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1 Introduction 
 

1.1 This Planning Statement has been prepared by Smith & Love Planning Consultants on behalf of 

Setantii Holdings Ltd (“the applicant”), in support of an application seeking outline consent for 

the erection of up to 65 dwellings on land to the south of Whittingham Lane, Goosnargh. All 

matters are reserved except for access.  

 

1.2 The Statement describes the application site and the proposed development, assessing its 

merits against the relevant policies of the development plan, the National Planning Policy 

Framework and all other relevant material considerations.  

 

1.3 It demonstrates that the proposed application site is a suitable and appropriate location for 

housing, and that the proposed scheme will create a high quality sustainable development and 

will deliver economic, social and environmental benefits. The proposal will also make a positive 

contribution to the Council’s housing stock and the delivery of affordable dwellings in Preston’s 

rural area in the absence of a 5 year housing land supply.   

 

1.4 The Statement concludes that having regard to all material considerations, there is a compelling 

case for planning permission to be granted in accordance with the presumption in favour of 

sustainable development.  

 

1.5 As the submission is made in outline, this Statement will incorporate the following elements 

 required as part of the Council’s Validation Checklist;  

 

• Design and Access 

• Affordable Housing Statement 

• Open Space Assessment 

• Crime Impact Statement 

 

 The application package also includes;  

 

• Illustrative layout and landscaping plan 

• Design and Access Statement 

• Flood Risk Assessment and Drainage Impact Assessment (inc. drainage strategy) 

• Phase I Preliminary Risk Assessment 

• Ecological Assessment 

• Transport Statement (inc. access design) 

• Topographic survey 
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2 Site and surroundings 

 

2.1 The site occupies a sustainable and accessible location immediately adjacent to the rural 

settlement boundary of Goosnargh, bounded by established residential development to the 

north. Vehicular and pedestrian access would be via the existing highway network, from 

Whittingham Lane. 

 

        Figure 1 – Site Location 

 

2.2 The site currently comprises an area of open land, measuring 3 hectares. The land is 

predominantly flat and bounded by residential properties, existing landscaping and foliage. 

There are a number of services and facilities within Goosnargh that are within walking distance 

of the site including shops; a post office; a takeaway; a number of public houses (which also 

offer food); village hall; sports pitches and equipped play areas; churches and a school. In 

addition to this, adjacent rural settlements such as Broughton, Grimsargh and Longridge are 

accessible by public transport and less than 10 minutes away, offering a wider range of services 

including leisure; retail; restaurants and high schools. These areas also benefit from high levels 

of connectivity to the centre of Preston.   

 

2.3 The sustainability of Goosnargh has been established in other recent planning decisions within 

the area. However, as a collective, the villages in this rural network form a cohesive group 

which provides the necessary infrastructure to support existing and future residents. In turn, 

appropriate growth in these areas, in the manner proposed in this application will help to sustain 

those local services through patronage and expenditure.  
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3 Proposed development 

   

3.1 The application seeks outline consent for the erection of up to 65 dwellings. Whilst only 

 access is sought at this stage, the indicative layout plan shows how the site could be 

 developed in a sensitive and appropriate manner.  

 

 

       Figure 2 – Illustrative Layout 

 

3.2 Part of the curtilage of the existing property (Goosnargh Cottage – 826 Whittingham Lane) will 

be used to create the new vehicular and pedestrian access point for the development. Whilst 

matters of appearance, scale and layout are reserved, the illustrative layout shows dwellings 

arranged informally around a central estate road leading to smaller private driveways. The street 

pattern acknowledges local grain and vernacular in the village whilst also recognising its 

position at the countryside edge. Landscaping is also a reserved matter; however, it is 

envisaged that the site would retain a strong, green edge to the south with existing trees and 

hedgerows supplemented with further native planting. Natural features such as the ponds to the 

southern boundary will also be retained and incorporated in to any future layout.  

 

3.3 With capacity for up to 65 dwellings the site offers the potential to deliver a number of house 

types and sizes, along with policy compliant affordable provision. This will help to broaden home 

ownership opportunities in Preston Rural North, in accordance with the aims of the National 

Planning Policy Framework. The scheme will also ensure a sensitive and natural extension to 

the village envelope, with minimal impact on the open countryside. The development will also 

generate a number of associated benefits which will be discussed in more detail below.  
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4 Relevant planning policy 
 

4.1 Relevant policy is provided at national level by the National Planning Policy Framework and its 

associated Planning Practice Guidance, and local policy is provided through the Central 

Lancashire Core Strategy and the Preston Local Plan.  

 

 Central Lancashire Core Strategy  

 

4.2 The Central Lancashire Core Strategy (2012), jointly prepared by the local authorities of 

Preston, South Ribble and Chorley, seeks to provide an overarching strategic policy direction to 

co-ordinate development and manage sustainable growth.  

 

4.3 With regard to new residential development, the following policies of the Core Strategy are 

relevant;  

 

 • Policy MP;  

• Policy 1: Locating Growth;  

• Policy 2: Infrastructure;  

• Policy 3: Travel;  

• Policy 4: Housing Delivery;  

• Policy 5: Housing Density;  

• Policy 6: Housing Quality;  

• Policy 7: Affordable and Special Needs Housing;  

• Policy 14: Education;  

• Policy 17: Design of New Buildings;  

• Policy 22: Biodiversity and Geodiversity;  

• Policy 26: Crime and Community Safety;  

• Policy 27: Sustainable Resources and New Developments;  

• Policy 29: Water Management;  

• Policy 31: Agricultural Land 

 

Preston Local Plan 

 

4.4 The Preston Local Plan (2015) contains the following policies relevant to this application; 

 

• Policy AD1 Development within Existing Villages;  

• Policy HS3 Green Infrastructure in New Housing Developments;  

• Policy HS4 Rural Exception Affordable Housing;  

• Policy ST1 Parking Standards;  

• Policy ST2 General Transport Considerations;  
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  • Policy EN1 Development in the Open Countryside;  

  • Policy EN3 Future Provision of Green Infrastructure; 

   • Policy EN4 Areas of Separation;  

  • Policy EN9 Design of New Development;  

  • Policy EN10 Biodiversity and Nature Conservation;  

  • Policy EN11 Species Protection.  

 

 Central Lancashire Supplementary Planning Documents (SPD) 

 

4.5 The aforementioned plans are also supported by a range of Supplementary Planning 

 Documents, which are relevant to the determination of this application. The Affordable Housing 

 SPD, Design Guide SPD, Open Space and Playing Pitch SPD and the Rural Development SPD 

 contain pertinent guidance which will be considered in more detail as part of the planning 

 appraisal below.  

 

 Preston City Council Housing Needs and Demand Assessment (2013) 

 

4.6 The Council’s HDNA provides an overall picture of the housing market in Preston. It is divided in 

 to sub-regions to allow for more detailed analysis and an assessment of need. Preston Rural 

 North includes Goosnargh and the surrounding villages.                                                                                                                         

                            

 National Planning Policy Framework 

 

4.7 The National Planning Policy Framework sets out the Government’s policies for the 

planning system and how it expects them to be applied positively and pro-actively to deliver 

sustainable growth and housing to meet objectively assessed needs. It endorses the merits of a 

plan-led system and confirms that applications for planning permission must be determined in 

accordance with the development plan, unless material considerations including the Framework 

indicate otherwise. 

 

4.8 The Ministerial foreword states that the purpose of the planning system is to contribute to the 

achievement of sustainable development, and that development which is sustainable, should go 

ahead without delay. Paragraph 7 confirms the economic, social and environmental dimensions 

of sustainable development and states these are inter-dependent and should not be treated in 

isolation in the consideration of planning issues. 

 

4.9 Paragraph 14 explains that the ‘presumption in favour of sustainable development’ lies at the 

heart of the Framework, and for decision taking, this means ‘approving development proposals 

that accord with the development plan without delay’. 

 

4.10 Paragraph 18 confirms the Government is committed to securing economic growth and that the 

planning system should do everything it can to support sustainable economic growth. It should 

encourage and not impede sustainable growth and this includes the contribution new housing 

development can make to local labour and helping to facilitate economic inward investment. 
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4.11 A key objective of the Framework, emphasised by White Paper ‘Fixing our Broken Housing 

Market’ 2017, is to boost significantly the supply of housing by making sufficient land available of 

the right type, in the right places and at the right time.  

 

4.12 In addition, paragraph 50 requires a wide choice of quality homes to be delivered to create 

sustainable, inclusive and mixed communities, by; 

 

• planning for a mix of housing based on current and future demographic trends, market 

trends and the needs of different groups in the community;  

• identifying the size, type, tenure and range of housing that is required in particular 

locations, reflecting local demand; and,  

• setting policies to meet the need for affordable housing.  

 

4.13 Finally, paragraphs 186, 187 and 197 of the Framework expect local planning authorities to 

approach decision-taking in a positive and pro-active way and apply the presumption in favour 

of sustainable development to help foster its delivery. 

 

4.14 The remaining sections of the Framework cover a range of environmental and technical topics. 

The principal policy requirements and tests relevant to this application are;   

 

• Paragraph 32:  development should only be refused where cumulative highway 

 impacts are severe;  

 

• Paragraph 56:  good design is a key aspect of sustainable development;  

 

• Paragraph 59: design policies and decisions should avoid unnecessary prescription 

or detail and should concentrate on guiding the overall scale, density, 

massing, height, landscape, layout, materials and access of new 

development in relation to neighbouring buildings and the local area 

more generally; 

 

• Paragraph 103: development should avoid areas at risk of flooding and should ensure 

flood risk is not increased elsewhere; 

 

• Paragraph 109: development should minimise impacts on biodiversity and provide net 

gains in biodiversity where possible. 
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5 Planning Assessment 
 

5.1 Section 38(6) of the Planning and Compulsory Purchase Act 2004 refers to the development 

plan as a whole and requires planning applications to be determined in accordance with the 

plan, unless material considerations indicate otherwise. The National Planning Policy 

Framework is a principal material consideration in this respect, and requires all planning 

applications for housing development to be determined in accordance with the presumption in 

favour of sustainable development.  

 

5.2 On this basis, the issues to be considered in determining this outline application are; 

 

• the principle of development; 

• accessibility; 

• the Area of Separation; 

• technical considerations;  

• the benefits of the development, and;  

• the planning balance in favour of sustainable development. 

 

 Principle of development 

 

5.3 The application site (denoted by the bold red edge and star) is located within the open 

countryside and immediately adjacent to, but outside of the rural settlement boundary of 

Goosnargh (red hatching). It is also identified as an ‘Area of Separation’ as shown by the blue 

hatching in Figure 3 below. In regard to its general location, the application site is not isolated 

and therefore raises no conflict with paragraph 55 of the Framework. 

                                Figure 3 – Policies Map excerpt 
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5.4 Lancashire Core Strategy Policy 1 seeks, as a priority, to locate new development on well 

located brownfield sites in Preston and its Key Service Centres. In smaller villages, development 

should typically be small scale and limited to a number of identified exceptions, including infilling, 

conversion and proposals which meet identified local need. However, in the absence of a 5 year 

housing land supply, the policies controlling the location and delivery of housing are considered 

to be out of date and applications must be determined in accordance with the presumption in 

favour of sustainable development as detailed within the Framework.  

 

 Accessibility 

 

5.5 The site is located to the southern edge of the Goosnargh settlement and the village contains a 

number of the key components considered to constitute a sustainable location. It is accessible 

by regular bus services (with a stop located immediately adjacent to the proposed site entrance 

– see figure 4 below for routes and stops) which offer direct and easy travel to the surrounding 

network of rural villages and further afield including direct links to Preston City Centre. The 

Transport Statement submitted with the application also details the sustainability credentials of 

the site and highlights opportunities to travel by means other than private vehicle.  

                                    

               Figure 4 – bus routes (blue lines) & bus stops (orange squares)                       Source - LCC 

 

5.6 Future occupiers would have direct access to services within the village and are able to do so 

on foot. The list of available facilities within Goosnargh alone are listed in paragraph 2.2 of this 

Statement and cater for a wide variety of means. In turn the development would result in the 

enhancement of these services through increased expenditure and patronage from residents.  

 

5.7 Whilst the Council understandably has a hierarchy of locations for growth with a preference for 

inner urban brownfield sites, the proposed development comprises the small scale extension 

of a sustainable settlement and offers a high level of accessibility for a rural area. The site has 

the capacity to meet the housing needs identified in the HDNA and help to sustain local 
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businesses. The development therefore contributes to the pursuit and achievement of 

sustainable development, meeting the social and economic dimensions of the Framework. 

 

 Landscape and the Area of Separation 

 

5.8 The application site sits immediately adjacent to (and partially within) the existing built form of 

the settlement and as such does not represent a significant or unacceptable intrusion in to the 

wider open countryside. Public views of the proposed development from the north would be 

limited and constrained by existing infrastructure and dense, mature planting along 

Whittingham Lane. From the south vantage points would be limited to those from adjacent 

public footpaths or existing properties within the open countryside. Through the provision of a 

high-quality landscaping scheme to the site boundary any potential visual impacts can be 

successfully mitigated, meaning only the uppermost roofscape would be visible, seen in the 

context of the wider village.  

 

5.9 Policy EN4 confirms that when considering development within the Area of Separation, weight 

should be given to any potential impacts on the effectiveness of the gap between settlements. 

The primary purpose of the area is to ensure that settlements retain their identity and are 

distinct from each other. The application site falls within an area covering the villages 

Goosnargh, Whittingham and Grimsargh.  

 

5.10 In recent appeal decisions elsewhere in Preston (Sandy Gate Lane, Broughton1) the Inspector 

confirmed that Policy EN4 is driven by considerations of urban form rather than landscape 

protection, does not represent a policy of restriction in the manner of Green Belt and does not 

preclude development in principle. The designation does not imply inherent landscape quality 

but has a more functional purpose in retaining distinct settlements. 

 

5.11 When seen in the context of the Area of Separation as a whole it is clear that the development 

would not compromise the function of the gap either physically or by way or perception. As 

Figure 5 (below) shows, the distance between these rural settlements would not be reduced 

by any perceptible or harmful margin. The site is located to the south western edge of 

Goosnargh and would retain a clear buffer to Whittingham to the east (circa 0.55km). The two 

settlements already have a relatively close relationship due to their location at either side of 

B6259, however the development would not result in the merger of the two or the expansion of 

Goosnargh towards Whittingham.  The gap to Broughton to the west remains largely 

unchanged with a separation of 1.8km and the distance to Grimsargh stands at 2.7km. The 

gap between Goosnargh and Fulwood also stands at 2.7km and would not conflict with the 

objectives of the policy accounting for the modest scale of the development in this wider 

context. 

 

                                                           
1 APP/N2345/W/17/3179105 
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5.12 Development of the land would not compromise the distinctiveness of the surrounding 

settlements nor would it give rise to concerns that the two (Goosnargh and Whittingham) may 

merge owing to the retention of a clear, open buffer to the east of the development site. In 

views from public vantage points, the site would clearly be seen as part of the existing village 

and would not significantly change the relationship between built form and open countryside. 

The proposal is therefore compliant with Policy EN4 and would not unacceptably erode the 

Area of Separation.  

 

                      Figure 5 – Area of Separation (blue hatching) - site denoted by red star 

 

  Open Space Assessment 

 

5.13 As required by the Preston City Council Validation Checklist, an Open Space Assessment is 

 provided as part of this Statement. The assessment is required in this instance as the 

 proposal is for new residential development and the need to establish whether the proposal 

 should make a contribution by way of on or off-site provision. 

 

5.14 In order to ascertain whether open space is required the proposed development is assessed 

 against the relevant criteria of the Central Lancashire: Open Space and Playing Pitch 

 Supplementary Planning Document (SPD) of May 2014. This is supported by Policy 24 of 

 the Core Strategy and Policy HS3 of the Local Plan. It is this final policy which details the 

 standards which will be sought;  

 
• Parks and gardens 1.81ha per 1000 population  

• Semi-natural greenspace 1.78ha per 1000 population  

• Amenity greenspace 0.54ha per 1000 population  
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• Provision for children and young people 0.02ha per 1000 population  

• Allotments 0.17ha per 1000 population  

• Playing pitches 1.01ha per 1000 population  

 

5.15 As the application is in outline with all matters reserved other than access, the exact 

 amount of open space requirement cannot be established. The issue will be considered 

 more fully at the reserved matters stage and assessed against the relevant provision 

 information at that time. 

  

 Affordable Housing Statement 

 

5.16 Core Strategy Policy 7 seeks to secure 35% of new housing schemes in rural areas as 

 affordable. Whilst the exact number of dwellings to be delivered remains unknown at this 

 stage, should the development yield 65 units, 22 of those would be affordable, with 

 details of type and tenure to be agreed in due course through a Section 106 Agreement. This 

 will help to provide new affordable homes in Preston Rural North and address imbalances 

 identified within the HDNA.  

  

 Crime Impact 

 

5.17 Matters of crime impact and Secured by Design standards will be considered more fully at 

 the reserved matters stage. However, for the purposes of this outline application and initial 

 desk top assessment has been undertaken to review any prevailing issues in the immediate 

 area.  

 

5.18 Between January and May 2018 a total of 71 crimes were reported within a 1 mile radius of 

 the site, although none were committed in the vicinity of the proposed development. The 

 most commonly recorded offences were theft, violence and antisocial behaviour. Detailed 

 design solutions can be incorporated in to any reserved matters submission to effectively 

 address these matters, maximise natural surveillance and futureproof the development.  

 

 Technical Considerations 

 

5.19  The application is supported by a range of technical reports as required by the Council’s 

 Validation Checklist. The reports and statements demonstrate that the proposed development 

 can be achieved without causing significant adverse impacts in respect of the identified 

 constraints affecting the site.  Each relevant issue is summarised below. 

 

  Ecology 

 

5.20  An Ecological Appraisal (20th July 2018) has been prepared by Avian Ecology to accompany 

 the application. The appraisal confirms that the proposed development would not  result in any 

 significant adverse impacts. Evidence of Great Crested Newts has been found within one of 

 the ponds at the site and the desktop study confirms their presence in the wider vicinity.   
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 However, subject to the necessary licensing and opportunities to improve and enhance the 

 areas around the ponds, it is not considered that the scheme will adversely affect the 

 conservation status of the local GCN population.  

 

5.21 The proposed development raises no adverse ecological issues and through suitable  

 landscaping, which will be secured through the reserved matters process, habitat 

 enhancements can be achieved. The application therefore accords with Core Strategy 

 Policy 22 and Local Plan Policy EN10. 

 

 Trees and Hedgerows 

 

5.22 Those trees of the highest value will be retained and protected where possible in accordance 

 with the British Standard during the development process. Whilst some of lower value may 

 need to be removed subject to agreement of the final layout, the site offers suitable capacity 

 for compensatory planting to take place. The development therefore accords with Local Plan 

 Policy EN10. 

 

 Ground Conditions 

 

5.23 A Phase I Preliminary Risk Assessment undertaken by BEK Enviro Ltd establishes no 

 potential risks in terms of contamination relating to the proposed residential development. 

 Some limited ground investigations are recommended and can form part of the reserved 

 matters submission and/or be controlled by planning condition.  The development therefore 

 accords with Local Plan Policy EN7. 

 

 Agricultural Land 

 

5.24 The site comprises Grade 3 (good to moderate) agricultural land. The site is therefore not 

 classified as the best and most versatile land (BMV) and the loss of such a modest area 

 presents no constraint to development and does not conflict with Core Strategy Policy 31. 

 

 Highways and Transportation 

 

5.25 A Highway and Transport Assessment has been prepared by Croft to support the 

 application. It confirms that safe vehicular and pedestrian access can be provided from 

 Whittingham Lane and that movements associated with the proposal will not generate 

 significant or unacceptable highway capacity issues.  

 

5.26 The assessment also confirms the sustainable credentials of the site in terms of access to 

 services, as referred to earlier in this statement. The development therefore raises no 

 adverse or severe highway safety issues and is in compliance with Core Strategy Policy 3 

 and Local Plan Policies ST1 & ST2. 
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 Utilities 

 

5.27 A desktop utilities search confirms that the site can be connected to all major services and 

 capacity is available to accommodate a development of this scale. 

  

 Flood Risk and drainage 

 

5.28 The supporting Flood Risk and Drainage Impact Assessment, prepared by BEK Enviro Ltd 

 confirms that the site is within Flood Zone 1 and therefore at low risk. The principle of 

 development is therefore acceptable.  

 

5.29 With regard to surface water drainage, baseline ground information suggests that infiltration 

 will not be possible at the site. Therefore, attenuated flows will be directed towards an 

 existing watercourse. United Utilities has confirmed that foul waters from the site can be 

 discharged to an existing sewer crossing the site, at an unrestricted rate. The development 

 therefore accords with Core Strategy Policy 17. 

 

 Benefits of the development 

 

5.30 The proposed development will deliver a range of important benefits which must be given 

considerable weight in the determination of this application. Of significant importance is the 

delivery and boosting of housing (both market and affordable) in Preston Rural North, in the 

absence of a 5 year supply of housing land. It also addresses the requirements of the 

Housing White Paper in ensuring that local authorities ‘do all they can’ to meet housing 

requirements, diversify supply and accelerate delivery. 

 

5.31 The economic benefits associated with the development include expenditure during the 

construction phase and subsequent occupation; increased household expenditure within the 

local economy to support and enhance services, including public transport; increased 

Council Tax, CIL and New Homes Bonus for community investment. 

 

5.32 Environmental benefits include opportunities to retain existing trees/hedgerows/ponds and 

supplement with new planting to create increased opportunities for habitat creation and 

biodiversity. The provision of public open space within the site will also help to achieve 

ecological gains.  

 

5.33 The proposal therefore accords with the aims of the Housing White Paper and paragraphs 

50 of the Framework in that it;  

 

• Will help to deliver a wide choice of homes 

• Help to broaden opportunities for home ownership 

• Provide the opportunity to create a sustainable, mixed and inclusive community 

• Provide the opportunity to create housing based on the needs of the rural 

community in Preston 
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5.34 The Council should therefore apply the positive approach to decision making as required by 

paragraphs 186, 187 and 197 of the Framework and support this sustainable development.  

 

 The planning balance 

 

5.35 The assessment above demonstrates that the detailed technical aspects of the proposed 

development are in accordance with the relevant policies of the Central Lancashire Core 

Strategy and the Preston Local Plan.  

 

5.36 The conflict with Preston Local Plan Policy EN1 and Core Strategy Policy 1 and 

consideration of any matters for which the relevant policies are out of date in the absence of 

a 5 year supply, must be set against the up to date policies of the Framework and the 

presumption in favour of sustainable development. 

 

5.37 In this instance the modest adverse impacts arising from the development comprise the 

small loss of an area of open countryside. This is outweighed by the delivery of sustainable 

market and affordable dwellings which will not only contribute to the Councils housing supply 

but also generate social, economic and environmental improvements in accordance with the 

Framework. 

‘ 

5.38 It is therefore considered that the clear and demonstrable benefits which can be achieved at 

 this site are such that the requirements of the Framework, the Core Strategy, the Council’s 

 Housing Needs and Demands  Assessment and the Strategic Housing Market Assessment 

 are clearly met and would significantly  outweigh any limited harm.  
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6 Summary and conclusion 
 
6.1 This Planning Statement has been prepared in support of an outline planning application, 

made by Setantii Holdings Ltd, for the erection of up to 65 dwellings on land at Whittingham 

Lane, Goosnargh. All matters are reserved except for access.  

 

6.2 It demonstrates that the application site is a suitable, accessible and sustainable location for 

new housing and that the development will significantly enhance variety and choice within 

the local market. The proposal is also deliverable in the short term.  

 

6.3 The Statement concludes that having regard to all material considerations, particularly the 

policies of the Core Strategy, the National Planning Policy Framework and the Council’s 

evidence base, that the development will deliver a considerable range of benefits which must 

be afforded significant weight in the decision making process. In the absence of 

demonstrable harm, the presumption in favour of sustainable development should therefore 

be applied and planning permission granted.  

 

  

          

       Smith & Love Planning Consultants Ltd 

           July 2018 
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