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1. Executive Summary 

1.1 This Statement supports our client’s outline planning application for a residential development 

comprising up to 40 dwellings, including 35% affordable housing, on land at Swainson Farm, 

Goosnargh Lane (access to be considered and all other matters reserved).  

1.2 The site comprises the extensive buildings, structures and hardstanding of Swainson Farm poultry 

production facility. Whilst the site is currently operating the owners are of advancing years and 

have taken the decision to fully consider the future options for the site.  A letter regarding the 

applicant’s intentions and motivations is provided at Appendix EP1 to this statement. 

1.3 The site is bounded to the south by Goosnargh Lane, a main road into the village and sits 

opposite a site on which residential planning permission for the erection of up to 26 dwellings is 

pending approval subject to completion of a Section 106 Agreement (application ref: 

06/2018/1356).   

1.4 To the east the site is bound to the Goosnargh Lane frontage by a vacant site which has 

planning permission for the erection of 2 detached dwellings with existing residential 

development beyond. To the north, north east and west is agricultural land. 

1.5 The site represents a logical location for development on the western edge of Goosnargh that 

relates well to the overall settlement pattern of the village. The indicative site layout included 

with the application shows that the proposal would integrate well with the surrounding built 

form. 

1.6 The application site is in a highly sustainable location with a wide range of key services being 

located within an easy and convenient walking distance, at Goosnargh village centre. These 

include a primary school, community centre, 2 village shops, one of which has a post office, 

pharmacy, 2 public houses, licensed social club, equipped play area and fields, hairdressers, 

beauticians, florist, fish and chip shop and, a church.  

1.7 There is a regular bus service along Goosnargh Lane past the site, with a stop within 200m of the 

application site, providing access to Preston City Centre, Longridge etc. It is of note that this 

service is proposed to be significantly improved in the near future as a result of additional 

funding secured in relation to a number of developments in the Goosnargh/Whittingham area.  
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1.8 As confirmed in the Council’s very recently published housing land supply position statement, 

the Council cannot demonstrate a deliverable five year supply of housing at 31st March 2019. 

Indeed, the Council claims it can only demonstrate a 3.8 year supply against the housing 

requirement set out in the adopted strategic policy plus a buffer.  

1.9 Accordingly, there is an urgent need for the Council to release additional sites for new 

residential development and the tilted balance set out within paragraph 11(d), Footnote 7 of 

the Framework is engaged. The relevant policies of the Development Plan relating to housing 

must therefore be considered to be out of date and as such the presumption in favour of 

sustainable development applies. Our client’s site is suitable and will be available and 

deliverable within the short-term in order to meet unmet and future housing needs. 

1.10 The Council has persistently under-delivered in terms of new housing. Furthermore, there remains 

a very substantial unmet affordable housing need across the Borough. The proposed 

development would comprise sustainable development and would boost housing supply in 

accordance with the Framework regardless of the 5 year supply situation.   

1.11 We have not identified any adverse impacts that would significantly and demonstrably 

outweigh the significant benefits associated with the proposal. This statement demonstrates 

that the proposed development represents sustainable development for the purposes of the 

Framework and that in accordance with paragraph 11(d) of the Framework there is a 

presumption in favour of granting planning permission accordingly. 
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2. The Application 

2.1 This outline planning application seeks planning permission for the erection of up to 40 dwellings 

on land at Swainson Farm, Goosnargh Lane, Goosnargh, Lancashire (access to be considered 

and all other matters reserved). The application site extends to 1.86 hectares and access would 

be taken directly from Goosnargh Lane.  

2.2 A total of 14 of the proposed dwellings would be affordable homes, which equates to 35% on-

site provision and this fully accords with planning policy. This can be secured by the local 

planning authority via an appropriately worded planning condition. 

2.3 An indicative site layout plan (DLG Associates Ltd dw no: 1906GMW/SHFG/1MP01 Rev A) has 

been submitted that illustrates one potential option for how the site could be developed for the 

quantum of residential development proposed.  This includes retaining the existing farmhouse 

and barn and converting the barn into a dwelling.  

2.4 The key design principles include: 

 Retain and protect hedges and trees on site boundaries; 

 Protect coniferous woodland plantation to north of site; 

 Enhance woodland planting along a brook defining the northern boundary of the site; 

 Create a linked network of green infrastructure using semi-natural trees and shrubs 

 to enhance nature conservation value and use as ‘ecological corridors’; 

 Incorporate semi-natural trees within proposed development to soften the built form; 

and, 

 Avoid root protection areas of existing trees and hedgerows, either on or adjacent the 

site in locating buildings, structures and hardstandings. 

2.5 The layout indicates a mix of detached and semi-detached properties. Whilst the majority of 

properties would be two storeys in height the opportunity also exists to incorporate some 

bungalows into the layout should there be demand for that form of housing at the time of the 

reserved matters submission. Affordable housing would be indistinguishable from market 

properties and would be well integrated into the site, the details of which would be agreed at 

reserved matters stage. 
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2.6 It is of note that an area of remaining farm land within the applicant’s ownership to the north 

east is also currently subject to an outline planning application for the erection of up to 80 

dwellings (the location of this application can be seen in Figure 1 below).  That development is 

proposed to be accessed via the same access proposed in this application and would not 

come forward without the proposed redevelopment of the farm.  It is wholly possible however, 

that this application for the redevelopment of the farm site could come forward separate to 

the application for wider agricultural land.  
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3. Context 

 Site location and description 

3.1 The application site is located on the urban fringe of Goosnargh, which is a sustainable village 

approximately 6.5km to the northeast of Preston City Centre.  The site lies outside but adjacent 

to the settlement boundary of Goosnargh. Although within the open countryside the site 

currently represents a significant amount of incongruous built form at this key entrance to the 

village and, would be a logical extension of the existing residential settlement pattern of the 

village.  

3.2 The application site currently operates as a poultry production facility, with the wider farm land 

growing crops which are used in the poultry business.   

3.3 The site comprises existing buildings that form Swainson’s House Farm poultry production facility, 

Swainson’s House, a detached two-storey residential property, and a car park area. The farm 

buildings are extensive and include a range of portal framed, metal clad agricultural sheds, 

many of which house birds and four large silos all of which are readily visible from Goosnargh 

Lane.   

3.4 Landscape features are confined to the boundaries of the site where a hawthorn hedge 

defines the southern boundary and separates the site from Goosnargh Lane.  

3.5 Public Right of Way bridleway 6-5-BW 24 runs adjacent to the western boundary and separates 

the site from a pasture field bounded by a mature hawthorn hedge and several hedgerow 

trees (oak and sycamore). A group of early mature scots pine trees and a group of mature 

sycamore trees lie immediately north of the site. The irregular eastern boundary of the site is 

open and adjoins an arable field. 

3.6 The majority of the existing production facility within the site is located at approximately 66.5m 

AOD. Land beyond the northern extent of the production facility falls away gently to a field 

boundary hedge of hawthorn and blackthorn. 

3.7 None of the trees within or adjacent to the site are subject to Tree Preservation Orders. 

3.8 The overall character of the site is one of a working agricultural site located at the edge of the 

settlement. The suburban influence of the adjacent settlement is perceived through the visually 

neighbouring properties along Goosnargh Lane.  
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3.9 The application site is in a sustainable location with a wide range of key services being located 

within an easy and convenient walking distance, at Goosnargh village centre, these include a 

primary school, community centre, 2 village shops, one of which has a post office, pharmacy, 2 

public houses, licensed social club, equipped play area and fields, hairdressers, beauticians, 

florist, fish and chip shop and, a church. 

3.10 There is a regular bus services along Goosnargh Lane past the site, with a stop within 200m of 

the application site, providing access to Preston City Centre, longridge etc. It is of note that this 

service is proposed to be significantly improved in the near future as a result of additional 

funding secured in relation to a number of developments in the Goosnargh/Whittingham area. 

The proposed upgrades would see the existing bus route no. 4 increased from an hourly to a 

half hourly service and, the hours of operation extended to cover the hours of 0600-2200 and 

with a new service operating on a Sunday.  

3.11 The locationally sustainable nature of the site is discussed in more detail later in this Statement 

and the accompanying Transport Assessment. 

 Relevant planning history 

3.12 Whilst there is no relevant planning history for the application site there are a number of 

important applications in the immediate vicinity of the site which should be noted. These 

include: 

1. 06/2017/1247 – Planning permission approved for erection of two detached dwellings on 

land adjacent to the application site.  

2. 06/2016/1039 - Planning permission approved for erection of 63 affordable dwellings to 

the north side Goosnargh Lane. This consent is particularly pertinent to the application 

proposals as it serves to extend the northern extent of the built form of the village in line 

with the maximum northern extent of this application.  

3. 06/2018/1356 - Pending planning application on land opposite the application site for 

the erection of up to 26 dwellings. This application is pending approval subject to 

completion of a Section 106 Agreement.  This development would extend the built form 

at the entrance to the village in line with the western extent of the application site. 

4. 06/2018/0867 – Pending planning application for the proposed erection of 145 dwellings 

with access off Whittingham Lane to the south of the village.  This application has a 

resolution to grant subject to S106 and confirmation from the SoS that he does not wish 

to call the application in for his determination.   Although not yet formally committed, 

should the application be approved the development would have a significant 

urbanising impact on this part of Goosnargh which is relevant in determination of this 

application.  
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3.13 Figure 1 below serves to illustrate the above consented/pending developments within spatial 

context. The site marked ‘5’ below is the application site. The red line indicates other land within 

the ownership of the applicants which is also currently subject to an outline planning 

application for residential development.  

  

  

  

  

  

  

  

  

  

  

  

Figure 1: Plan illustrating committed/pending applications 

 Statement of Community Involvement 

 Localism Bill 

3.14 The Localism Act 2011 provides for a requirement for developers to consult with the local 

community on certain types of development projects. This requirement does not apply to 

housing proposals of the scale proposed through this planning application. 

 National Planning Practice Framework (The Framework) and National Planning Practice 

Guidance (The Guidance) 

3.15 Whilst both The Framework and The Guidance encourage pre-application engagement with 

local authorities and communities it is not a prerequisite for planning applications and the 

Guidance highlights that the level of any engagement needs to be proportionate to the nature 

and scale of a proposed development. 
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 Preston City Council Statement of Community Involvement (SCI) 

3.16 The Council’s adopted SCI dates from 2006 and at paragraph 6.4.1 states that the Council 

encourages developers to engage with the Local Planning Authority and the community prior 

to submission of a formal application but makes clear this is not mandatory.  

3.17 The Council consulted on an updated version of the SCI in the summer of 2018 but has not yet 

been adopted. Again this encourages pre-application engagement but highlights this is not 

mandatory. 

 Pre-application Engagement 

3.18 In this instance given the relatively modest nature of the proposals the applicants have not 

undertaken any specific public consultation in relation to the proposed development or 

engaged in pre-application discussion with the local planning authority.  

3.19 The site has however been promoted through the Central Lancashire Call for Sites.  

3.20 Having regard to the above it was not considered necessary to undertake further pre-

application public consultation in this instance.  The approach undertaken is consistent with the 

provisions of the Localism Bill, the National Planning Policy Framework and the Preston 

Statement of Community Involvement. 
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4. Policy context 

 Development plan 

4.1 Section 38(6) of the Planning & Compulsory Purchase Act 2004 states that all planning 

applications must be determined in accordance with the development plan, unless material 

considerations indicate otherwise.   

4.2 The development plan for the purposes of determining this application is comprised of the 

Central Lancashire Core Strategy, adopted 2012, and the Preston Local Plan, adopted 2015. 

The adopted local plan Policies Map shows that the site falls within the designated open 

countryside and forms part of an Area of Separation.  

 Central Lancashire Joint Core Strategy (CS)  

4.3 The planning policies considered most relevant to the determination of this planning 

application include the following: 

 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 13 – Rural Economy 

 Policy 16 – Heritage Assets 

 Policy 17 – Design of New Buildings 

 Policy 19 – Areas of Separation and Major Open Space 

 Policy 21 – Landscape Character Areas 

 Policy 22 – Biodiversity and Geodiversity 

 Policy 27 – Sustainable Resources and New Developments 
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 Policy 29 – Waste Management 

 Policy 31 – Agricultural Land 

 Preston Local Plan 

4.4 The planning policies considered most relevant to the determination of this planning 

application include the following: 

 Policy AD1(a) – Development within (or in close proximity to) the Existing Residential 

Area 

 Policy HS1 – Allocation of Housing Sites 

 Policy EN1 – Development in the Open Countryside 

 Policy EN4 – Areas of Separation 

 Policy EN7 – Land Quality 

 Policy EN9 – Design of New Development 

 Policy EN10 – Biodiversity and Nature Conservation 

 Policy EN11 – Species Protection 

 Policy ST2 – General Transport Considerations  

 Other material considerations 

 National planning policy and guidance 

4.5 The amended National Planning Policy Framework (the Framework) was published in February 

2019. At the heart of the 2019 Framework remains a presumption in favour of sustainable 

development. As set out in paragraph 11 of the Framework all housing proposals should be 

considered in the context of sustainable development. 

4.6 The Framework specifically states in Footnote 7 (page 6) that policies which are to be 

considered out of date  include, for applications involving the provision of housing, situations 

wherein a local planning authority is unable to demonstrate a 5 year housing land supply of 

deliverable housing sites (with the appropriate buffer, as set out in paragraph 73) or where the 

Housing Delivery Test indicates that the delivery of housing was substantially below (less than 

75%) the housing requirement over the previous three years. 
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4.7 Chapter 2 of the Framework seeks to clarify what is meant by sustainable development. In 

doing so it states that the planning system has three overarching objectives which are 

interdependent and need to be pursued in mutually supportive ways. These are as follows: 

 an economic role – contributing to building a strong, responsive and competitive 

economy, by ensuring that sufficient land of the right type is available in the right 

places and at the right time to support growth and innovation;  

 a social role – supporting strong, vibrant and healthy communities, by providing the 

supply of housing required to meet the needs of present and future generations; and 

by creating a high quality built environment, with accessible local services that reflect 

the community’s needs and support its health, social and cultural well-being; and 

 an environmental role – including contributing to protecting and enhancing our 

natural, built and historic environment. 

4.8 Chapter 5 sets out the Government objectives for delivering a sufficient supply of new homes. 

The guidance states that a key objective is to “significantly boost” the supply of new homes. It is 

important that a sufficient amount and variety of land can come forward where it is needed, 

that the needs of groups and specific housing requirements are addressed and land with 

permission is developed without unnecessary delay. 

 National Planning Practice Guidance (PPG) 

4.9 The PPG sets out further guidance on the implementation of a positive approach to new 

development within the rural areas. It notes that a thriving rural community in a living, working 

countryside depends, in part, on retaining local services and community facilities such as 

schools, local shops, cultural venues, public houses and places of worship. Rural housing is 

essential to ensure viable use of these local facilities (paragraph 50-001). 

 Design Guide SPD (2012) 

4.10 This SPD was prepared on behalf of the three local authorities within Central Lancashire and it 

provides an overview of the design principles that each authority will seek to employ for new 

development proposals. 

 Affordable Housing SPD (2012) 

4.11 This SPD was prepared on behalf of the three local authorities within Central Lancashire and it 

sets out the policy requirements for affordable housing as a proportion of new housing 

developments. It states that housing proposals within rural areas or adjoining villages shall 

provide 35% on-site affordable housing. 
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5. Housing land supply position 

5.1 Paragraph 11(d) of the 2019 Framework explains that for decision taking the presumption in 

favour of sustainable development means that where there are no relevant development plan 

policies, or the policies which are the most important for determining the application are out-of-

date, planning permission should be granted unless: 

i. The application of policies in the NPPF that protect areas of assets of particular 

importance provide a clear reason for refusing the development proposed; or 

 

ii. Any adverse impacts of granting planning permission would significantly and 

demonstrably outweigh the benefits, when assessed against the NPPF taken as a 

whole. 

 

5.2 Footnote 7 of the Framework explains that for applications involving the provision of housing, 

the tilted balance towards the presumption in favour of sustainable development set out in 

paragraph 11(d) of the Framework will apply in situations where the local planning authority 

cannot demonstrate a five year supply of deliverable housing sites with the appropriate buffer, 

as set out in paragraph 73 of the Framework.  

5.3 As confirmed in the Council’s very recently published housing land supply position statement 

(April 2019), the Council cannot demonstrate a deliverable five year supply of housing at 31st 

March 2019. Indeed, the Council claims it can only demonstrate a 3.8 year supply against the 

housing requirement set out in the adopted strategic policy plus a buffer. Therefore, the tilted 

balance set out within paragraph 11(d) of the Framework is engaged.  
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6. Planning considerations 

 Principle of development 

 Policy context 

6.1 The Proposals Map for the adopted local plan shows that the site falls within the designated 

open countryside. It falls outside of Area of Separation between Goosnargh and Grimsargh.  

6.2 CS Policy 1 seeks to focus growth and investment in strategic locations, key service centres and 

other main urban areas. It is also permissive of small-scale development comprising infilling and 

conversion proposals within substantially built up frontages and smaller villages of the Borough. It 

states that exceptional reasons will be required for larger redevelopment schemes within such 

areas. 

6.3 Policy EN1 of the adopted local plan states that development within the open countryside will 

be limited to listed criteria that includes infilling within groups of buildings in smaller rural 

settlements. 

 Assessment 

6.4 The development plan represents the starting point in assessing the merits of the proposed 

development. However, in this instance Core Strategy Policy 1 and Policy EN1 of the adopted 

local plan, which restrict the location of new housing, should be considered out-of-date given 

the acknowledged position that the Council cannot demonstrate a 5 year supply of housing 

and paragraph 11(d) of the Framework is engaged. Paragraph 11(d) makes clear in such 

circumstances planning permission should be granted unless any adverse impacts of doing so 

would significantly and demonstrably outweigh the benefits. Footnote 7 is specific that this 

includes opportunities for the provision of housing where the LPA cannot demonstrate a 5 year 

supply. 

6.5 The site-specific impacts of the proposed development are discussed in more detail below. 

6.6 Policy 4 of the Central Lancashire Joint Core Strategy (2012) requires the provision of 507 

dwellings per annum during the CS period and, that the shortfall accrued before the CS period 

measured against the RS be made up during the CS period. This was then translated in the 

Preston Local Plan (2015) to a requirement to provide 7,301 units in the period between 2014 

and 2026. 
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6.7 In Preston there is a need to boost housing land supply significantly. The Council has persistently 

under delivered new housing across the Borough. The Council accepts that it is unable to 

demonstrate a 5 year deliverable housing land supply.  

6.8 In the recently published housing land supply position statement (April 2019), the Council 

accept they cannot demonstrate a deliverable five year supply of housing as at 31st March 

2019. Indeed, the Council claims it can only demonstrate a 3.8 year supply against the housing 

requirement set out in the adopted strategic policy plus a buffer. There remains therefore a very 

substantial shortfall against the requirement.  

6.9 The explicit intention of The Framework to boost significantly the supply of housing is a powerful 

material consideration which must weighed heavily in favour granting planning permission. This 

position was highlighted by the Inspector in two recent appeal decisions in relation to land at 

Sandygate Lane and Keyfold Farm, Broughton.  Although those decision pre-date the 2019 

update to the Framework the position remains the same. 

6.10 The application site is located on the edge of the existing settlement. Although as a farm the 

site does not represent previously developed land for the purposes of the Framework the site 

encompasses a significant mass of built form which does not present an attractive entrance to 

the village. The application proposals offer a significant opportunity to enhance the visual 

appearance of this key entrance to Goosnargh. 

6.11 It is also important to note that the land opposite the application site is currently subject to two 

planning application both of which are pending approval subject to S106 and would 

effectively extent the built form of the village in a westerly direction in line with the extent of the 

application site.  

6.12 As discussed further later in this statement and, in the accompanying Landscape Assessment, 

the landscape impacts of the proposal are considered to be broadly positive and, in any event 

the visual impacts of the proposed development will only be relatively local.  

6.13 The release of the site for housing is considered to be consistent with the emphasis of the 

Framework in boosting housing land supply and supporting positive and sustainable growth. As 

discussed within this Statement, the proposed development would also help to address 

Preston’s significant affordable housing needs. 
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 Affordable housing 

 Policy context 

6.14 CS Policy 7 and the Central Lancashire Affordable Housing SPD requires that new housing 

developments within the rural area deliver of 35% on-site affordable housing. 

 Assessment 

6.15 The proposed development would deliver 14 affordable units and this equates to 35% on-site 

affordable housing provision and complies with the requirements of the development plan and 

the Central Lancashire Affordable Housing SPD (70% Social Rented and 30% Intermediate). 

6.16 The provision of affordable housing is a significant material consideration which weighs in favour 

of the proposed development given the very substantial affordable housing needs across 

Preston as identified through the Preston Housing Needs and Demand Assessment 2013 

(Michael Dyson Associates and Outside Consultants), which concludes that the annual 

affordable housing need is a very significant 615 dwellings per annum. 

6.17 Whilst it is noted that planning approval was granted in September 2018 for an affordable 

housing exception scheme of 63 dwellings elsewhere in the village (06/2016/1039) the LPA does 

not spilt their housing needs down across the Borough and only identifies a Borough wide need. 

Accordingly, it is considered that the provision of an additional 14 units on this site would help 

meet that need and be in no way detrimental to the village of Goosnargh.   

6.18 This application provides policy compliant provision of affordable housing and as this is an 

outline application can look to provide a mix of dwelling types at the time of the reserved 

matters application, which if required could include bungalows etc. 

6.19 The provision of 14 affordable dwellings would make a significant beneficial contribution to the 

Borough wide outstanding persistent and severe need. This provision should carry significant 

weight in the planning balance. 
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 Character and appearance 

 Policy context 

6.20 CS Policies 5 and 17 and Policy EN9 of the adopted local plan state that development 

proposals should have regard for the character and appearance of the local area and the 

sense of local distinctiveness.  

6.21 CS Policy 21 relates to landscape character areas and states that new development will be 

required to relate well to existing settlement patterns and be appropriate to the relevant 

landscape character type. 

6.22 The Framework states that local planning authorities should seek to protect and enhance 

‘valued’ landscapes or those subject to formal designations (paragraph 170).  

 Assessment 

6.23 The Framework is clear that ‘protection’ is a term to be applied to landscape designations and 

local planning authorities should not seek to protect the open countryside ‘for its own sake’. The 

application site is not the subject of any landscape designations and there is no indication that 

it is ‘valued’ for the purposes of the paragraph 170.  

6.24 The proposed development site is unremarkable in landscape terms, indeed the extensive and 

somewhat industrial appearance of the existing farm buildings, structures and large areas of 

hard standing is considered to add nothing to the character or appearance of this part of the 

village.  

6.25 The site is strongly influenced by existing built development on Goosnargh Lane. It has some 

enclosed and some open areas reflecting the wooded character of the surrounding landscape 

with views of the site filtered or screened by woodland or field boundary vegetation. The 

proposed development is likely to have some inter-visibility with surrounding landscapes, but 

mitigation could be provided in keeping with the Undulating Lowland Farmland landscape 

character. 

6.26 The proposed development on the site could have a good relationship with the existing 

settlement form of Goosnargh, and could provide the opportunity to improve the existing 

settlement edge currently defined by the poultry production facility. At present, the site does 

not contribute positively to the setting of Goosnargh. 
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6.27 Potential cumulative effects with other development in the local area could be addressed 

through an overarching programme of tree planting using native species within and on the 

fringes of the scheme to improve views and approaches to the built edge of Goosnargh. 

6.28 The development would form a continuation of the existing growth pattern to Goosnargh. The 

development would extend no further west or north than committed/pending developments as 

is illustrated in Figure 1 earlier in this statement.   

6.29 The site is not notably historic nor a particularly attractive ‘gateway’ into the village.  

6.30 The proposal would result in visual change from an industrial looking farm to residential 

development. In this case any landscape impact would be limited and localized, indeed it is 

considered that the effects would be largely positive. Mitigation, to reduce effects would, as set 

out above, include tree and hedgerow planting.  

6.31 Furthermore, the proposed plans show that the proposal would complement the character and 

appearance of the surrounding built form and it accords with Policies CS5 and 17 and Policy 

EN9 of the adopted local plan. 

 Highways/Accessibility 

 Policy context 

6.32 Policy ST2 of the adopted local plan and CS Policy 3 state that major new development 

proposals shall provide safe and satisfactory access with an acceptable impact on the local 

road network and suitable linkages to public transport provision.  

 Assessment 

6.33 A Transport Statement, prepared by DTPC, has been submitted with the planning application 

and this demonstrates that there would no adverse impacts on the local highway network as a 

result of the proposed development and that it would not undermine the capacity of the local 

road network or highway safety. 

6.34 It is proposed that the vehicular and pedestrian access to the site would be taken from 

Goosnargh Lane, via a simple priority junction with two metre (m) wide footways provided 

along both sides of the road which would tie into the existing footway along Goosnargh Lane to 

the east.  
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6.35 The site is locationally sustainable in terms of access to a range of key services within the 

recognised acceptable 2km walking distance, this includes Goosnargh Village centre these 

include a primary school, community centre, village shops and post office, public house, 

pharmacy, equipped play area and fields, hairdressers and a church. Bus stops can be found 

on Goosnargh Lane (within 200m of the site) and Church Lane providing an hourly service 

between Longridge and Preston.  

6.36 It is of note that as already stated it is proposed that the bus service will be extended to a half 

hourly service during the day and that the hours of operation will be increased to 6.30am-

10.00pm. This would represent a significant improvement to this service and to the 

attractiveness of it to commuters as a viable alternative to the private car. It is also of note that 

in association with planning approval 06/2016/1039 which was granted in September 2018 there 

is a S106 requirement that the bus stops closest to the application site are upgraded to provide 

shelters and dropped curbs.  

6.37 Goosnargh Lane is lit, has made footpaths to the east into the village centre and is flat, which 

would be conducive to walking and cycling.   

6.38 The proposed development would make a significant contribution in helping to maintain the 

viability of not only the village but also the bus service. 

6.39 The proposed development is therefore considered to be fully compliant with Policy ST2 of the 

adopted local plan and CS Policy 3 with respect to the potential impact on highways safety 

and the road network and the proximity of the site to a range of key services and public 

transport options. 

 Flooding and Drainage 

 Policy context 

6.40 CS Policy 29 relates to water management and states that development proposals should have 

due regard for the implications for flood risk. 

 Assessment 

6.41 A Flood Risk Assessment, prepared and submitted with the planning application. This shows that 

the site is located within an area at low risk of flooding and the report provides a basis for a 
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detailed surface water run-off scheme to be secured via an appropriately worded planning 

condition. 

6.42 The submitted Flood Risk Assessment is consistent with the provisions of CS Policy 29. 

 Residential amenity 

 Policy context 

6.43 CS Policy 17 and Policy AD1(b) of the adopted local plan state that new development should 

be compatible with the existing land uses of the surrounding area in terms of the amenity of 

existing and future occupiers. 

 Assessment 

6.44 The indicative layout submitted shows that generous separation distances could be retained 

between the new houses and consented properties bounding the application site to the east. It 

demonstrates that the proposed development would not undermine the residential amenity of 

the existing residents in the locality in terms of outlook, privacy and light. 

6.45 The layout also demonstrates that the scheme would provide appropriate levels of amenity for 

all future occupiers. Each plot would benefit from the necessary amount of internal and 

external amenity space to ensure an effective use of land.  

6.46 The proposed development would follow the closure of the current poultry farming operations. 

Whilst the applicants make every effort to run the farm in a conscientious manner and, in strict 

accord with legislative requirements having regard to the amenity of local residents at all times 

it is acknowledged that that poultry production can generate some noise and odours which 

are not necessarily desirable in a village setting.  

6.47 As such, it is considered that the redevelopment of the site for residential purposes is likely result 

in an enhancement in the residential amenity of local properties through a reduction in noise 

and odour associated with the current operations.   

6.48 Having regard to the above the proposed development would not undermine, and may well 

improve the residential amenity of existing nearby occupiers, and a good standard of amenity 

would be provided for future occupiers. The proposal is fully compliant with the provisions of 

development plan in terms of residential amenity. 
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 Ecology 

 Policy context 

6.49 Policies EN10 and EN11 of the adopted local plan state that the local planning authority will 

have due regard for the protection and safeguarding of habitat features, wider ecological 

networks and protected species. 

 Assessment 

6.50 An Ecological Appraisal has been prepared and submitted with this planning application. The 

appraisal presents the results of a desktop study, and Phase 1 Habitat Survey and concludes 

that the proposals will have no adverse effect on statutory or non-statutory designated sites for 

nature conservation. 

6.51 The ecological assessment identifies that the site is almost entirely dominated by agricultural 

buildings associated with poultry rearing. Numerous sheds and areas of hard standing are 

present within a working farm business. An improved field dominated by perennial rye-grass is 

present in the south east corner of the site. 

6.52 An area of disturbed ground is present at the northern end of the site with earth mounds and 

general farm debris which has colonised with tall ruderal herb including common nettle and 

great willowherb. A small earth bund is also present on the northern boundary dominated by 

dock species. 

6.53 The sites northern boundary is partially fenced around the southern margins of a conifer 

plantation, otherwise the boundary is open. The western boundary is defined by a mature 

hawthorn dominated hedgerow alongside a farm access track. The hedge also supports 

mature trees including; pedunculate oak, ash and sycamore. 

6.54 The sites southern boundary runs alongside Goosnargh Lane and supports a hawthorn 

dominated hedge and a wide opening forming the farm access track. 

6.55 The sites eastern boundary is predominantly open and comprises improved grassland. At the 

southern end a species-rich defunct hedge is present with mature ash and pedunculate oak. 

6.56 The assessment identifies that Great Crested Newts could potentially be present in ponds within 

250m of the application site. However based on the detailed evaluation the accompanying 
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ecological assessment concludes that there is no risk to great crested newts as a result of this 

development. This is set out in the accompanying report. 

6.57 Some bat roost potential was identified in trees not affected by the proposed development 

and therefore no further action is required in this regard. However recommendations have 

been made in relation to lighting and a hedgerow buffer strip. These can easily be 

incorporated in the design  at reserved matters stage and secured by way of condition.  

6.58 The proposals will secure an opportunity to implement beneficial measures such as habitat 

management and habitat creation that will safeguard habitats for wildlife such as birds and 

bats, with the aim of providing a net gain in biodiversity in accordance with the principles of the 

Framework. 

6.59 It is concluded that the ecological value of the site does not represent a constraint to 

development and the proposals are feasible and acceptable in accordance with ecological 

considerations and relevant planning policy. The indicative masterplan shows the retention of 

trees, hedgerows and water body within the proposed development and the development at 

the site will provide an opportunity to secure ecological enhancement for wildlife associated 

with residential development. 

6.60 The proposed development is therefore compliant with the provisions of Policies EN10 and EN11 

of the adopted local plan in respect of ecology. 
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7. Sustainable Development 

7.1 Paragraph 7 of the Framework sets out three dimensions of sustainable development, these 

being social, economic and environmental.  The proposed development is considered against 

these below.  

 An Economic Role 

7.2 The construction of the proposed development would create and maintain construction jobs. 

7.3 The latest housing land supply statement demonstrates that the Council is not ensuring that 

sufficient land of the right type is available in the right places and at the right time.  This site can, 

in part, address this adjacent to the settlement of Goosnargh.  Once occupied, the residents of 

the scheme would assist in at least maintaining the vitality and viability of facilities and services 

in the local area and the City. 

7.4 We consider that the application scheme fully accords with the economic dimension. 

 A Social Role 

7.5 There are three strands to this criterion.  The first is accessibility, the second is the provision of 

houses where required and the third is supporting strong, vibrant and healthy communities. 

7.6 In terms of accessibility, the site is located on the western edge of Goosnargh and both this 

statement and the Transport Statement confirm that the site is located close to a range of 

facilities and services to serve residents needs within walking and cycling distance. 

7.7 With regard to the provision of houses there is a need for both open market and affordable 

housing in the area.  In order to meet this need there is an urgent need for sites such as the 

application site to come forward in order to allow Preston to provide a 5 year supply of housing 

land.   

7.8 With regard to supporting strong, vibrant and healthy communities as stated above the site is 

within easy walking and cycling distance of the services within the village centre thus 

encouraging healthy activities whilst supporting a strong local community.   

7.9 The provision of houses where needed fully accords with the social dimension.  
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 An Environmental Role 

7.10 It is acknowledged that the application site would result in the redevelopment of a site currently 

in the open countryside. Although not considered previously developed for the purposes of the 

Framework by virtue of its agricultural use the site does contain a significant mass of built form 

and does not present an attractive entrance to the village. The release of open countryside 

sites is inevitable in order for Preston to meet its housing requirement within the Plan period 

which clearly reduces any conflict with the environmental dimension significantly.  In addition 

this is a site which adjoins existing and proposed residential development and would not extend 

built form beyond the western and northern extents of development permit by other recent 

consents.   

7.11 The provision of landscaped space and ecological habitats within the development together 

with new tree and hedgerow planting would provide the opportunity to enhance biodiversity 

which would contribute to the environmental dimension of sustainable development. 

7.12 As discussed above, the site is accessible to the services and facilities at Goosnargh and would 

negate the need for longer car journeys to access day-to-day services and facilities as it is 

meeting the need where it arises. 

7.13 The proposed development would follow the closure of the current poultry farming operations. 

As set out earlier in this statement, and in the accompanying letter from the applicants 

provided at Appendix EP1, this is a natural process due to the fact the owners of the farm are 

approaching retirement.  Whilst the applicants make every effort to run the farm in a 

conscientious manner and, in strict accord with legislative requirements it is acknowledged that 

that poultry production can generate some noise and odours which are not necessarily 

desirable in a village setting. As such it must be recognised that the redevelopment of the site 

for residential purposes would result in what could be perceived as notable environmental 

benefit for the local community in terms of reduction in noise and odour associated with the 

current operations.   

7.14 Therefore the very minor breach of the environmental role i.e. the development of an open 

countryside site is necessary to meet housing needs.  In addition the economic, social and other 

environmental benefits that would arise from the development being granted.  It is therefore a 

sustainable development. 
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8. Design & Access 

 Policy context 

8.1 CS Policies 5 and 17 and Policy EN9 of the adopted local plan state that new development 

should be compatible with or improve their surroundings by virtue of scale, density, height, 

massing, layout, materials, architectural style and details and means of enclosure. 

 Appraising the context – site constraints and opportunities 

8.2 The topography of the site is relatively flat and the site has established trees/hedgerows to the 

boundaries. 

8.3 The site is at the urban fringe of the settlement boundaries for Goosnargh. There is no overall 

cohesive characteristic in the surrounding built form. It comprises a range of house types and 

layouts. 

 Amount and scale 

8.4 The proposed development would be for up to 40 dwellings. The scale of the new dwellings is 

likely to take the form of predominately two-storey houses in order to reflect the character and 

appearance of the surrounding residential development.  There is however potentially scope to 

include bungalows within the development if considered appropriate at the time of the 

reserved matters submission.  

8.5 Scale is a reserved matter for detailed consideration as part of a future reserved matters 

application 

 Layout & Open Space 

8.6 Layout is a reserved matter for detailed consideration as part of a future reserved matters 

application. 

8.7 The indicative site layout shows a coherent and legible response to the character and 

appearance of the surrounding area. It confirms that the proposed houses would be set within 

plots that provide in-curtilage parking and generously sized gardens and the layout would sit 

comfortably within the overall built form of the area to ensure an efficient use of the site.  

8.8 The indicative plan indicates areas of open space which would provide connectivety through 

the site for humans and wildlife.  
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 Appearance 

8.9 It is likely that the proposed houses would be constructed with facing brick and tiled roofs to 

complement the existing properties within the surrounding area.  

8.10 Appearance is a reserved matter for detailed consideration as part of a future reserved matters 

application. The relatively small scale nature of the development makes it likely that the 

development would be a bespoke high quality development which would reflect local 

character rather, than being a volume house builder development. 

 Landscaping  

8.11 A robust and attractive structural illustrative landscaping scheme is shown through the 

submitted illustrative layout with the existing trees and hedgerows being retained and 

supplemented. 

8.12 Landscaping is a reserved matter for detailed consideration as part of a future reserved matters 

application. 

 Access 

8.13 The proposed scheme provides well-defined, legible and overlooked routes through the site so 

that residents can benefit from the local services and public transport options available beyond 

the application site.  

 Conclusion 

8.14 The indicative plans submitted show that the proposal would be compatible with the 

surrounding area and is compliant with CS Policies 5 and 17 and Policy EN9. 
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9. Planning Balance and Conclusion 

9.1 Section 38 of the Planning and Compulsory Purchase Act 2004 requires that planning 

applications must be determined in accordance with the development plan, unless material 

consideration indicates otherwise. An important material consideration is the presumption in 

favour of sustainable development which is set out within Paragraph 11 of the Framework.  

9.2 The Council accepts that it cannot demonstrate a deliverable 5 year housing land supply. As 

such, the housing supply policies within the adopted development plan (including for example 

policies 1 and 19 of the Core Strategy and EN1 and HS1 of the local plan) are out-of-date, and 

the titled balance in paragraph 11 of the Framework is engaged.  The weight given to restrictive 

policies will need to be reduced, irrespective of whether they are caught by paragraph 11, 

where they prevent a 5 year supply from being met.  This will include the weight to given to 

policies 1 and EN1.  

9.3 To significantly and demonstrably outweigh the benefits is a deliberately very high threshold, 

hence the term ‘the tilted balance’.  In the case of this application, it would result in a number 

of significant benefits: 

 The delivery of housing to contribute to addressing the 5 year supply shortfall. 

 The delivery of affordable housing to meet significant borough wide levels of identified 

future and previously unmet needs. 

 Economic benefits associated with the delivery of new housing, including: 

 the creation of jobs in construction and the supply chain; 

 housing economically active people to meet the district’s economic aspirations 

and jobs growth targets; 

 increased household spending in the local area; and, 

 the provision of the New Homes Bonus and increased Council Tax revenues. 

9.4 Set against this range of significant benefits is conflict with settlement boundary / open 

countryside policy.  Having regard to paragraph 11(d) of the Framework the weight to be given 

to any such restrictive policies should be significantly reduced to the extent that that they 

frustrate the achievement of a 5 year supply.  This would include any conflict with policies 1, 

and EN1.  Although such conflict is a material consideration and must be weighed in the 

balance, it should be given limited weight.  However even if such harm was given a greater 
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level of weight, we consider that it would still fall some way short of outweighing the substantial 

benefits of this proposal. 

9.5 When assessed against the policies of The Framework taken as a whole, the proposals represent 

sustainable development, as defined by the Framework and the Local Plan. We have not 

identified any adverse impacts capable of significantly and demonstrably outweighing the 

identified benefits.  

9.6 Therefore in accordance with section 38(6) of the Planning and compulsory purchase Act 

(2004) and the presumption in favour of sustainable development, this application should be 

granted planning permission without delay. 
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10. Appendices 

EP1. Letter from applicants re. farming operations 



EP1 



Mr B Swarbrick 

Melrose 

Goosnargh Lane 

Goosnargh 

Preston 

PR3 2BP 

 

20th May 2019 

 

CURRENT POSITION AT SWAINSON HOUSE FARM, GOOSNARGH LANE, 

GOOSNARGH, PRESTON,  

PR3 2JU 
 

                Swainson House Farm was inherited from our parents and is now owned  

by myself, my sister Mrs Gillian Wells and my sister in law Mrs Lynn Johnson. 

 

                Following the sudden death of my step brother and business partner in 

November 2015 and myself approaching retirement age, I have to acknowledge that 

the future of the farm business has to be considered. 

 

Over the past 18 months there has been a large increase in the cost of rearing 

ducklings.  These costs are due to increased prices of feed, bedding, utilities, new 

Food Standard Agency legislations and the work involved in rearing them.  Following 

a business meeting earlier this year a decision was made to stop rearing ducklings on 

the farm.  The production of the duckling was stopped as of the week commencing 

20th May 2019. 

 

We are now submitting these applications for consideration as we have 

greatly reduced the farm activity and we need to plan for all our retirements. 

 

 
 

Mr B Swarbrick  
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