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Introduction

NPL Estates Ltd, Miller Homes (NW Region) Ltd and Ballard Developments Ltd,
hereafter referred to as ‘the Applicants’ are seeking to obtain planning permission
for the regeneration of an area of land at Bourne Road in Thornton, Lancashire.

The proposed development will comprise the demolition of an existing power
station and the creation of 558 new homes, associated highways and access
routes, the creation of a new country park, ecological enhancement of Centenary
Wood and landscaping of the public realm.

This document has been prepared by HOW Planning LLP on behalf of the
Applicants to summarise the findings of the Environmental Impact Assessment
(EIA) of the proposed development in accordance with the Town and Country
Planning (Environmental Impact Assessment) (England and Wales) Regulations
1999 (Sl 1999/293).

E1A Methodology

An EIA attempts to identify the adverse and beneficial environmental effects
associated with a development to provide the Local Planning Authority (LPA) with
sufficient information to make an informed decision on the granting of planning
consent.

The first stage of the EIA process was to undertake an initial ‘scoping study’,
which established the range of possible significant environmental effects. This
study involved site visits, desk studies and consultation with Wyre Borough
Council (WBC); and the result was to establish the areas to be assessed in the
EIA. The categories selected for assessment through consultation with WBC were
as follows:

= Sustainability;

= Socio-Economics;

= Landscape & Visual;

= Archaeology & Cultural Heritage;
= Ground Conditions;

= Drainage & Flood Risk;
= Ecology;

= Transport & Access;

= Air Quality;

* Noise & Vibration; and
= Cumulative Impacts.

The EIA has identified and assessed the significance of potential environmental
effects relating to the topics listed above. These potential effects may be
beneficial or adverse and are related to the construction and/or operation of the
proposed development. The results of the EIA are presented to WBC in a
document called the Environmental Statement (ES), which is submitted in three
volumes: Non Technical Summary, ES Main Text and Appendices.

ES Main Text consists of an introduction, a description of the methodology used, a
description of the alternatives that were considered in arriving at the final set of
proposals, a thorough description of the development including construction
processes, a review of relevant planning policy and legislation and a chapter
assessing the effects on each of the identified environmental categories. An
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2.5

assessment of possible cumulative effects and a final chapter summarising any
residual effects are also included.

The technical assessments in the ES first established the baseline conditions on
the site before predicting the potential effects. Where possible, mitigation
measures have been proposed to reduce, remedy or offset environmental effects
and those effects which remain after mitigation have been identified and their
significance stated.

3. Background

3.1

3.2

3.3

3.4

3.5

Thornton is set within the wider area of the Fleetwood Peninsular, approximately
5km north east of Blackpool and 16km south west of Lancaster. The site location
is shown in its wider context in Figure 1.

This area is diverse in both character and quality. There are several land uses
within the local region including housing, employment, and open land used for
recreation with some noted for aspects of nature conservation value. However
there are also significant areas of a derelict or industrial nature, which, in the case
of the former power station, dominates the local landscape and is perceived by
the majority of local residents to be both an eyesore and a health and safety
hazard.

The proposed development site comprises the disused power station, grass and
scrub land, a pond, two small streams, a firewater reservoir and Centenary Wood
on the south side of Bourne Road. The site covers an area of approximately 24.4
hectares.

Local planning policy, in the form of the Joint Lancashire Structure Plan, identifies
the Fleetwood area, of which Thornton is part, as a ‘Strategic Location for
Development’. As such, it sets a framework for development which includes
allocating 103 hectares for business and industrial use and sets a target for 900
new homes to be built in the area.

Furthermore, the Draft local Area Action Plan (AAP) published by Wyre Borough
Council for Fleetwood-Thornton expresses a vision to develop the area as “an
attractive place to live, work and visit whilst enhancing the local environment”.
Within the AAP, the site subject to this proposal is designated for residential
development that is part of the development aspirations for the entire area.

4. Alternatives & Design Evolution

4.1

4.2

A requirement of the EIA Regulations is that the alternatives that were considered
by a developer in formulating the final proposals are described and the reasons
for the final selection explained in the ES. The options that were considered are
outlined in the following paragraphs.

The Fleetwood-Thornton Area Action Plan set out 3 options for the development of
the Fleetwood Peninsula. These were known as the minimum, moderate and
maximum development options and proposed varying densities of development in
the area. In terms of the specific recommendations for the development site, the
AAP recommended housing in quantities ranging from 400 on the site to a
combined total of 720 on the site and the area of land to the west. The maximum
development option has become the preferred alternative and as such the
proposals are based on this level of development.
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4.3

Once the scale of development was set, the key elements of the design that were
improved through consultation with key stakeholders and the LPA were the raising
of ground levels as a flood protection measure, the incorporation of existing
natural features such as the pond and the inclusion of a children’s play area.

5. Description of the Development

51

52

5.3

54

55

5.6

5.7

The development proposals have been designed in accordance with the objectives
of the Draft Fleetwood — Thornton Area Action Plan. The AAP presents a vision for
512 hectares of urban land stretching from the north-east of Thornton to
Fleetwood, and bordered to the east by the Wyre Estuary.

Development Objectives

The development principles presented in the Area Action Plan have informed the
preparation and objectives of the development:

= To increase the housing choice in the area thorough the development of new
dwellings;

= To ensure development of a high standard of design, which contributes to the
local environment;

= To contribute to the network of paths and cycle ways to promote movement
and permeability; and

= To provide effective and useable open space.

Key Components of the Proposal
The development proposals consist of the following key elements:

= Demolition of the power station;

» Remediation of contaminated land;

= Construction of 558 residential units of a mix of size and type;
= Highways and means of access works;

= Creation and enhancement of public open space; and,

» Landscaping.

Description of the Development

The proposals for the Bourne Road development represent the major regeneration
of a currently underused area with considerable development potential. The
overarching aim of the proposal is to create a high quality sustainable residential
development to meet the identified housing need in Borough of Wyre.

The development will initially require demolition of the existing structures on site
which are associated with the former power station. The power station will be
carefully stripped of all contaminative materials, particularly asbestos, over an
eight months period, before the chimney stack is brought down with an explosive
charge.

The site is to be developed for residential use. This will comprise 558 houses of
mixed size, type and tenure. The predominant house type will be family housing
but the development will also include apartments and town houses.

Highways and access will form an important element of the scheme and new
infrastructure is proposed on site to support the development. Therefore, the
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5.8

5.9

5.10

511

512

5.13

creation of a suitable internal road layout serving the residential areas is required.
The primary entrance into the site off Bourne Road will be via a wide, tree-lined
boulevard, with 2-3 storey townhouses on either side. In addition to the
Boulevard will be a network of avenues and streets that will include raised and
textured surfaces to encourage safe driving behaviour and give priority to
pedestrians.

In addition to the road network, walkways and cycleways will be built to link into
the existing network and into the country park in the north-east of the site. This
will promote the use of sustainable modes of transport and the use of the new
park and the banks of the estuary beyond for recreation activities.

Hard and soft landscaping will be incorporated into all areas of the site to make
the public realm more attractive, of greater value to local wildlife and to promote
safe and pleasant movement through the site. The main thoroughfares, the site’s
borders and the rear of private gardens will be tree-lined, with existing mature
vegetation being retained wherever possible.

The pond and streams of site will be retained and enhanced to provide valuable
wildlife corridors as well as creating more natural features for new residents to
enjoy. A children’s playground will also be created in a wooded area in the centre
of the site, further improving the opportunities for recreation.

The large vegetated area in the north-east of the site, adjacent to the railway line,
is currently severely polluted as a result of previous industrial activities. This is to
be subject to a thorough clean-up and given over entirely for public open space in
the form of a new country park. The area of woodland known as Centenary Wood
to the south of Bourne Road will also be enhanced for the benefit of local ecology,
with the planting of native tree species and the improvement of the existing pond
proposed.

The development is scheduled to begin in the final quarter of 2008 and last for
approximately 8 years, with demolition and site clearance taking the majority of
the first year.

The proposed site layout is shown on Figure 3.

6. Planning Policy Context

6.1

6.2

The proposed development was assessed against all relevant planning policy
guidance at national, regional strategic and local level. In particular, the
development proposals were designed in accordance with the Thornton-Fleetwood
Area Action Plan, which sets out specific guidance for the development of the local
area.

The proposed development accords with all relevant guidance and in particular
will:

= Re-use previously developed land;

= Ensure high standards of design;

= Enhance accessibility to and through the site; and

= Have a beneficial impact on current local housing need.
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7. Sustainability

7.1

7.2

7.3

Sustainability has been a central consideration in the design of the proposed
development. To ensure that the proposals constitute a ‘sustainable development’,
the Applicants have committed to achieving an EcoHomes rating of ‘Very Good’
during the detailed design and construction of the properties.

EcoHomes is an assessment method developed by the Building Research
Establishment that rates the environmental performance of houses through the
application of a series of criteria relating to the use of water, energy and
materials, as well as the management of the site, local transport options, effects
on ecology and the health and wellbeing of end users. The assessment method
results in a development being awarded a final rating of pass, good, very good or
excellent.

By committing to an EcoHomes Very Good rating, the LPA can be confident that
the development will incorporate a range of environmentally friendly features.
The exact nature of these is yet to be finalised though they are likely to include
building with sustainable timber frames, including water saving fixtures and
fittings and installing high quality insulation to improve energy efficieny.

8. Socio-Economics

8.1

8.2

8.3

8.4

The assessment of socio-economic effects of the development evaluates the
potential consequences on the local population, the quality and quantity of
housing, the local economy, health and education provision, crime and overall
levels of deprivation.

The clearest effect of building an additional 558 residential units is the increase in
the supply of housing to the local population. It has been identified through the
strategic planning process that additional housing is required in this area, and as
such, the significant number of units provided in the proposals represents a
considerable benefit to the local area. In addition to the increase in housing
numbers, by providing a mix of house size and type, the beneficial effect is
enhanced as the market is open to a wider proportion of society, thus promoting
diversity among residents.

The construction of the housing units has been calculated to create a new resident
population on the site of 1200 persons. This in itself is of benefit, as the
population of the site is currently zero, but these additional residents will create
additional demand for healthcare and education facilities. However, in the case of
the services available in the vicinity, there are six General Practitioners within
2km of the site and numerous primary schools with capacity for intake.
Secondary schools in the area do not currently have a significant amount of
capacity but it is predicted by the Local Education Authority that this will increase
to 700 places by 2010 and that this upward trend is likely to continue. This leads
to the conclusion that there is unlikely to be a significant effect on education and
health services.

In terms of the effect on the local economy, it has been calculated that over 40
full time jobs will be created during the construction period. The Applicants have
committed to employing local construction workers wherever possible to keep the
economic benefit focused on the local community. As well as the direct benefit of
creating jobs on site, these workers will also spend money in the local community
on daily provisions, which increases revenue for local businesses.
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8.5

9.

9.1

9.2

The existing power station buildings are seen to be a focal point for criminal and
anti-social behaviour by the local community. The removal of these buildings will
eliminate this opportunity for crime in the area and will therefore be of significant
benefit. In addition, the creation of high quality public open space and play
facilities is seen to be of significant benefit to the community. Overall, the
proposals will make a significant contribution to the social and economic wellbeing
of the local population.

Landscape and Visual

The assessment of landscape and visual impacts has identified that there will be
temporary visual impacts associated with demolition and construction activities
and the loss of the power station, which is seen as a distinctive local landmark.
To minimise the effect of the short term impacts, construction and demolition
activities such as the movement of heavy goods vehicles and stockpiled materials
will be screened by site hoardings and will not be visible from outside the site

These construction effects will be short term and, once completed, the proposed
development will present a much more appealing site appearance than that which
is currently present. There may be an adverse effect on the setting of the areas
of ecological importance and green spaces surrounding the site but this will be
minimised as far as possible through appropriate ‘greening’ of the development
with the planting of native tree species, improvement of green spaces and the
retention of existing natural features.

10. Archaeology & Cultural Heritage

10.1

10.2

10.3

10.4

The proposed development area at Bourne Road, Thornton lies in an area of low
archaeological potential. Prehistoric and Roman activity is likely to have been
focussed on areas of high ground due to problems with site drainage. Medieval
and post-medieval activity would again appear to be focussed on the higher
ground surrounding the site area. The Bourne Road area itself is likely to have
been used only as seasonal agricultural land. Therefore, the potential for buried
archaeological remains to survive at the site is considered to be very low.

The drainage dykes, channel and pond within the Bourne Road development area
may have been created during the post-medieval period. The historical
significance of these features is considered to be low, and the majority of which
will be retained by the proposed development.

The power station on the site area was established in the 1950s and closed in
1999. Buildings on the site are not considered to be of heritage significance.

As there is considered to be a very low potential for buried archaeological remains
and no significant built heritage features within or in the vicinity of the site area
no mitigation is necessary and the overall effect is considered to be insignificant.

11. Ground Conditions

11.1

The current and historical industrial uses of the site and surrounding area have led
to areas in which soils are contaminated. It is also known that the power station
contains significant quantities of asbestos.
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11.2

11.3

11.4

A programme will be drawn up and agreed with the relevant authorities to remove
contaminated soils and materials to an appropriate landfill site or where possible
to treat the soils on site to remove or reduce contaminants. A specialist asbestos
removal contractor will be present on site to monitor the demolition and remove
asbestos appropriately.

It is considered that any adverse environmental effects associated with the
ground conditions encountered on site will be limited to the construction and
demolition phase of the development. Good practice in on-site activities will be
implemented to reduce the effects of these adverse effects.

The chapter concludes that any long term environmental benefits associated with
the removal of identified sources of contamination and nuisance will outweigh any
short term adverse impacts; that is, the long term benefits of remediation and
significantly greater than the short term risks and effects associated with
removing them.

12. Drainage & Flood Risk

12.1

12.2

12.3

The site lies partially within the flood plain of the Wyre Estuary and therefore a full
Flood Risk Assessment was undertaken for the site of the proposed development
to evaluate the risk to potential end users and identify measures that could
reduce or avoid this risk.

Under current conditions, it is possible that the site could be flooded by deep and
fast moving water should an extreme flood event coincide with the failing of the
existing flood defences. Although this dual scenario is unlikely, it was agreed with
the Environment Agency that the assessment should consider the worst case
because the proposals are for residential end use, which is particularly sensitive to
flooding.

Several flood mitigation and attenuation measures are proposed to minimise the
chance of flooding and the potential effects should it occur. In order to minimise
the risk of flooding, reparatory works are to be carried out on the existing
defences to improve their stability and reduce the chance of a breach. In addition
to defence improvements, the site itself is to be raised by 600mm so that in the
event that a breach does occur, floodwater does not collect in the residential
areas. Furthermore, the level of water in the firewater reservoir in the north-west
of the site is to be lowered so that it can provide floodwater storage should the
need arise and finally, the site will be linked to the Environment Agency’s Flood
Warning System. With these measures in place it is considered that the risk to
the proposed development is not significant.

13. Ecology

13.1

13.2

As the Bourne Road site is located near to the Wyre Estuary, which is an
internationally designated site, a series of ecological surveys were undertaken to
identify any protected animal and plant species of ecological importance inhabiting
the site.

The first stage of these assessments was to carry out a site investigation to
identify which species could be present. This identified that the site had potential
to support great crested newts, bats, water voles, reptiles and birds as well as
identifying some established trees and rare plants.
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13.3

13.4

The second stage of work was to carry out detailed surveys to identify whether
these species were present on the site. It was found that bats, birds and reptiles
were using parts of the site; water voles were using areas of adjoining land; and
that great crested newts were not present in the area. In terms of plant species,
the trees on site were mapped and a species of orchid was found.

To ensure that the effect on protected species is minimised, several mitigation
measures were designed into the scheme or are proposed for inclusion. Firstly,
the watercourses and ponds on the site will be retained, cleaned up and enhanced
through native species planting. This provides a valuable habitat for wildlife and
acts as a corridor through which they may move safely through the site and by
which bats can navigate. In addition, Centenary Wood, to the south of Bourne
Road, will be enhanced through native tree planting and improvements to the
existing pond. Other measures include further tree planting, installation of bat
boxes, operating only outside the bird breeding season to avoid disturbance and a
relocation programme for reptiles. When these measures are put in place it is
considered that there will be no significant effect on wildlife.

14. Transport & Access

14.1

14.2

A number of assessments have been carried out over an extended period utilising
new and existing data. The site in its current state does not generate traffic as it
is disused. However, owing to the site’s lawful use as a power station, significant
traffic could arise if this use was reinstated on the site. The development of 558
residential units will increase the amount of vehicles on the network. It has been
assessed that the road network is capable of accommodating the additional
vehicles if a package of measures is brought forward which includes physical
works to certain junctions in conjunction with improvements to alternative means
of transport to the private vehicle.

A key measure that will be put in place to minimise the effect of the development
on the local highway network is to implement and monitor a Travel Plan, which
sets out the sustainable transport initiatives to reduce dependence on the private
vehicle. Areas being considered include providing a bus service into the site;
entering into discussions with local employers to promote local recruitment;
promoting measures to avoid journeys at peak time (such as encouraging special
offers in off-peak times at local shops); improving cycling and walking facilities,
particularly to schools and places of employment; and promoting car sharing
schemes among residents. When this suite of measures in implemented it is
considered that the effect on traffic in the long term will be beneficial to the area.

15. Air Quality

15.1

15.2

An air quality assessment was undertaken to identify any potential effect that the
construction activities and traffic associated with the completed development
would have on air quality and dust in the local environment.

The demolition and construction works have the potential to produce dust and
other fine particles, which may cause an air quality nuisance to local residents.
The assessment revealed that with the application of appropriate mitigation
measures, such as damping down the site and ensuring that trucks carrying loose
materials are properly covered, the impact of dust can be reduced to a level that
does not cause a nuisance to local residents. Other standard operating
procedures such as switching off vehicles and machinery when idle will be
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15.3

employed and monitored so as not to generate any unnecessary emissions during
site works.

The effects on air quality associated with a residential development such as this
are usually linked to the changes in traffic levels associated with the residents.
On this site, the change in the volume of traffic would not be sufficient have any
discernable effect on local air quality.

16. Noise & Vibration

16.1

16.2

16.3

16.4

A noise and vibration assessment was undertaken to identify receptors in the
surrounding area that would be sensitive to increases in noise and vibration,
calculate the likely change to background noise levels, and propose ways to
minimise any identified effects. In addition, the effect of the proposed Waste
Technology Park on potential residents was evaluated.

It was determined that there will be an increase in noise and vibration during the
construction phase associated with demolition works and the piling of foundations
of the apartment blocks. This will be a short term effect and will be limited as far
as possible by screening the development with site hoardings and the intention to
build from south to north, with the first buildings erected acting as a sound barrier
to existing residential areas to the south. The assessment also predicts that
vibration caused by demolition activities, particularly the dropping of the chimney,
should be monitored to ensure that they do not cause any structural damage to
nearby properties or cause significant nuisance to the local population.

Once completed, the noise associated with the increase in the number of vehicles
accessing the residential area is predicted to marginally increase noise levels
around the site but only by a level that is well within acceptable margins.

In terms of the effect of noise from the waste technology park, it is considered
that the EIA that was undertaken for those proposals adequately assessed the
impact of noise on the local area and that no residential units will be built in areas
where the noise generated at the plant could cause disturbance.

17. Cumulative Effects

17.1

17.2

Cumulative Effects

The first stage of a cumulative impact assessment involves the consideration of
the impacts associated with other development proposals in the surrounding area
and how they may interact with the impacts of the proposed retail development at
Bourne Road.

There are several fairly large-scale developments located in the vicinity of the
Bourne Road site that have either obtained planning permission or are reasonably
foreseeable in terms of delivery. These are:

= A Waste Technology Park to the north of the residential portion of the site has
been granted planning permission;

= A 30,000 ft* office development has been granted planning permission to the
north-west of the site; and

= An outline planning application for office development on 7.5 hectares of land
to the west of the proposed development.
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17.3

17.4

17.5

The assessment of cumulative effects identified that there would be no additional
effect on landscape, archaeology, ground conditions, flood risk, transport and
access, air quality and noise.

The assessment of cumulative socio-economic effects identified that there would
be a significant benefit to the local economy of the combination of construction
jobs created and the increase in spending on local goods and services.
Furthermore, the benefit to ecology is likely to be increased as ecological
enhancement measures will be incorporated into the schemes that may provide
additional habitat opportunities. There will also be an overall benefit to the wider
area as a result of the improvements to the flood defences and drainage
infrastructure as the increased level of defence will benefit existing residents as
well as the areas proposed for future development.

Combined Effects

The second form of cumulative effects are known as combined effects and consist
of the interaction of impacts associated with the proposed development and how
they affect sensitive receptors such as residents around the site. The combination
of construction effects such as noise, dust, visual and air quality impacts was
assessed to present a slightly increased effect on the surrounding area when
occurring together. These impacts will be mitigated as far as possible and
controlled through an agreed Construction Environmental Management Plan.

18. Residual Impacts and Conclusions

18.1

18.2

18.3

18.4

18.5

A thorough assessment of the potential impacts of the demolition, construction
and operation phases of the proposed development has been undertaken and the
adverse environmental impacts associated with the proposed development have
been minimised wherever possible through scheme design and by using
appropriate mitigation measures.

The demolition and construction programme may result in short term visual,
noise and vibration impacts on residents to the south of Bourne Road. A
Construction Environmental Management Plan has been recommended to
minimise, control and monitor any impacts from the demolition and construction
period in line with best practice and current environmental legislation and
standards.

Once completed, the development will have a positive effect in terms of
improving appearance of the site itself through the removal of derelict structures
but may have a negative effect on the setting of the green spaces and areas of
ecological importance in the vicinity. However, this will be minimised wherever
possible through high quality design and green landscaping.

The development will generate additional traffic in the short term but with the
implementation of a suite of sustainable transport measures it is considered that
the long term effect will be beneficial. The additional vehicles on the network as
a result of the proposed development will not significantly affect local air quality
and levels of noise.

In summary, the development proposals have been assessed against planning
policy, relevant guidance and recognised standards. All significant effects have
been identified and, where adverse, have been minimised as far as possible
through design or the application of suitable mitigation measures. It is
considered that the development constitutes a sustainable residential

10
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development that contributes substantially to local and regional development
objectives through the following benefits:

It is located in an existing urban area characterised by compatible residential
and open space uses;

The provision of residential development on the site provides for a future
identified need in the Wyre Borough in line with RSS;

Regeneration of a severely contaminated site;

The scheme will contribute to local housing needs through the provision of
mixed dwelling types and affordable housing;

The development can commence in the short term with the demolition and
remediation of the land;

Creation of a public realm, through waterways and provision of open space;
Creation of pedestrian and cycle routes through the site opening up the
immediate locality to existing residents;

Redevelopment will avoid long term dereliction of the site and vandalism and
safety issues;

Enhancement of the local environment for existing residents and future
residents;

Provision of enhanced connection in the future to the wider area;

Creation of new jobs in the local area as a result of the demolition and the
construction of the new dwellings.

19. ES Availability and Comments

19.1

19.2

19.3

The Non-Technical Summary, Environmental Statement and Technical Appendices
are available for viewing at the Planning Department at Wyre Borough Council,
Civic Centre, Breck Road, Poulton-le-Fylde. Lancashire FY6 7PU.

Further copies of the ES and Technical Appendices are available on CD ROM at a
cost of £25 from HOW Planning LLP. The Non-Technical Summary is available
free of charge.

All documents are available from:

HOW Planning LLP Wyre Borough Council
40 Peter Street Civic Centre, Breck Road,
Manchester Poulton-le-Fylde.

M2 5GP Lancashire

Tel: 0161 835 1333 FY6 7PU

Tel: 01253 891000

19.4 Comments and queries relating to the planning application or the Environmental

Statement should be sent to Wyre Borough Council’s Planning Department at the
address above.

11
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