
Appeal Decision APP/P2365/W/24/3354225

Land to the South of Stopgate Lane, Simonswood, L33 4YA 

Description

CD1 Background Information  

CD1.1 Decision Notice

CD1.2 Policies Referenced in Reasons for Refusal

CD1.2.1 Policy SP1 A Sustainable Development Framework for West Lancashire

CD1.2.2 Policy GN1 Settlement Boundaries

CD1.2.3 Policy EC1 The Economy and Employment Land

CD1.2.4 Policy EC2 The Rural Economy

CD1.2.5 Policy EN2 Preserving and Enhancing West Lancashire's Natural Environment

CD1.2.6 Policy GN5 Sequential Tests

CD1.3 Title Register (LAN31138-title - (Plots1,2,3 Title) - LINDEN BUYING THIS TITLE with Plot 1 Carved Out)

CD1.4 Title Plan (Land to the South Of Stopgate Lane - Plot2 - PeelLindenHill)

CD2 West Lancashire Borough Council (WLBC) Pre-Application Advice

CD2.1 Pre-Application Advice Request

CD2.1.1 JLL Email to WLBC (03.10.23)

CD2.1.2 Pre-application Form

CD2.1.3 Supporting Letter (prepared by JLL)

CD2.1.4 Site Location Plan (13469-AEW-SI-00-DR-A-0004)

CD2.1.5 Proposed Site Plan (Plot 2) (13469-AEW-SI-00-DR-A-0002_P5)

CD2.1.6 Transport Scoping Note (VN232764_23.10.02) (prepared by SLR)

CD2.2 Pre-Application Advice Response

CD2.2.1 WLBC Written Pre-App Response - PRE_2023_0316_SIG

CD3 Lancashire County Council (LCC) Pre-Application Advice

CD3.1 Pre-Application Advice Request (31.10.2023)

CD3.1.1 JLL Email to Lancashire County Council 

CD3.1.2 Pre-application Form - Highways

CD3.1.3 JLL Pre-application Supporting Letter - Highways

CD3.1.4 Site Location Plan (13469-AEW-SI-00-DR-A-0004)

CD3.1.5 Proposed Site Layout Plan (Plot 2) (13469-AEW-SI-00-DR-A-0002_P5)

CD3.1.6 Transport Scoping Note (VN232764_23.10.02) (prepared by SLR)

CD3.2 Pre-Application Advice Response

CD3.2.1 Lancashire County Council Written Pre-Application Response 

CD4 Original Submission - Dated 22.12.2024

CD4.1 Application Form

CD4.1.1 Land off Stopgate Lane Application Form

CD4.1.2 Covering Letter

CD4.2 Drawings

CD4.2.1 Location Plan 13469-AEW-SI-XX-DR-A-0501-S4-P02

CD4.2.2 Existing Site Plan 13469-AEW-SI-XX-DR-A-0502-S4-P02

CD4.2.3 Proposed Site Plan 13469-AEW-SI-XX-DR-A-0509-S4-P03

CD4.2.4 Street Elevations (13469-AEW-SI-XX-DR-A-0504-S4-P02)

CD4.2.5 Proposed Site Sections (13469-AEW-SI-XX-DR-A-0505-S4-P04)

CD4.2.6 External Finishes Plan (13469-AEW-SI-XX-DR-A-0507-S4-P02)

CD4.2.7 Boundary Treatments Plan (13469-AEW-SI-XX-DR-A-0508-S4-P02)

CD4.2.8 Unit 1 - Ground Floor GA Plan (13469-AEW-01-00-DR-A-0511-S4-P03)

CD4.2.9 Unit 1 - First Floor GA Plan (13469-AEW-01-01-DR-A-0512-S4-P02)

CD4.2.10 Unit 1 - GA Elevations 13469-AEW-01-ZZ-DR-A-0516-S4-P03

CD4.2.11 Unit 1 - GA Sections (13469-AEW-01-ZZ-DR-A-0515-S4-P05)

CD4.2.12 Unit 1 - Roof GA Plan (13469-AEW-01-RF-DR-A-0514-S4-P02)

CD4.2.13 Unit 2 - Ground Floor GA Plan (13469-AEW-02-00-DR-A-0511-S4-P02)

CD4.2.14 Unit 2 - First Floor GA Plan (13469-AEW-02-01-DR-A-0512-S4-P02)

CD4.2.15 Unit 2 - GA Elevations (13469-AEW-02-ZZ-DR-A-0516-S4-P02)

CD4.2.16 Unit 2 - GA Sections (13469-AEW-02-ZZ-DR-A-0515-S4-P02)

CD4.2.17 Unit 2 - Roof GA Plan (13469-AEW-02-RF-DR-A-0514-S4-P02)

CD4.2.18 Unit 3 - Ground Floor GA Plan (13469-AEW-03-00-DR-A-0511-S4-P03)

CD4.2.19 Unit 3 - First Floor GA Plan (13469-AEW-03-01-DR-A-0512-S4-P03)

CD4.2.20 Unit 3 - GA Elevations (13469-AEW-03-ZZ-DR-A-0516-S4-P03)

CD4.2.21 Unit 3 - GA Sections (13469-AEW-03-ZZ-DR-A-0515-S4-P03)

CD4.2.22 Unit 3 - Roof GA Plan (13469-AEW-03-RF-DR-A-0514-S4-P03)

CD4.3 Reports

CD4.3.1 Planning Statement (prepared by JLL)

CD4.3.1.1 Policy Map Extract - NOTE: Superseded by CD17.2

CD4.3.2 Design and Access Statement (13469-AEW-XX-XX-RP-A-0500-P05) (prepared by AEW)

CD4.3.3 Transport Assessment (VN232820) (prepared by SLR)

CD4.3.4 Framework Travel Plan (VN232820) (prepared by SLR)

CD4.3.5 Landscape Visual Impact Appraisal (prepared by TEL)

CD4.3.6 Flood Risk Assessment (prepared by Farrow Walsh)

CD4.3.7 Drainage Strategy (prepared by Farrow Walsh)

CD4.3.8 Ecological Impact Assessment (BOW17.1540) (prepared by Bowland Ecology)

CD4.3.9 Biodiversity Net Gain (BOW17.1540) (prepared by Bowland Ecology)

CD4.3.9.1 ANNEX 1 BOW17.1540_ Stopgate Lane_Statutory Biodiversity Metric_Condition Assessments_Dec 2023

CD4.3.9.2 ANNEX 2 BOW17.1540_The_Statutory_Biodiversity_Metric_Calculation_Tool_18.12.23 PH

CD4.3.10 Arboriculture Impact Assessment (prepared by Bowland Tree Consultancy)

CD4.3.11 Noise Impact Assessment (prepared by Impact Acoustics)

CD4.3.12 Site Investigation (SI) Desk Survey and Risk Assessment (3347939) (Contaminated Land Report) (prepared by Jomas)

CD4.3.12.1 Site Investigation (SI) Appendix DS Apps v1.2 P5575J2923 - Stopgate Lane Part 1 

CD4.3.12.2 Site Investigation (SI) Appendix DS Apps v1.2 P5575J2923 - Stopgate Lane Part 2

CD4.3.13 Soft Landscape Specification (TEL)

CD4.3.14 CIL Form (completed by JLL)

CD5 Consultation Responses 

CD5.1 Lancashire Police (16.01.2024)

CD5.2 Environmental Protection Officer (17.01.2024)

CD5.3 LCC Highways (24.01.2024)

CD5.4 Cllr Ian Rigby (Rural South ward): Call in request (25.01.2024)

CD5.5 Knowsley Council (25.01.2024)

CD5.6 Environmental Protection (Contaminated Land) (28.01.2024)

CD5.7 Historic Environment Team (WLBC) (29.01.2024)

CD5.8 Principal Engineer (29.01.2024)

CD5.9 Lead Local Flood Authority (30.01.2024)

CD5.10 MEAS First Response (01.02.2024)

CD5.11 United Utilities (UU) (08.02.2024)

CD5.12 Environment Agency (EA) (09.02.2024)

CD5.13 Active Travel England (13.02.2024)

CD5.14 Strategic Planning Policy (19.02.2024)

CD5.15 Bickerstaffe Parish Council (04.03.24)

CD5.16 Arboriculture/Tree Officer (05.03.24)

CD5.17 MEAS Second Response (06.03.2024)

CD5.18 United Utilities (UU) Correspondence (29.02.2024 - 07.03.2024)

CD5.19 United Utilities Second Response (22.03.2024)

CD5.20 Lead Local Flood Authority (22.03.2024)

CD5.21 LCC Highways (25.03.2024)

CD5.22 EA Response to Ground Investigations (GI) (02.04.2024)

CD5.23 EPO Response to Ground Investigations (GI) (03.04.2024)

CD5.24 Knowsley Council Objection (05.05.2024)

CD5.25 Knowsley Council Highway Improvement Proposal Plan (05.05.2024)

CD5.26 Shevington Ward Cllr Aimee Wright (14.05.2024)

CD5.27 Shevington Ward Cllr Tommy Rowe (14.05.2024)

CD5.28 Shevington Ward Cllr Tony Brennan (14.05.2024)

CD5.29 Cllr Bailey Call in Request (18.01.24)

CD5.30 LCC Highways (01.03.24)

CD5.31 Resident Comments in Support

CD5.32 Resident Comments in Objection (1)

CD5.33 Resident Comments in Objection (2)

CD5.34 Resident Comments in Objection (3)

Core Document Reference



CD5.35 Resident Comments in Objection (4)

CD5.36 Resident Comments in Objection (5)

CD5.37 Resident Comments in Objection (6) 

CD5.38 Resident Comments in Objection (7)

CD5.39 Resident Comments in Objection (8)

CD5.40 Resident Comments in Objection (9) 1 of 2

CD5.41 Resident Comments in Objection (9) 2 of 2

CD5.42 Resident Comments in Objection (10)

CD5.43 Resident Comments in Objection (11)

CD5.44 Simonswood Parish Council Comments in Objection (1)

CD5.45 Simonswood Parish Council Comments in Objection (2)

CD5.46 Bickerstaffe Parish Council Comments in Objection

CD6 Post Submission Changes

CD6.1 Drainage Strategy (18.01.2024)

CD6.1.1 JLL email to WLBC 18.01.24

CD6.1.2 Drainage Strategy FW2405-D-400 [A2]

CD6.2 Flood Risk Assessment and Drainage Strategy (24.01.2024)

CD6.2.1 JLL email to WLBC 24.01.24

CD6.2.2 Flood Risk Assessment v2

CD6.2.3 Drainage Strategy FW2405-D-400 [A3]

CD6.3 Landscape Visual Impact Appraisal (LVIA) (30.01.2024)

CD6.3.1 JLL email to WLBC 30.01.24

CD6.3.2 Landscape Visual Impact Appraisal v2

CD6.4 Visualisations (08.02.2024)

CD6.4.1 JLL email to WLBC 08.02.24

CD6.4.2 Landscape Visualisations TEL Landscape_Stopgate Lane, Simonswood_MR23-158-202

CD6.5 Response to Highways and Updated Site Layout 16.02.2024

CD6.5.1 JLL email to WLBC 16.02.24

CD6.5.2 JLL Response to LCC Highways 16.02.2024

CD6.5.3 Proposed Site Plan 13469-AEW-SI-XX-DR-A-0509_P05

CD6.5.4 Proposed Highway Works VN232820-D100 Rev A

CD6.5.5 Site Access Junction Plan VN232820-D101 Rev A

CD6.5.6 Swept Path Analysis Unit 1 VN232820-TR100 Rev A

CD6.5.7 Swept Path Analysis Unit1&2 VN232820-TR101Rev A

CD6.5.8 Swept Path Analysis Unit 3 VN232820-TR102 Rev A

CD6.6 Response to Highways and Updated Transport Assessment and Travel Plan 16.02.2024

CD6.6.1 JLL email to WLBC 16.02.24

CD6.6.2 Transport Assessment V3 VN232820

CD6.6.3 Framework Travel Plan V3 VN232820

CD6.7 Bowland Ecology and MEAS Correspondence sent to Case Officer 22.02.2024

CD6.7.1 JLL email to WLBC 22.02.24

CD6.7.2 Bowland Ecology and MEAS Correspondence 

CD6.8 Framework Construction Management Plan draft for KMBC 28.02.2024

CD6.8.1 JLL email to KMBC 26.02.24

CD6.8.2 JLL email to WLBC 28.02.24 

CD6.8.3 Stopgate Lane Framework Construction Management Plan draft for KMBC

CD6.9 United Utilities Note 28.02.2024

CD6.9.1 JLL email to WLBC 28.02.24

CD6.9.2 Tech Note Response to UU FW2405_TN_001

CD6.10 Revised Transport Assessment 28.02.2024

CD6.10.1 JLL email to WLBC 28.02.24

CD6.10.2 Transport Assessment VN232820_2024.02.19_ISSUED

CD6.11 Wintering Bird Survey Report to MEAS and Case Officer 28.02.2024

CD6.11.1 Bowland Ecology and MEAS Correspondence to WLBC 28.02

CD6.11.2 Winter and Passage Ornithology Survey Report

CD6.11.3 Bowland Ecology and MEAS Correspondence 14.03

CD6.12 Highways Drawings, Archaeology Plan, United Utilities Correspondence and Economic Development Note 29.02.2024

CD6.12.1 JLL Email to WLBC 29.02.2024

CD6.12.2 Proposed Site Plan (13469-AEW-SI-XX-DR-A-0509_P06)

CD6.12.3 Archaeology Site of Interest Plan

CD6.12.4 Site Access Junction Plan (VN232820-D101 Rev B)

CD6.12.5 Economic Development Statement 29.02.2024

CD6.12.6 Farrow Walsh and United Utilities Correspondence

CD6.13 JLL Response to Strategic Planning Comments 01.03.2024

CD6.13.1 JLL Email to WLBC 01.03.2024

CD6.13.2 JLL Response to Strategic Planning

CD6.14 Ground Investigation Report 01.03.2024

CD6.14.1 JLL Email to WLBC 01.03.2024

CD6.14.2 GI Report - P5575J2923

CD6.15 United Utilities and Farrow Walsh Correspondence re. Infiltration and Foul 07.03.2024

CD6.15.1 JLL Email to WLBC 07.03.2024

CD6.15.2 FW and UU Correspondence

CD6.16 Framework Construction Management Plan 15.03.2024 

CD6.16.1 JLL Email to WLBC 15.03.2024

CD6.16.2 Stopgate Lane Framework Construction Management Plan draft v2.1

CD6.16.3 Proposed Site Plan 13469-AEW-SI-XX-DR-A-0509_P07

CD6.17 Framework Construction Management Plan 21.03.2024 

CD6.17.1 JLL Email to WLBC 21.03.2024

CD6.17.2 JLL Email to KMBC 21.03.2024

CD6.17.3 Stopgate Lane Framework Construction Management Plan v2.2

CD6.18 Agricultural Land Classification 28.03.2024

CD6.18.1 JLL Email to WLBC 28.03.2024

CD6.18.2 ALC Land at Stopgate Lane 240316.AC.01

CD6.19 Update to JLL Response to Strategic Planning Comments v2 03.04.2024

CD6.19.1 JLL email to WLBC 03.04.24

CD6.19.2 Response to Strategic Planning Comments v.2

CD6.20 Update to JLL Response to Strategic Planning v3 03.04.2024

CD6.20.1 JLL Email to WLBC 03.04.2024

CD6.20.2 JLL Response to Strategic Planning v.3

CD6.21 Update to Proposed Highways Works 11.04.2024

CD6.21.1 JLL Email to WLBC 11.04.2024

CD6.21.2 Updated Highway Works VN232820-D100 Rev B

CD6.22 Knowsley Metropolitan Borough Council (KMBC) Rebuttal 14.05.2024

CD6.22.1 JLL Email to WLBC 14.05.2024

CD6.22.2 KMBC Rebuttal Final 14.05.24

CD7 JLL Correspondence with WLBC Ward Councillor

CD7.1 JLL and WLBC Ward Cllr Email Correspondence dated 26.02.204 - 11.03.2024

CD8 JLL Correspondence with West Lancs Borough Council (WLBC)

CD8.1 JLL and WLBC Correspondence dated 24.01.24, 06.02.24

CD8.2 Applicant Draft UU Template - KMBC Highways Contribution - 23.5.2024

CD8.3 JLL and WLBC Correspondence re UU dated 08.04.24 - 09.05.24

CD8.4 JLL and WLBC Correspondence re Legal Instruction 09.04.24

CD9 Correspondence with Knowsley Metropolitan Borough Council (KMBC)

CD9.1 SLR and KMBC Correspondence 16.02.2024 - 17.02.2024

CD9.2 KMBC Highway Improvement Proposal Bill of Quantities

CD9.3 KMBC Highway Improvement Proposal Plan

CD9.4 JLL and KMBC Correspondence 21.03.24 - 22.03.24 Fwk CMP

CD9.5 JLL and KMBC Correspondence 26.02.24 - 06.03.24 Draft Fwk CMP

CD9.6 JLL and KMBC Correspondence 21.04.2024 

CD9.7 JLL and KMBC Fwk CMP Correspondence 26.02.24 - 21.03.24

CD9.8 SLR and KMBC Correspondence re Contributions

CD10 Officers Report (Committee Report)

CD10.1 Officers Report 20231175FUL

CD11 Relevant Planning Permissions

CD11.1 Expired Planning Permission: 2015/0729/OUT

CD11.1.1 Location Plan 2015_0729_OUT--2711808

CD11.1.2 Site Plan 2015_0729_OUT--2614189



CD11.1.3 Committee Report 2015_0729_OUT--2557663

CD11.1.4 Decision Notice 2015_0729_OUT--2930368

CD11.1.5 Planning Statement 2015_0729_OUT--2627272

CD11.2 Expired Planning Permission: 2018/0835/OUT

CD11.2.1 Location Plan 2018_0835_OUT--2750303

CD11.2.2 Proposed Site Layout 2018_0835_OUT-Proposed-3040218

CD11.2.3 Committee Officer Report 2018_0835_OUT--3042139

CD11.2.4 Decision Notice 2018_0835_OUT--3043232

CD11.2.5 Planning Statement 2018_0835_OUT-Planning_Statement-3028467

CD11.3 Expired Planning Permission: 2017/0631/FUL

CD11.3.1 Location Plan 2017_0631_FUL--298

CD11.3.2 Site Layout Plan 2017_0631_FUL--2665474

CD11.3.3 Committee Officer Report 2017_0631_FUL--2883485

CD11.3.4 Decision Notice 2017_0631_FUL--2803910

CD11.3.5 Planning Statement 2017_0631_FUL-Planning_Statement-2930742

CD11.4 Extant Planning Permission: 2019/0892/FUL

CD11.4.1 Location Plan 2019_0892_FUL--31233

CD11.4.2 Layout Plan 2019_0892_FUL-Revised_Land_Purchase_Drawing-3130363

CD11.4.3 Committee Officer Report

CD11.4.4 Decision Notice

CD12 Statement of Common Ground 

CD12.1 JLL Statement of Common Ground (Draft) (Planning Matters)

CD12.2 Draft Statement of Common Ground on Planning Matters (Joint)

CD12.2.1 Statement of Common Ground on Planning Matters (Joint) Final

CD12.3 Statement of Common Ground on Highway Matters (Joint)

CD13 Appellant's Statement of Case

CD13.1 Appellant's Statement of Case

CD14 JLL Sequential Test

CD14.1 JLL Sequential Test

CD15 Economic Benefits and Need Statement

CD15.1 Economic Benefits and Need Statement

CD16 Landscape Visual Impact Assessment

CD16.1 P24-1609 LVIA V2_LR_1

CD16.2 P24-1609 LVIA V2_LR_2

CD17 Adopted Local Planning Policy, Guidance and Evidence

CD17.1 West Lancashire Local Plan 2012-2027 Development Plan Document (adopted October 2013)

CD17.2 West Lancashire Local Plan 2012-2027 Policies Map 8

CD17.2.1 Weblink to Local Plan Policies Map

CD17.3 Burscough Parish Neighbourhood Plan 2017-2027 - Extract and Key Diagram

CD17.4 Joint Lancashire Minerals and Waste Local Plan (JLMWLP): Site Allocation and Development Management Policies - Part One (Sep 2013) - Extract

CD17.5 Note of Telecom 9.1.25 re Minerals and Waste LP Allocation

CD17.6 Supplementary Planning Document Design Guide (January 2008)

CD17.7 Supplementary Planning Guidance Natural Areas and Areas of Landscape History Importance (Updated August 2007) - Extract

CD17.8 Joint Employment Land Premises Study March 2010

CD17.8.1 Joint Employment Land and Premises Study Appendix 14 extract

CD17.9 West Lancashire Local Plan 2012-2027 Technical Paper 3 (December 2011)

CD17.10 WLBC Housing and Economic Development Need Assessment 2022 including Appendix 1

CD17.10.1 WLBC Housing and Economic Development Need Assessment Appendix 2 Employment Site Assessments

CD17.11 Local Plan Employment Land Portfolio Summary

CD17.12 Simonswood Industrial Estate Priority Habitats Map

CD17.13 Inspectors Report on the Examination into the West Lancashire Local Plan 26 September 2013

CD17.14 Lancashire Landscape Strategy December 2000

CD17.15 Lancashire County Council Landscape Character Assessment December 2000

CD17.16 Natural England National Character Area Profile: 32 Lancashire and Amounderness Plain 2014

CD18 Health and Safety Executive (HSE) - Control of Major Accident Hazards (COMAH)

CD18.1 2003_0754 Hazardous substances consent

CD18.2 HSE Planning Advice Web App, 30 October 2024 WLBC

CD18.3 WLBC email to PINS re HSE 4 December 2024

CD18.4 JLL email to WLBC re HSE 12 December 2024

CD18.5 HSE Planning Advice Web App, 12 December 2024 JLL 

CD18.6 JLL- Health and Safety Executive - Statement of Job Estimates for Unit 3 18.12.24

CD18.6.1 HSE Statement - Unit 3 Job Numbers (Version 2 with Corrections) 20.01.25

CD18.7 HSE Planning Advice Web App, 19 December 2024 (WLBC)

CD18.8 HSE LUP advice to West Lancs Borough Council - 2023-1175-FUL - 19 December 2024

CD18.9 HSE Consultation Zones Denholme Handling Ltd

CD19 West Lancashire Borough Council (WLBC) Statement of Case

CD19.1 WLBC Statement of Case - Updated Version

CD20 Proof of Evidence Planning

CD20.1 Proof of Evidence Planning of Mrs Joanna Gabrilatsou

CD20.2 Summary Proof of Evidence Planning of Mrs Joanna Gabrilatsou

CD21 Proof of Evidence Landscape

CD21.1 Proof of Evidence Landscape of Mr Andrew Cook

CD21.2 Landscape Proof of Evidence Appendices

CD21.3 Summary Proof of Evidence Landscape of Mr Andrew Cook

CD22 Proof of Evidence Highways

CD22.1 Proof of Evidence of Highway and Transport Mr Christopher Hargreaves

CD22.2 Summary Proof of Evidence of Mr Christopher Hargreaves

CD23 Proof of Evidence Major Accident Hazards

CD23.1 Proof of Evidence of Mrs Carolyn Nicholls RAS Ltd - Major Accident Hazards

CD24 Additional Information

CD24.1 The Gazette Issue 64386 S1 and S6 May 2024

CD24.2 Potter Space and Savills: BIG things in SMALL boxes September 2022

CD24.3 APPENDIX 14 Rochdale Case 650

CD24.4 Bloor-homes-east-midlands-limited-v-ssclg-2014-ewhc-754-admin-copy

CD24.5 Proposed Treatment Facility of Medical Waste Location Plan LCC/2022/0003

CD25 Draft Section 106 Agreements

CD25.1 Travel Plan UU Template - LCC Highways Contribution - DRAFT - Jan2025

CD25.2 Shevington Lane Proposed Works UU Template - KMBC Highways Contribution - DRAFT - Jan2025

CD26 Interested Parties

CD26.1 Rigby I - 1105543 - INTERESTED PARTY_(ATTACHMENT) - Land adjacent to Stopgate Lane - Public Inquiry

CD26.2 Taylor J - 1105250 - INTERESTED PARTY

CD26.2.1 Taylor J - 1105250 - INTERESTED PARTY_(ATTACHMENT) - TRO Appendix A2

CD26.2.2 Taylor J - 1105250 - INTERESTED PARTY_(ATTACHMENT) - TRO Appendix F map


