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Date:  31st August 2020 
 
 
 
 
 
Marton Moss Neighbourhood Forum  
Blackpool 
 

Direct Line: 01253 476237 

Email:  jane.saleh@blackpool.gov.uk 

Marton Moss Neighbourhood Plan – Evidence and Policy Options Consultation 

 

 

Dear Sir/Madam, 

 

Thank you for consulting Blackpool Council on the evidence and policy options for the Marton Moss 

Neighbourhood Plan.    

 

This response combines comments from the Planning Department, Built Heritage and Conservation 

Team, the Highways Team and Transport Policy.  

 

Our comments and observations are set out below for your consideration.  

 

If you require any further clarification please do not hesitate to contact myself or Clare Johnson. 

 

 

 

 

Yours faithfully, 

 

E. Jane Saleh 

Head of Planning Strategy and Transport Policy 
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Planning Department Comments 
 

Possible Policy options for the Neighbourhood Plan Paper 

 

Policy Option 1: Requiring new buildings to be well designed 

The Council supports a policy that includes locally specific design controls over new development to 

help retain the area’s distinctive local character. This would align with adopted Core Strategy Policy 

CS7: Quality of Design which seeks to promote high quality, well designed developments that 

contribute positively to the character and appearance of the local, natural and built environment. 

This Policy Options is proposing 2 alternatives: 

 

A. a broadly-based policy citing general good design principles that refers to the Design Code; or 

 B. a more prescriptive policy that incorporates key aspects of the Design Code. 

 

It is clear from the work undertaken that locally specific design controls over new development 

would retain the area’s distinctive local character and a basis for such a policy has been established 

in a Marton Moss Design Code.  With respect to the alternatives, it is suggested that CS7 provides a 

broadly based policy for design across the Borough therefore it is considered that it may be more 

appropriate to develop a more prescriptive policy that incorporates key aspects of the Design Code 

but at the same time cross referencing to the Design code where further guidance can be sought. 

In relation to design it is suggested that consideration should be given to guidance on landscaping 

to ensure the specific character of the green infrastructure of the area is retained in relation to 

development proposals.  This particularly relates to retaining existing trees and hedgerows and 

dykes, which are characteristic of field and plot boundaries and typical of some of the lanes and 

roads that cross the Moss.  

 

Policy Option 2: Safeguarding major tracts of open land 

The Council note the content of the Major Land Study (July 2020) which confirms there are several 

large tracts of open land which have been little used for intensive horticulture over many years and 

that these major tracts significantly contribute to the pastoral character of the area and are a 

distinctive feature.   

This Policy Option proposes 2 alternatives:  

 

A. a general policy applicable across the whole Plan area that seeks to provide guidance on the  

retention of an open character in relation to development proposals that arise, or 

B. a policy which identifies specific key larger tracts of open land that should be safeguarded 

from development. 

 

It is considered that there is merit in safeguarding the specific larger tracts of land as identified in 

the Major Open Land Study if they are significantly contributing to the distinctive pastoral character 

of the Moss.  However just adopting Policy Option B leaves land not identified as open tracts at risk 

of being developed in a manner that does not reflect the open character of the Moss.  It is 

suggested that guidance is needed for these areas.   Therefore consideration should be given to an 

approach that combines both policy options A and B which identifies major open land to protected, 

as justified in the Marton Moss Major Open Land Study, but also details guidance for retaining the 

open character outside of the safeguarded tracts of open land.  

 

Policy Option 3: Improving the appearance of land around the School Road/Midgeland Road 

junction 

With regard to the land around the School Road/Midgeland Road junction the Council 
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acknowledges the issues raised by the Forum surrounding the poor appearance of this location and 

that enhancement could be related to new development.   However the conservation officer makes 

the specific following comment: “the junction of School Road and Midgeland Road currently is 

bounded by green spaces which mark the separation of the urban and rural and semi-rural.  The 

open nature of this junction should be safeguarded in the plan with a policy to enhance the 

boundary treatments when the opportunity arises”.  

 

Policy Option 4: Influencing sizes and types of new homes  

It is noted that this Policy Option highlights the fact that the stock of homes in the Neighbourhood 

Area is quite different to Blackpool as a whole and that the Moss has a greater proportion of larger 

(four and more bedrooms) detached properties and a lower share of smaller dwellings than the 

wider Borough. The Housing Needs Assessment states that some households newly forming on the 

Moss will have to move out to find accommodation to suit their needs. In addition, older people 

living as couples or alone in large houses have few local choices of property to downsize to.   It 

therefore suggests that new development might involve smaller dwellings which will widen choice 

in the area and also address these identified issues.   

The alternative policy options put forward are: 

 

A. a policy that broadly encourages a wider range of home sizes and types and is applied as 

              and when planning applications are made; or  

B. a more specific policy that relates to each proposed site allocated for housing (see 5 below). 

 

 It is considered that policy option B would be more appropriate to support the proposed 

neighbourhood plan objective 5 and to ensure any housing development coming forward meets the 

range of accommodation needs identified in the Housing Needs Assessment. 

 

Policy Option 5: Putting forward sites for housing development  

The Housing Needs Assessment confirms there is a need for some new housing but the Moss’ share 

of Blackpool’s total housing requirement over the next 10 years is quite low – a minimum of 28 

dwellings. The Council supports a policy approach which gives certainty and allocates appropriate 

sites for housing development to meet this requirement.  

 

Policy Option 6: Allowing other plots to be developed for housing  

Concerns are raised regarding the potential inclusion of a windfall policy. In relation to the proposed 

policy options put forward there is a real risk of conflicting with Policy 5: Putting forward sites for 

housing development and Proposed Objective 1: To preserve and enhance the distinctive character 

and appearance of the area. A windfall policy would require strict criteria to ensure that 

development is in keeping with, and does not undermine, Proposed Objective 1. This is significant 

due to the low housing requirement identified in the Housing Needs Assessment, where it is 

imperative that the distinctive character and appearance of the Marton Moss area is preserved and 

enhanced.  

 

The policy options provide no additional controls or criteria to guide development relating to 

windfall sites. Policy 5 raises concerns about the relaxation of housing sites and so proposes 

allocations to restrict development to particular sites. However introduction of a windfall policy 

with no controls on the location of housing sites would contradict and create tension with policy 5 

for effectively releasing all land for housing, allowing development to come forward in other areas. 

This would encourage additional housing sites to be proposed which is contradictory to protecting 

the distinct character of the Moss. 
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Additionally, the lack of controls would make it difficult to resist large development of inappropriate 

scale and out of keeping with the character of the Moss.  Should the forum decide to progress with 

a windfall policy it is recommended that it focuses on policy  option B with strict criteria in place 

both to control the location and scale of development  to control against overdevelopment. 

 

Policy Option 7: Supporting the continuation of market gardening 

It is recognised that market gardening is long established on the Moss and has contributed greatly 

to the character of the area with those still remaining providing a local source of employment and 

consideration is given here to their ongoing viability through diversification.  

However, concerns are raised as to what constitutes ‘other suitable uses’ highlighted in alternative 

option B, to help support the main horticultural enterprise.  Clarification is therefore sought on 

‘other suitable uses’ to ensure that they are compliant with wider policy in the Core Strategy, the 

emerging Local Plan Part 2: Site Allocations and Development Management Policies and the 

National Planning Policy Framework.   

 

Policy Option 8: Supporting equestrian development  

It is recognised that equestrian development has taken up many former market gardening plots and 

being generally open in character it has helped retain the pastoral appearance of the Area.   The 

option states that it is likely that further proposals for horse-related development, as recreational or 

business uses, will come forward and the issue is whether these should be supported or guided by a 

policy in any way.  

Two alternatives approaches are proposed: 

  

A. have no policy and treat each proposal that comes forward on its merits; or  

B. a policy that openly encourages equestrian development. 

 

It is considered that because the Neighbourhood Plan area is likely to attract equestrian 

development that it would be appropriate to include a criteria based policy which guided 

development proposals for such uses.   

It is suggested that the criteria should set guidelines for example in relation to location, scale, 

design and highway requirements. Consideration could be given to the British Horse Society 

standards in relation to design to avoid over-intensive development.  

 

Policy Option 9: Enabling the restoration and community use of Midgeland Farm 

The community aspiration for Midgeland Farm is supported in principle.  The Forum will be aware 

that the Civic Trust, along with Blackpool Council and Lancashire County Council have been working 

together to determine the future of Midgeland Farm and curtilage.  The Forum will need to work in 

partnership to ensure a viable and deliverable solutions is reached which meets the needs of all 

parties. 

 

Policy Option 10: Protecting local recreation sites 

We would like to draw the forum’s attention to policy CS6: Green Infrastructure. This states that 

existing green infrastructure networks will be protected and that the loss of green infrastructure 

will only be accepted in exceptional circumstances. Policy CS6 further states that in terms of existing 

open space, sports and recreational buildings and land, including playing fields, these will be 

protected unless the requirements of paragraph 74, now paragraph 99, of the NPPF are met.  

It is noted that the proposed policy approach is to have a local green space policy and apply it to key 

sports and recreation land. Consideration will need to be given as to whether the identified facilities 

meet the requirements of such a designation.  
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It is noted that the land behind St. Nicholas’ school appears to be proposed for designation as both 

local green space and also as major open land to be safeguarded.  

 

Policy Option 11: Improving opportunities for local walking, horse riding and cycling 

The approach to improving opportunities for local walking, horse riding and cycling is supported. 

This aligns with policy CS5: Connectivity and supports Blackpool Council’s Health and Wellbeing 

Strategy, Healthy Weight Strategy and climate change agenda.  

 

Policy Option 12: Supporting proposals for holiday accommodation sites 

This policy option suggests that the Moss is well located to serve as a tourist accommodation 

location. It recognises that there are already holiday caravan sites in the plan area and these 

generally open uses can, with appropriate design safeguards, fit in well with the pastoral local 

character. 

 

In relation to this policy option with respect to holiday accommodation, we would like to draw the 

forum’s attention to the adopted Core Strategy Policy CS21: Leisure and Business Tourism. This 

policy states that new visitor accommodation should be focused in the Resort Core and Town 

Centre and identified Holiday Accommodation Areas. Only in exceptional circumstances can a 

peripheral location outside of these areas be justified. Policy CS21 further states that elsewhere 

across Blackpool, support will be provided if it compliments existing outdoor and leisure facilities.  

Clarification as to the type of holiday accommodation proposed is required to ensure the policy 

aligns with policy CS21. Based on the supporting text it is assumed that the neighbourhood forum is 

referring to holiday caravans as these would be in keeping with the Moss’s existing tourism offer. 

The policy should specify the type of holiday accommodation that is supported in order to prevent 

inappropriate tourism accommodation coming forward such as hotels. It is suggested that 

appropriate holiday accommodation should be limited to non-static touring caravans, camping and 

glamping pods and that a criteria based policy could be proposed which sets out requirements 

against which such proposals will be considered. 

 

As a general observation with respect to achieving key Objective 1, it is suggested that alongside the 

allocation of housing sites and the designation of specific areas of land and sites for protection, 

consideration should be given to including a policy similar to part 2 of Policy CS26.  This policy would 

cover land out with the allocations and designations and would limit the type of development that 

could come forward in the Neighbourhood Plan area.  This policy could include the type of uses 

highlighted in Policy Options 7, 8 and 12 and any other uses the Forum considers appropriate and 

be supported by criteria based policies for those uses to ensure they meet certain requirements if 

such proposals came forward.   

 

 

Site Options and Assessment (July 2020) undertaken by AECOM 

 

Executive Summary 

It is noted that reference is made to the Housing Needs Assessment (Feb 2020) identifying shortfalls 

of affordable housing, mainly arising from the existing population and how the allocation of land in 

the neighbourhood plan presents an opportunity for these needs to be addressed. 

 

It is noted that this assessment is a first step in the consideration of site allocations and that it is 

advised that the Forum should engage with Blackpool Council and the community to select site 

allocations for the Neighbourhood Plan which best meet the objectives of the Plan and the 

identified housing need. 
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Paragraph 1.19 

Incorrect reference to 2015 and Part 2.  The work on Part 2 did not start until 2017.  The call for 

sites was made at the same time as the consultation on the Local Plan Part 2 Regulation 18 

document June 2017. 

 

In addition it is noted that consideration of potential site allocations have arisen from the LPA’s call 

for sites in 2017; the Neighbourhood Forum’s call for sites in 2019; and from analysing the LPA’s 

Strategic Housing Land Availability Study (2014).  However additional suitable sites which would not 

compromise the distinct character of the remaining lands of the Moss could be identified through 

undertaking additional field work followed by determining ownership and subsequent availability 

for development.  

 

Indicative Housing Capacity 

Concern is raised over Table 2.1 which sets out an indicative capacity for various sizes of site.  Whilst 

we fully understand that to maintain the distinct character of the Moss will require lower density of 

housing to reflect historical patterns, there is concern over the very low density ratios and the 

impact this may have on viability of development, particularly on sites in excess of 1 hectare.  This is 

not to say we are encouraging a higher density but consider that smaller sites should be identified 

which supports the objectives of the plan to maintain the distinct character and are likely to be 

more viable in bringing forward development. 

 

Paragraph 3.4 

Incorrect reference need to delete the following...  (Blackpool Local Plan Development Framework 

2001-2016) 

 

Blackpool Local Plan Part 1: Core Strategy 

Other strategic policies should have been included under this section: 

CS6: Green Infrastructure; CS7: Quality of Design; CS: 8 Heritage; CS9: Water Management; CS11: 

Planning Obligations; and CS16 Travellers 

 

Paragraph 3.24 

Refer to pervious comments on site density 

 

Paragraph 3.25 

Please refer to our concerns/comments on Cul-de-Sacs re the Design Code document 

 

Paragraph 4.1 

Incorrect reference to 2015 should be 2017. 

 

 

Section 4: Site Assessments 

 

Please note comments on the suitability of sites in relation to highways and access are set out 

under the Transport and Highways comments section of this response. 
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Table 4.1: Site Assessment Summaries 

 

General Comment/Observations 

In general it is suggested that the size of sites should be reviewed along with the currently proposed 

capacities and type of dwellings, to ensure that the sites that are eventually put forward for 

allocation in the draft neighbourhood plan will support the character of the Plan Area but at the 

same time present a viable option so that development will be realised.  This potentially means 

reducing the site size of allocations with the remainder of the site being protected from 

development by a strict criteria based policy akin to the current Part 2 of Policy CS26 of the Core 

Strategy, if it is not covered by any other designation, to ensure the retention of the distinct 

character in the wider area.   

 

In addition it may be appropriate to be more explicit about the capacity of a site stipulating the 

maximum number of dwellings as well as the layout and type of dwelling i.e. terraced, semi-

detached or single property depending on the character of the surrounding area.  Also refer to our 

response to Policy Option 4 

 

There is also some concern regarding the proximity of certain sites and the potential cumulative 

impact of development on the character and openness of a location for example sites MM9 and 

MM16; and MM17b adjacent to a permitted site of 12 dwellings at MM17a. 

 

It is also suggested that when considering the development of sites there is a need to ensure as far 

as possible, the retention and protection of green infrastructure in particular trees and hedgerows 

which typically line field and plot boundaries and are predominant features of the rural 

characteristic of the Moss. Please refer to our response to Policy Option 1. 

 

The proposed policies and site allocations in the emerging Neighbourhood Plan will need to be 

subject to a viability assessment to ensure that the proposed development in general terms is 

deliverable.  It should be noted that the viability assessment will need to adhere to national 

guidance on producing such assessments, however this standard approach is unlikely to be 

appropriate when considering sites identified for single detached dwellings often developed by 

smaller private contractors responding to custom and self-build projects and where a different 

financial model and profit margins relate. 

 

Below are various comments relating to specific sites: 

 

It is noted that sites MM1, MM2, MM3, MM6, MM8, MM11 and MM15 are located in an area of 

open land that has been identified in the Major Open Land Study and that development of this land 

would have a negative impact on openness. 

 

Site MM10 - it is unclear as to why the summary assessment of this site does not highlight, as with 

the sites listed in the previous point, that it is located in an area of open land that has been 

identified in the Major Open Land Study and that development of this land would have a negative 

impact on openness. 

 

Site MM5 lies to the south of Chapel Rd, west of Stockydale Lane and is presented as an L-shaped 

site.  It is suggested that consideration could be given to identifying this site as 2 sites. One site 

fronting Chapel Rd. a rural lane and occupied by a red brick barn (which may have potential for 

conversion) and storage units and could potentially support 1 or 2 properties; and a greenfield site 

which lies immediately adjacent to a recent housing development at Magnolia Point which could be 



 

Page 8 of 14 

 

developed at a suitable density accessed through Magnolia Point.   

 

Site MM9 – Agree that development of the whole of the site would be out of character and that it 

should be restricted to development fronting Midgeland Rd. to be in character with existing linear 

development along the road.  

 

Sites MM12 and MM22 – Both of these site front School Rd. and the site assessments for both sites 

identify them as suitable for infill sites (although it is noted that M12 is not currently available).  It is 

noted that there is no development on the southern side of St. Nicholas Rd. and it is agreed that 

development is not appropriate to the rear of MM12 and MM22 as it would compromise the 

openness and reduce the separation of property on School Rd. from property on St. Nicholas Rd.  

Consideration also needs to be given to retaining mature trees where they contribute to and 

reinforce the leafy green character of the road and local area. 

 

Site MM13 – Consider that this site could accommodate terraced housing which is reflective of 

other property on School Lane with small walled front gardens with parking to the rear of the 

property 

 

Site MM14b - There is some concern about the impact of the adjacent employment uses which 

appear to be scrap metal and car businesses and the noise generated from such use could adversely 

impact on the amenity of residents in such close proximity. 

 

Site MM16 – Any development of the site needs to reflect the existing pattern of development of 

detached properties with large gardens.  It is noted that the suggested capacity of the site is 3 

dwellings but careful consideration needs to be given to the number of properties this site could 

accommodate to not compromise the openness of the surrounding area and reflect the existing 

pattern of development. 

 

Site MM17b – we note the summary in relation to this site but consider that housing development 

on this site with a proposed capacity of 5 dwellings and which lies adjacent to a site currently under 

construction for 12 dwellings, would over intensify development at this location and along 

Stockydale Rd. that part of which runs north-south. 

 

Site MM18 - careful consideration needs to be given to the number of properties this site could 

accommodate to ensure it reflects the density of the surrounding area.  It may be that it would be 

more appropriate to reduce the area of this site to just include the grazing land and exclude the 

residential property.  

 

Site MM19 – agree that a smaller part of the western edge of the site fronting Common Edge Rd. 

should only be developed to ensure the development is sympathetic to the open character of the 

area to the rear of properties. 

 

Site MM23 – The characteristics of the properties on St. Nicholas Rd. are single bungalow 

properties fronting the road therefore careful consideration needs to be given to the appropriate 

capacity of the site and that it may only be appropriate for a single dwelling fronting the road with 

the rest of  the site remaining open. 

 

Site MM24 – Agree that development on the site should be small scale infill continuing the linear 

pattern of development along the north side of Fisher’s Lane and that development to the rear of 

the site would be inappropriate. 
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Site MM25 – It is agreed that development of this site would be uncharacteristic and it is 

considered that it would compromise the linear development character of the road. 

 

Site MM26 – It is noted that the suggested capacity of this site is 1 however small rows of terrace 

houses are a typical housing type along School Rd. and therefore consideration could be given to 

this type of development for this site with parking to the rear and short walled front gardens. 

 

Site MM29 – Agree that development on this site should be small scale and fronting Division Lane 

and that development on the north part of the site would impact the rural character of the 

neighbourhood area. 

 

Site MM31 -   Careful consideration needs to be given to the appropriate capacity of this site to 

ensure it reflects the surrounding density characteristic on detached properties within large 

gardens. 

 

In addition to the above has any consideration been given to land south of Chapel Rd. and Cropper 

Rd. North, to the east and west of Dickies Lane and which lies outside land considered in the Major 

Open Land Study? Currently this area supports a disparate collection of badly sited uses.  Has any 

survey been undertaken to determine the availability of any of this land for appropriate housing 

development?   

 

Housing Needs Assessment (February 2020) Aecom Report 

 

Blackpool Council have the following observations with regards to the Housing Needs Assessment 

(HNA): 

 

Section 2.2.1 of the report identifies the local plan policies that are relevant to the Assessment.  It is 

considered that the Core Strategy should be referenced first as this is the most recently adopted 

Development Plan Document.  

 

With respect to policy HN4, very little weight would be attached to this policy therefore its 

relevance is questioned in the context of the Housing Needs Assessment and Marton Moss. 

Please note in paragraph 25 that the Core Strategy was adopted in 2016 not 2017. 

 

Section 2.2.3 of the report sets out the housing requirement over the neighbourhood plan period as 

28.  It is important to point out at this stage that since the start of the Blackpool Local Plan (2012-

2027) plan period (2012) the amount of housing delivered within the Marton Moss Neighbourhood 

Area is 93 dwellings (Magnolia Point - 83, other smaller sites on the Moss - 10), with a further 12 

dwellings under construction at the former Baguleys Garden Centre site, Midgeland Road. 

 

RQ1:  Tenure and Affordability 

The Assessment recognises the importance of maximising the provision of new affordable homes. 

The need identified in the HNS is 20 over the plan period. 

 

There is currently very little affordable housing in the Neighbourhood Area and so delivering some 

affordable housing will widen the choice to residents of the Moss, particularly younger households.  

However, noting that the Neighbourhood Plan is proposing a modest number of dwellings, it is 

unlikely that meaningful contributions towards affordable housing will be received. As an 

alternative, the Neighbourhood Forum may wish to pursue allocation of a specific site solely for 
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affordable housing working in partnership with a Registered Housing Provider.  However, this 

approach would need to be viability tested and market tested to ensure there was an appetite to 

bring forward the development for affordable housing. 

 

The Assessment states that Marton Moss is unusual because the cost of home ownership is broadly 

similar to the cost of renting.  The key point to make here is that it is the deposit required that is 

preventing home-ownership. 

 

RQ2:  Type and Size 

The report acknowledges that, with respect to the characteristic of the existing stock, the area is 

characterised by lower density housing, large plots.  We consider, in addition to this, there is also 

ribbon/linear development on main roads through the moss such as School Road and Midgeland 

Road. 

 

In terms of demographic change, Aecom’s projection suggests that new development might involve 

smaller dwellings which will widen choice in the area and also address issues with older households 

wishing to downsize or first time buyers wanting to enter the market.  A more tailored housing mix 

policy for the Moss or site specific policies could address this. 

 

RQ3:  Specialist Housing for Older People 

The HNA estimates that there might be a need for 32-51 dwelling to meet the requirements of older 

people who may need care or support. It should be emphasised however that some of these people 

are already living in mainstream housing within the Moss and their needs are being met through 

care and support in their own home. 

 

Aecom suggests a key consideration of the Neighbourhood Plan is whether new dwellings (market 

or affordable) could be provided to building regulation standards M4(2) or M4(3) to some or all new 

homes to make them accessible and adaptable and better meet the needs of occupants as they age 

and need care and support.  It should be noted that this may have an impact on the viability of 

development.  The Local Plan Part 2 does include a development management policy requiring a 

percentage of houses to be accessible and adaptable however this only relates to developments of 

10 dwellings or more so a Neighbourhood Plan policy is needed to address this recommendation, 

which may be subject to viability testing. 

 

RQ4:  Newly forming households/first time buyers 

The Assessment identifies that around 121 individuals below the age of 35 had not formed their 

own household in the year of the census which equates to around 51 new households with the 

potential to form.  Furthermore, it suggests that neighbourhood planners may wish to consider 

policies which support newly forming households – both market and affordable housing.  This could 

be dealt with through an appropriate housing mix policy discussed previously that encourages 

smaller more affordable properties. 

 

Built Heritage and Conservation Team comments 
 

Design Code document 

With respect to page 31 of the document it is considered that Cul-de-sacs are modern layout 

features that will not be appropriate in the conservation area, or elsewhere on the Moss which has 

a particular character derived from its original development along field boundaries.  
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Development within the conservation area boundaries has been linear/ribbon development and 

piecemeal to meet the requirements of the horticultural industry.  Later development, from the 

1930s to date, has generally been detached residences in large plots but still along road and lane 

frontages.  Housing density should be low and preferably follow historic patterns for example a 

short row of terraces with a small detached adjacent, all with short front gardens and parking made 

available to the rear.  

 

With respect to gardens, the Design Code proposes a minimum requirement for properties of 5m 

for front gardens and 10m for rear gardens.  It is considered that this is too specific and that the size 

of garden should depend on the location and the type of property being proposed.  

 

 

Transport Policy and Highways Teams  
 

Transport Policy Team comments 

With respect to the Site Options Assessment document it is noted in the thorough assessments that 

have been undertaken approximate distances to bus stops are given.  Going forward, we suggest 

the proximity to a bus service (and its frequency) is a more appropriate indicator as we suspect 

significant numbers of bus stops in this area no longer serve regular bus services.  Indeed, we know 

there to be a dearth of bus service provision in this area which should be recognised in the report.  

Local amenities are also limited. 

 

Most of the sites that have been appraised are likely to have low accessibility.  Therefore the 

Footpaths, Bridleways and Cycle Routes Study is welcome.  This highlights necessary improvements, 

so close liaison with both the local planning and highway authorities is recommended to help 

improve the quality of the provision, accessibility and travel opportunities. 

 

In undertaking our review of the Site Options and Assessment report, we note the dwelling 

numbers at the beginning of paragraph 4.9 on page 39 do not accord with those totalled in Table 

4.2 underneath. 

 

Highway & Traffic Management Team (including Drainage) comments 

The highways issues have been addressed on the basis of the capacities intended in the Site Options 

and Assessment Report (July 2020).  Generally the sites identified as green do not constitute an 

issue, being modest developments in terms of dwelling numbers.  There is obviously the concern 

that a landowner/developer will pursue a greater density on an apparently modest site so 

maximum dwelling numbers should be identified in the site allocations.   

 

In the (unlikely) event of a significant amount of development on Chapel Road or Midgeland Road, 

the developer would be required to fund appropriate highway improvements to bring them up to a 

suitable geometric standard, footways etc. 

 

It has been assumed that any of the proposals would be capable of achieving an adequate site 

access layout/geometry.  Consideration will need to be given to the conflict between the 

establishment of suitable visibility splays at accesses and the desire to retain hedges as part of the 

rural character, especially where there are no or narrow footways. 

 

One key point to make is that the Moss area is woefully short of footways, public transport and 

carriageway width (hence not cycle friendly for example).   
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Comments on Individual Site Assessments: 

 

Site Ref. Comment 

MM9 There would be no objection to the development of the site at the scale anticipated.   

MM13 There would be no objection to the development of the site at the scale anticipated.   

MM14a 

 

There would be no objection to the development of the site at the scale anticipated.  

The shape of the site is not ideal for conventional layouts.  The development of the 

combined MM14 site at a higher density than anticipated would be of concern in the 

context of the need to improve the standard of Chapel Road. 

MM14b There would be no objection to the development of the site at the scale anticipated.  

The shape of the site is not ideal for conventional layouts.  The development of the 

combined MM14 site at a higher density than anticipated would be of concern in the 

context of the need to improve the standard of Chapel Road. 

 

MM16 There would be no objection to the development of the site at the scale anticipated 

given that the access to adopted highway is acceptable.  However, New Hall Avenue is 

un-adopted and without footways and is only suitable for limited additional 

development. 

 

MM17b The standard of access anticipated for MM17a would be adequate for the modest 

number of additional dwellings anticipated. 

MM18 There would be no objection to the development of the site at the scale anticipated. 

MM20 There would be no objection to the development of the site at the scale anticipated.  

The development of a large number of dwellings accessed via Sandy Lane would lead 

to a need to better define the junction with School Road where, for example, Sandy 

Lane has no footways. 

MM21 There would be no objection to the development of the site at the scale anticipated.  

The development of a large number of dwellings accessed via Sandy Lane would lead 

to a need to better define the junction with School Road where, for example, Sandy 

Lane has no footways. 

MM22 There would be no objection to the development of the site at the scale anticipated.   

MM23 Whilst the road width is not ideal there would be no objection to the development of 

the site at the scale anticipated.   

MM24 Whilst the road width is not ideal there would be no objection to the development of 

the site at the scale anticipated.   

MM25 Whilst the road width is not ideal there would be no objection to the development of 

the site at the scale anticipated 

MM26 There would be no objection to the development of the site as infill at the scale 

anticipated.   

MM27 There would be no objection to the development of the site at the scale anticipated.  

The development of a large number of dwellings accessed via Sandy Lane would lead 

to a need to better define the junction with School Road where, for example, Sandy 

Lane has no footways. 

 

MM30 There would be no objection to the development of the site at the scale anticipated. 

However, there is very limited visibility at this junction and a development on this site 

would be expected to address the issue by setting back the northern boundary. 

MM31 There would be no objection to the development of the site at the scale anticipated. 
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Site Ref. Comment 

MM5 It would be unacceptable to access the site from Chapel Road or Stockydale Road in 

their present form.  The layout of Magnolia Way would appear to be compatible with a 

sensible extension of the development, subject to the addition of appropriate traffic 

calming measures.  A development of any scale, with access to Chapel Road, would 

require significant improvement of Chapel Road. 

MM10 There would be no objection to the development of the site at the scale anticipated.   

MM19 There would be no objection to the development of the site at the scale anticipated. 

MM29 Division Lane is as adopted unclassified highway within the Fylde/County Council area, 

as is the junction with Common Edge Road/Queensway.   

 

 

 

Site Ref. Comment 

MM1 The Highway Authority would oppose any unnecessary access onto Chapel Road.  In 

this case Cropper Road is a preferable alternative and gives access to the wider road 

system without using the Moss roads.   

MM2 

 

There is no alternative to these sites having access from Chapel Road if developed, 

which is unacceptable.  Further, the combined area is about 4 hectares and I would 

expect any acceptance of development in principle to be followed by pressure for a 

greater density than anticipated in the assessment. 

MM3 

 

There is no alternative to these sites having access from Chapel Road if developed, 

which is unacceptable.  Further, the combined area is about 4 hectares and I would 

expect any acceptance of development in principle to be followed by pressure for a 

greater density than anticipated in the assessment. 

MM4 

 

It would be inappropriate to access a small site from Progress Way and there is no 

alternative. 

MM6 It would be unacceptable to access the site from Chapel Road in its present form.  A 

development of any scale, with access to Chapel Road, would require significant 

improvement of Chapel Road. I would expect any acceptance of development in 

principle to be followed by pressure for a greater density than anticipated in the 

assessment. 

 

MM7 The progressive development of a large number of dwellings on Midgeland Road would 

lead to issues at the School Road junction that would need to be addressed. 

MM8 There is no alternative to this site having access from Chapel Road if developed, which 

is unacceptable at the density anticipated.  Further, the area is about 2 hectares and I 

would expect any acceptance of development in principle to be followed by pressure 

for a greater density than anticipated in the assessment. 

MM11 

 

It would be unacceptable to access the site from Chapel Road in its present form.  A 

development of any scale, with access to Chapel Road, would require significant 

improvement of Chapel Road. I would expect any acceptance of development in 

principle to be followed by pressure for a greater density than anticipated in the 

assessment. 

MM12 

 

There would be no objection to the development of the site at the scale anticipated.  

MM15 

 

There is no alternative to this site having access from Chapel Road if developed, which 

is unacceptable at the density anticipated.  Further, the area is about 0.6 hectares and I 
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would expect any acceptance of development in principle to be followed by pressure 

for a greater density than anticipated in the assessment. 

MM17a Development is in progress. 

MM28 

 

There would be no objection to the development of the site at the scale anticipated. 

However, there is no indication of an acceptable means of access. 

 

 

Drainage 

With respect to drainage, it is the Council’s view that the sequential test should apply as necessary 

and any planning application would look for our standard drainage strategy/design condition, 

probably slanted more toward the SuDS Manual than the DEFRA 2015 guidance.  I would specifically 

expect evidence of the watercourse[s], to which anyone might be discharging surface water, to be 

connected to and capable of taking the discharge onward to the wider system.  

 

 

 

 

 

 


