:
	 Creating a landmark building on this which is a ‘gateway’ site into Lancaster from the North;
	 reinforcing the streetscene on Alfred Street and St Leonard Gate; and
	 respecting the heights of the existing residential buildings to the east.
	5.18 The Design and Access Statement sets out how the scheme may be brought forward through the reserved matters within the defined parameters.  It is anticipated that conditions will be imposed upon the grant of outline planning permission requiring all reserved matters for layout and scale to be prepared in accordance with the parameters set out within the parameters plans submitted with the application. 
	5.19 We anticipate that a Section 106 Agreement Obligation will set out the provisions for the delivery of affordable housing.  
	6.0 CONCLUSIONS
	6.1 The proposals site will result in a new residential development situated on previously developed land which forms part of a wider site identified with the Local Plan as a key regeneration site in close proximity to the existing city centre. 
	6.2 The inclusion of residential accommodation on the site as a component of the regeneration proposals for the CCN Site is in accordance with both local plan policy, the SPGs relating to the Canal Corridor North Site, Affordable Housing and the Phasing of New Residential Development as well as the emerging LDF Core Strategy.
	6.4 The requirements for the provision of affordable housing are met through the applicants’ commitment to provide 25% affordable housing on the basis of the cumulative number of units provided on this site, the Moor Lane Residential site (Application 7) and on the main CCN Site (Application 1).
	6.5 Although this site was considered as part of the wider masterplan proposals and therefore is discussed in the overarching design and access statement submitted in support of the main outline application (Application 1) a Design and Access Statement focused on this site and proposal alone is also submitted in support of this application.  This document sets out the design rationale, influences and key issues considered in informing the design of this building together with consideration of the access and servicing principles. 
	6.6 Also submitted in support of the application is a Transport Assessment which assesses the transport implications of the development. 
	6.7 In summary, the proposals offer a unique opportunity to regenerate a large underutilised urban site, close to the city centre and with good public transport links.  It forms part of the mixed use proposals for regeneration of the CCN Site which presents the most significant opportunity for city centre regeneration in Lancaster.  


