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/1  INTRODUCTION  
 
1.1. PWA Planning is retained by Mr G Gornall and Community Gateway Association, as 

joint applicants, to prepare and submit an outline planning application for up to 140no. 

dwellings (45% affordable) and associated works (‘the proposed development’) at 

Bushells Farm, Mill Lane, Goosnargh, Preston, PR3 2BJ (‘the site’). The purpose of this 

Planning Statement is to assess and conclude on the acceptability of the proposals in 

terms of relevant national and local planning policy, together with any material 

considerations.  

 

1.2. The application is made to Preston City Council as an outline planning application with 

all maters reserved save for access and relates to the red edge application site 

boundary defined by the Location Plan (drawing ref. 18-21-SL01).  

 

1.3. This Planning Statement, alongside a review of the site history and relevant policies at 

both local and national level, provides a description of the proposed development 

together with an appraisal of the planning merits of the scheme.  

 
1.4. This statement should be read in conjunction with the following documents:  

 

• Completed Planning Application Form and Ownership Certificates 

• Archaeological Desk Based Assessment 

• Community Infrastructure Levy Form 

• Design and Access Statement (including Crime Impact Statement and Waste 

Management, Refuse and Recycling Statement) 

• Drainage Strategy 

• Ecological Assessment 

• Flood Risk Assessment 

• Heritage Statement 

• Landscape and Visual Impact Assessment 

• Phase 1 Ground Contamination Assessment 

• Planning Drawings:  
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o Access Plan - Church Lane Ref. P887  

o Access Plan - Mill Lane Ref. P886  

o Existing Plan Ref. 2045-2D-Sheet 1  

o Existing Plan Ref. 2045-2D-Sheet 2  

o Location Plan Ref. 18-21-SL01  

o Masterplan Ref. WD18-12-MP01 

o Tree Survey Ref. 1600-01 (sheet 1 of 2) 

o Tree Survey Ref. 1600-02 (sheet 2 of 2) 

• Transport Assessment 

• Travel Plan 

• Tree Survey Report 

• Utilities Report 

 

1.5. The remainder of this statement is structured as follows: 

 

• Section 2 – Site Description; 

• Section 3 – Planning History; 

• Section 4 – Proposed Development; 

• Section 5 – Statement of Community Involvement;  

• Section 6 – Technical Considerations; 

• Section 7 – Planning Policy Assessment (including Affordable Housing 

Statement and Open Space Assessment); 

• Section 8 – Material Considerations; 

• Section 9 – Conclusions. 
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/2  SITE DESCRIPTION  
 

2.1. The application site, which extends to approximately 8.7ha in size, is located to the 

south of Mill Lane at the eastern edge of Goosnargh. The site is currently agricultural 

land associated with Bushells Farm. A location plan showing the site within its 

immediate setting is submitted with this application (drawing ref. 18-21-SL01), whilst 

an aerial image of the site within its wider setting is illustrated in Figure 1.   

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Figure 1: Site Location in wider surrounding area (Google earth, not to scale) 

 

2.2. The site adjoins the existing settlement boundary of Goosnargh, with urban 

development to the west and south. In planning terms, the site is located in Open 

Countryside (Policy EN1). It is noteworthy that the western and southern sides of 

Goosnargh are protected as Areas of Seperation (Policy EN4) within Preston’s Local 

Plan, however this designation does not cover the application site. The former 

Whittingham Hospital site is located to the south of the site and is currently being 

developed by housing developer Taylor Wimpey. 
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2.3. The site comprises 6 rectilinear fields. The site gently slopes upward from north to 

south and ranges in height from 65.28m in the north to 71.50m in the south. There 

are no existing buildings on the site. There are existing trees and hedges which form 

the boundary, in part, to the east, south and west which  vary in size and quality.  Most 

of the trees within the site are subject to a tree protection order (though as discussed 

later in this statement will not be impacted by the proposal). The site is substantially 

enclosed by existing housing and hedges. 

 

2.4. Mill Lane lies to the north of the site. There are a number of listed buildings in the 

vicinity which include Goosnargh School, The Grapes Inn and Bushells Arms which are 

Grade II and Bushells Hospital (known as Bushells House) and St Mary’s Church which 

are both Grade II*. The site is bounded by existing trees and hedges with open fields 

beyond to the east. Bushells Hospital Cottage is located to the north east and an 

existing Public Right of Way (PROW) (FP 6-9-FP-19) is located on its boundary. 

 

2.5. Houses served by Whittingham Lane back onto the southern boundary. There are local 

convenience stores which are located to the south west corner and include a pharmacy, 

village store, hair dressers, fish and chip takeaway, post office and Londis local store. 

The Stags Head pub is located a short distance away on the opposite side of 

Whittingham Lane. An existing pedestrian access connects the site with Whittingham 

Lane (FP 6-9-FP-19). 

 

2.6. Houses served off Church Lane are located along the western boundary with residential 

housing further to the west served by The Croft, Churchgate and Beacon Drive. There 

is also a village hall, playground and playing field located within walking distance to 

the north west. The nearby properties are of varying ages and architectural styles. The 

older dwellings have stone facades with slate roofs, others are of brick or render with 

slate or tile roofs.  
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2.7. There are public views across the site from Mill Lane and from the PROW which 

traverses the site. The PROW connects Whittingham Lane with the pedestrian access 

adjacent to Bushells Hospital Cottage and connects with the wider footpath network. 

 

2.8. Public views outside the site (excluding Mill Lane) are mainly confined to glimpses 

through gaps between buildings. There are private views across the site from rear 

gardens and rear windows of properties which border the site.  

 

2.9. The site is also located close to the existing bus services that operate along Church 

Lane and Whittingham Lane and adjacent to the National Cycle Network Route 6 on 

Mill Lane. 

 

2.10. Goosnargh has excellent transport links with the wider region. Junction 1 of the M55 

and Junction 32 of the M6 are located approximately 5.5km to the west. Royal Preston 

Hospital is located approximately 6.8km to the south west. Preston Bus Station is 

located approximately 10km away. Preston has a railway station which is 

approximately 10km away and has daily services to London and Edinburgh. 

 

2.11. Access to the site is currently taken off Mill Lane, from the northern boundary of the 

site, from the north east corner of the site and from the PROW which runs along the 

eastern parameter of the site.  

 

2.12. The site is not subject to any statutory ecological designations, heritage assets or 

protected species. There are Tree Protection Orders on 29 trees within the site 

boundary, however these as discussed will not be affected by the proposal. The site is 

not within an area at risk of flooding as defined by the Environment Agency.   
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/3  PLANNING HISTORY 
 

3.1. A search of Preston City Council’s planning register has been carried out in order to 

understand the site’s planning history. The following applications are noted:  

 

• Application ref. 06/2000/0299 - Outline application for the development of 

9.1 hectares of land for residential purposes. The application included the 

proposed development site in addition to the surrounding agricultural land. The 

application was refused on 16th August 2000. 

 

• Application ref. 06/2002/1293 - Outline application for a residential 

development at Bushells House Farm following the demolition of existing farm 

buildings and provision of new access. The application was refused on the 11th 

July 2003, and the subsequent appeal dismissed on 2nd January 2004 (Appeal 

ref. APP/N2345/A/03/1127537). 

 

• Application ref. 06/2017/1081 - Crown Clean 1no. Mature Ash Tree and 

Reduce Tips on Two Overhanging Branches of 1no. Mature Ash Tree. This 

application was approved on 3rd October 2017.  

 

3.2. Whilst it is noted there have been previous applications for residential development 

that have been refused at the site, these submissions were some time ago. The 

relevant policy and site-specific considerations now significantly differ, and as such, as 

presented in this statement, it is now considered a residential development can be 

supported at the site in planning terms.  
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/4  PROPOSED DEVELOPMENT  
 

4.1. The application proposes to develop land to the south of Mill Lane, Goosnargh with up 

to 140no. residential dwellings, including the provision of 45% affordable units and a 

new access points off Mill Lane and Church Lane, which offers a safe, convenient access 

route with good visibility splays. The affordable dwellings will be provided by Community 

Gateway Association, who are joint applicants on the application. An indicative 

Masterplan is provided on Drawing Ref.  WD18-12-MP01. 

 

4.2. The application is submitted in outline with access applied for in full, saving all other 

matters for subsequent approval. Details of the access arrangements applied for in full 

are including on Drawing Ref. P886 and P887. These include new points of access from 

both Mill Lane and Church Lane. 

 

4.3. The access carriageway from Mill Lane will be 5.5m in width with a 2m footpath to both 

sides of the street. Appropriate viability splays have been provided. A secondary access 

will be taken from Church Lane with restricted access, allowing for one-way access only 

providing access to a new community car park as part of the proposal. 

 

4.4. A long length of spine road is illustrated on the Masterplan, showing how access can be 

provided for up to 140no. dwellings. The spine road has been positioned away from the 

entrance to Bushells Hospital opposite the site to reduce impacts on this heritage asset.   

 
4.5. The existing right of way which runs along the eastern boundary will remain in its current 

location, incorporated into the pedestrian site access points, remaining unobstructed as 

it passes through the site. 

 
4.6. On site car and cycle parking will be provided in accordance with the relevant parking 

standards and guidance. The exact number and location of parking spaces will be dealt 

with at the appropriate reserved matters application stage. 

 

4.7. The proposed dwellings are all two storey in height. The scale of the proposed buildings 

are considered appropriate to the local context and topography of the site. They will be 
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built in materials and in an architectural style which is in keeping with the local 

vernacular. The properties will be laid out in individual plots accessed from a new road 

layout designed in a cul-de-sac arrangement with turning heads and parking facilities. 

Individual plots will have private or communal front and rear gardens with appropriate 

landscaping. Areas of open space and landscape infrastructure will be provided within 

the development and around the site margins linked by footpaths and cycle routes 

connected to the existing public footpath network. Existing vegetation will be 

substantially retained and enhanced with additional green infrastructure. 

 
4.8. The Masterplan also includes vast areas of open space within the proposed development, 

including a formal green located within the western part of the application site. A 

community car park has also been provided to allow parking for the Village Hall, 

Goosnargh Oliverson’s C of E Primary School and other local facilities. This car park will 

be accessed via a one way access point off Church Lane, and will lead users out of the 

main access, located off Mill Lane.  

 

4.9. Though landscaping is a reserved matter, it is anticipated that a robust landscape 

scheme would be proposed which aims to ensure the development has themes which 

accord with the local setting. New planting would consist of trees, hedges, shrub 

planting, climbers, bulbs and wild-flower. New tree planting would include ornamental 

and native species to encourage wildlife and enhance biodiversity. Heavy standard trees 

would be used throughout the housing proposal, including within private front gardens. 

Some of the tree planting will create tree lined roads which add to the street scenes and 

mark the initial arrival point. The shrub varieties chosen will have year-round interest, 

in form, texture and colour. Ornamental varieties are proposed as expected in a domestic 

setting and are intended to attract insects and birds. Shrubs are proposed within front 

gardens and in key areas to mark entrances, junctions and focal points. Specimens 

within shrub beds, at selected locations, add greater impact.  

 
4.10. For more details of the design evolution of the scheme, and how the final submission 

takes into account the constraints and opportunities associated with the site please see 

the Design and Access Statement. 
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/5  STATEMENT OF COMMUNITY INVOLVEMENT (SCI) 
 

 

5.1. Preston City Council adopted its ‘Statement of Community Involvement’ on 12th April 

2006. Section 6.4 sets out when developers need to undertake community consultation 

and the appropriate forms of consultation, it states: 

 

‘Although it is not mandatory the Council believes that engagement by the applicant 

with the community prior to submission of a formal application can be advantageous to 

all parties involved. In the case of all significant planning applications the City Council 

encourages applicants to:  

 
• Discuss their proposals with planning officers prior to formal submission. 

 
• Carry out community consultation prior to formal submission.  

 
Methods of community consultation will vary depending on the type and scale of 

development, but will include informing occupiers of nearby properties, Parish Councils 

where applicable, and amenity and community groups.  

 

On smaller scale developments, applicants are advised to discuss proposals with their 

immediate neighbours prior to submission.  

 

Pre-application discussions improve the quality of applications, allow decisions to be 

made more quickly and provide more certainty for applicants. Pre-application publicity 

helps applicants to gauge community opinion at an early stage enabling them to make 

changes prior to submission.’  

 
5.2. Whilst no public consultation has been undertaken with the local community, informal 

pre-application discussions have taken place with relevant stakeholders where necessary 

to shape the supporting assessments for the planning submission. 
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/6  TECHNICAL CONSIDERATIONS 
 

 

6.1. The planning application submitted is supported by a number of technical reports which 

demonstrate that the proposed development may be implemented without significant 

adverse impacts arising from site constraints. These are summarised below:  

 

Archaeological Desk Based Assessment 

 

6.2. An Archaeological Desk Based Assessment is provided in support of this application. In 

summary, no prehistoric, roman activity or early medieval archaeology has been 

recorded in the search area. Medieval activity is likely to have been focussed around the 

church and moated manorial site to the north, with the settlement core developing 

around the church, and gradually expanding during the post-medieval period. There is 

no evidence for medieval settlement activity on the site and later historic mapping 

suggests, that except for localised resource extraction the site has remained as 

agricultural land to the present day, suggesting a low archaeological potential for 

medieval and later activity. No further intrusive assessment is suggested by the report. 

 

Drainage Strategy  

 

6.3. The Drainage Strategy confirms that given the local geology, infiltration of surface water 

runoff back into the ground is not feasible. It confirms that surface water runoff will be 

attenuated and discharged into the watercourse to the north of the site, with a restricted 

discharge equivalent to the pre-development runoff rate. Foul sewerage has been 

confirmed by United Utilities to be allowed to drain into the public system. 

 

Ecological Assessment  

 

6.4. The assessment confirms that the site does not form part of any statutory or non-

statutory designated site for nature conservation; furthermore, no statutory or non-
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statutory designated sites were identified within at least 1km of the Site. A Phase 1 

Ecological Survey was undertaken, and where necessary protected species surveys. 

 

6.5. Mitigation is recommended within the assessment where appropriate, however, in short 

the habitats on site provide some suitable nesting habitat and may support breeding 

birds typical of semi-rural areas in the region, including some of local conservation 

concern. Habitat enhancement measures will include provision of at least 10 bird nest 

boxes to provide a local benefit for breeding birds.  

 

6.6. In relation to bats, trees with low-high bat roost potential are present but are scheduled 

to be retained and protected as part of the development. Habitat enhancement 

measures will include the provision of at least 10 bat boxes to provide permanent roost 

provision as part of the development.  

 

6.7. A survey in 2018 found no evidence of great crested newt presence within the pond 

immediately adjacent to the Site (P1) or other surveyed ponds nearby. This species is 

not considered to be affected by the proposed development. Waterbodies and the wet 

ditch will be retained and protected during development, thereby maintaining wetland 

habitat for other common amphibian species potentially present.  

 

Flood Risk Assessment 

 

6.8. The supporting Flood Risk Assessment confirms that the site to be developed is identified 

as lying within Flood Zone 1 on the Environment Agency’s flood maps, the lowest risk. 

The watercourse that lies to the north of the site and flows to the north to discharge 

into the Westfield Brook approx. 1.5km to the northwest of the site, lies below the level 

of the site and does not pose a flood risk to the site. The risk of fluvial flooding to the 

proposed development is therefore very low. 

 

6.9. The proposed development will introduce an area of impermeable hardstanding on site 

which would alter the surface water runoff regime of the site and have a potentially  
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adverse effect on flood risk elsewhere in the wider catchment. It is intended that new 

surface water drainage will be constructed, appropriately sized to take all surface water 

runoff from the new roofs and hardstanding areas, to discharge into the watercourse to 

the north of the site. As a result of the mitigation measures, the risk of flooding from 

the development drainage is low. 

 

Heritage Statement

 

6.10. The overall findings of the Heritage Statement supporting the submission are that the 

proposed housing development will not cause any appreciable harm to the significance 

of nearby heritage assets by changing their setting. This is because of the sensitive 

approach to design and the spatial relationship and juxtaposition(s) of the site to the 

assets. Accordingly, at this outline stage the proposals would appear to satisfy relevant 

heritage planning policy and law as it applies to conserving the significance of heritage 

assets and their settings. 

 

Landscape and Visual Assessment 

 

6.11. The submission is supported by a Landscape and Visual Assessment. It concludes that 

the loss of approximately 30m of hedging as a landscape resource is considered to create 

a low magnitude of change at a local level. This will be mitigated by the introduction of 

approximately 150m of new hedging within the development and an additional 3.45 ha 

of green infrastructure including open green space and areas of native planting. The 

overall impact of the proposed green infrastructure is considered to have a moderate 

beneficial effect on landscape features as a local resource.  

 

6.12. The landscape sensitivity of the site and adjoining land to residential development is 

considered to be medium/high. The potential magnitude of change in the landscape due 

to the development is considered to be medium, taking account of mitigation factors 

such as the proposed green infrastructure. The resultant landscape impact would be 

moderate. This is within the range of impacts that would be expected for residential 
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development on green field land on the edge of an existing settlement. There are no 

predicted significant landscape effects on any published landscape character area, at a 

National or County scale. 

 

6.13. The visual appraisal identified 18 receptor groups which may experience potential 

significant visual effects due to the development. The assessment indicated that 6 

receptor groups would potentially experience moderate impacts. An additional 2 

receptor groups would potentially experience moderate/minor impacts. The remaining 

10 receptor groups would experience minor or no effects. 

 

Land Contamination Assessment 

 

6.14. The assessment concludes that the site has remained undeveloped and as such the 

presence of made ground and relict foundations / sub-structures across the site is not 

anticipated.  No significant sources of contamination have been identified at the subject 

site or within the immediate locality that would pose a significant risk to human health 

or prejudice the future residential development at the site. However, a Phase II intrusive 

Geo-Environmental Ground Investigation should be undertaken in order to confirm the 

findings of the Initial Conceptual Site Model and engineer a development solution. 

 

Transport Assessment 

 

6.15. The supporting Transport Assessment considers the traffic and transport implications of 

the proposed development and the accessibility of the site. It concludes that the 

proposed residential development would not have any significant adverse impacts on 

the operation, or safety, of the highway network and includes proposals that would 

improve the parking provision in the village and improve the pedestrian and cycle 

connections in the village. The proposed development would also be sustainable in 

transport terms. It is, therefore, recommended that there should be no highway or 

transport objections raised towards the planning application. 

Travel Plan 
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6.16. The Travel Plan will ensure that traffic generation levels and parking at the site are 

minimised and that the traffic impact of the site is minimised for the benefit of the local 

community, other road users and the environment. The Travel Plan will encourage more 

trips to be made by sustainable transport and this will also be beneficial for residents 

and visitors in terms of their health and well-being. 

 

Tree Survey Report 

 

6.17. A total of 21 individual trees, 4 hedges and 2 groups were identified in this survey. 11 

category A trees and 8 category A hedges were identified as part of this survey. 18 

category B trees, 3 category B hedges and 1 category B group were identified as part 

of this survey. 7 category C trees were identified as part of this survey. 1 category U 

trees was identified as part of this survey. The development, as detailed on the 

Masterplan, has been design so that all trees can be retained. 

 

Utilities Report 

 

6.18. The report confirms that with the exception of Virgin Media, there are available utility 

providers to service the proposed development. 
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/7  PLANNING POLICY ASSESSMENT 
 

 

7.1. Section 38 (6) of the Planning and Compulsory Purchase Act 2004 requires planning 

applications to be determined in accordance with the Development Plan, unless material 

considerations indicate otherwise.  

 

7.2. The Development Plan for the application comprises of the Central Lancashire Core 

Strategy (2012) and the Preston Local Plan 2012-2026 (2015). Key policy documents 

that comprise ‘material considerations’ include the National Planning Policy Framework 

(NPPF) and any local supplementary planning guidance documents considered relevant 

to the proposal. 

 
Development Plan 

 
Central Lancashire Core Strategy 

 
7.3. The Central Lancashire Core Strategy was jointly prepared by Preston City Council, South 

Ribble Borough Council and Chorley Borough Council, to set out the development 

strategy for the three districts for the period of 2006 and 2026. The Central Lancashire 

Core Strategy was adopted in July 2012 and can broadly be regarded as containing 

relevant and up to date policies in the consideration of this application. The relevant 

policies of the Core Strategy are considered below. 

 

7.4. Policy MP states that: 

 
“When considering development proposals, the Council will take a positive approach 

that reflects the presumption in favour of sustainable development contained in the 

Framework.  The Council will always work proactively with applicants jointly to find 

solutions which mean that proposals can be approved wherever possible, and to secure 

development that improves the economic, social and environmental conditions in the 

area. 
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Planning applications that accord with the polices in this Local Plan (and where relevant, 

policies in the neighbourhood plans) will be approved without delay, unless material 

considerations indicate otherwise”. 

 

7.5. The application proposals are considered to be sustainable in the context of the above 

policy in that the proposal comprises sustainable development, in the context of 

Paragraph 11 of the NPPF. The submission documents demonstrate that there are no 

technical nor policy impacts which could be considered significant. 

 

7.5. Policy 1 Locating Growth sets a hierarchy to development sites across the plan’s area. 

Point (f) of this policy states that outside of these areas, development within smaller 

villages will be accepted where it is small scale and limited to infilling, conversions, or to 

meet local needs, unless there are exceptional reasons for larger scale redevelopment 

schemes.  

 

7.6. The application site is considered to represent an appropriate location for development, 

focused adjacent to the existing settlement boundary of Goosnargh. It is well located to 

the existing settlement on the western, southern and northern boundaries, and occupies 

a plot of land which will assist in rounding off development within the village. It is located 

outside the Area of Separation (Policy EN4), which predominantly restricts development 

to both the west and south of the village and is also well related to the settlement of 

Whittingham and the Taylor Wimpey development involving the redevelopment of the 

Former Whittingham Hospital. It could therefore be assumed that if the village is to 

expand it would be in an eastward direction outside of the restrictions imposed by the 

Area of Separation designation.  

 

7.7. Although the site lies within the countryside where Policy 1f is relevant, as 

demonstrated, the nature of the site with existing and consented residential 

development within its vicinity, has a clear relationship with Goosnargh and can be 

considered appropriate. Furthermore, should the Council be minded to consider a 

conflict with this policy, there are clear material considerations given Preston City 
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Council’s lack of 5 year housing supply which renders the policy out of date through the 

engagement of Paragraph 11 of the NPPF, which weighs heavily in the scheme’s favour. 

 

7.8. Policy 3 looks to outline the best approach in order to facilitate a general improvement 

in travel options and quality of services. In terms of how applicable it is to the proposal, 

it is worth noting the development would not be of detriment to any form of transport or 

cause any negative impact on the highway network. Furthermore, the application is 

accompanied by a Transport Assessment and Travel Plan which covers these 

considerations in more detail. Additionally, the scheme provides the added benefit of 

community parking for the surrounding community facilities. 

 

7.9. Policy 4 Housing Delivery focuses on providing for and managing the delivery of new 

housing to ensure that where necessary new sites for housing are put forward. Within 

Preston, there is a minimum requirement for 507 dwellings to be delivered per year.  This 

is a minimum required,  not a ceiling to development.  

 
7.10. According to Preston’s Housing Land Position Statement (at 31st March 2018), Preston 

City Council can only demonstrate a 3.24 years supply of deliverable housing based on 

the requirement set out within the Core Strategy. Therefore, as the Council cannot 

demonstrate that they can deliver a sufficient supply of housing, residential development 

should be looked upon favourably.  

 
7.11. As detailed in Policy 5 Housing Density, it is important that housing sites are in keeping 

with the local area in terms of densities, and do not detract from the amenity, character, 

appearance, distinctiveness and environmental quality of an area. Consideration will also 

be on making efficient use of land.  

 
7.12. The proposed development aims to ensure that there is sufficient amenity space created 

for future residents of the site and that the amenity of existing residents within the site's 

vicinity are not compromised. There is sufficient space to accommodate the proposed 

dwellings on the land. The Design and Access Statement provides full details of the 

opportunities and constraints associated with the site, along with the design evolution 
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and parameters of the scheme. It should however be noted that substantial open space 

is to be provided by the development, in total this includes an additional 3.45 ha of green 

infrastructure including amenity space and areas of native planting.  

 

7.13. Policy 6 seeks to improve the quality of housing in the area, in part by facilitating the 

greater provision of accessible housing and neighbourhoods and the use of higher 

standards of construction. The proposed development would result in the creation of high 

quality housing, which may include an element of life-time homes facilities in line with 

this policy. 

 

7.14. Policy 7 deals with affordable housing and seeks to ensure 35% on-site affordable 

housing provision in rural areas on sites in or adjoining villages. The proposal provides 

for 45% affordable homes, to be provided by the joint applicant, Community Gateway 

Association. Full details of the anticipated affordable housing provision are set out below 

within the Affordable Housing Statement. 

 

7.15. Core Strategy Policy 14 (Education) and Policy 23 (Health) detail the desire to work 

with existing education and health authorities to ensure adequate facilities in locations 

accessible to the local population. In situations where new development would create a 

shortfall in provision, it is expected that developer contributions, either through 

Community Infrastructure Levy (where identified) or through planning obligations will be 

the appropriate mechanism to provide support. It is acknowledged that such 

contributions may be necessary in relation to this development and that such 

contributions will be negotiated during the determination period of the application so as 

to ensure compliance with these policies.  

 

7.16. Policy 16 states that there is to be protection and enhancement of the historic 

environment and their settings by safeguarding heritage assets from inappropriate 

development that would cause harm to their significances and to support development 

where it protects and enhances the local character, setting, management and historic 

significance of heritage assets.  
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7.6. In this respect a Heritage Statement has been provided assessing the proposal. It 

confirms that ‘the overall findings of the Heritage Statement supporting the submission 

are that the proposed housing development will not cause any appreciable harm to the 

significance of nearby heritage assets by changing their setting. This is because of the 

sensitive approach to design and the spatial relationship and juxtaposition(s) of the site 

to the assets. Accordingly, at this outline stage the proposals would appear to satisfy 

relevant heritage planning policy and law as it applies to conserving the significance of 

heritage assets as it relates to their setting.’ 

 

7.17. Policy 17 (Design of New Buildings) is similar to that of Policy EN9 of the Local Plan. It 

outlines that consideration will be given to a detailed list of criteria that includes siting, 

amenity impact, existing features and build quality. As noted when addressing Policy 

EN9, the proposals as submitted are thought to represent a development of appropriate 

scale and of a character fitting for the area which contributes towards local 

distinctiveness. In doing so the application represents development that integrates well 

into the existing settlement and surrounding development, ensuring the proposal is also 

in line with Policy 21 (Landscape Character Areas). 

 

7.18. The planning submission is supported by a Design and Access Statement, the details of 

which explain how the proposed development has been designed through embedded 

mitigation to remove significant effects anticipated with the proposed development. In 

this regard, particular attention has been paid to the surrounding context in which the 

new elements of built development will be located. The landscape and visual assessment 

supports the proposed development and any recommendations from the other 

supporting assessments have either been included or will be incorporated at the reserved 

matters stage to ensure the proposed development can be found compliant with the 

policy (and Policy EN9). 

    

7.19. Core Strategy Policy 18 ‘Green Infrastructure’ seeks to manage and improve 

environmental resources through a Green Infrastructure approach to: 
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• Protect and enhance the natural environment; 

• Invest in and improve the natural environment, particularly the river valley 

networks, canal networks and where it contributes to the creation of green wedges 

and the utilisation of other green open spaces that can provide natural extensions 

into the countryside. 

• Secure mitigation and/or compensatory measures where development would lead 

to the loss of, or damage to, part of the Green Infrastructure network. 

 

7.20. The proposed development will deliver 3.45ha of green infrastructure. The development 

area at present contains a PROW and other links to the surrounding locations. As part of 

the proposals, these routes are to be maintained and enhanced, and a notable number 

of additional informal footpath and spaces are to be provided. Such improvements will 

almost certainly lead to increased usage of the open space.  

 
7.21. Policy 22 Biodiversity and Geodiversity seeks to reduce disturbance and facilitate the 

survival of protected species, ecological networks and enhance the biodiversity value of 

the region. The application site currently offers limited protected species habitat, as 

stated within the accompanying Ecological Assessment. Consequently, it has been 

concluded the proposal would not represent development of an ecologically sensitive 

site and is thus acceptable in the context of this policy and against policies EN10 and 

EN11 of the Preston City Council Local Plan. 

 
7.22. Core Strategy Policy 25 (Community Facilities) aims to ensure access to an appropriate 

range of community facilities, both for existing residents / occupiers as well as those from 

new developments. The proposal includes parking that will benefit the surrounding 

community through the associated uses of the village hall, and during the week with 

regards to the local school. Furthermore, the increase of green infrastructure available 

to the public will be a community benefit.  

    

7.23. Policy 27: Sustainable Resources and New Development, seeks that all new dwellings 

meet Level 4 of the former Code for Sustainable Homes. However, the Government has 

now published a statement of intention in this respect, and in accordance this, it is our 
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understanding the Council no longer requires new development to comply with the codes. 

In this respect there is no conflict with the policy. However, it is still the intention to 

deliver a highly sustainable development, both in location and construction. In this regard 

a Sustainability Statement is included within the Design and Access Statement.  

    

7.24. Policy 29: Water Management seeks to improve water quality and water management 

and reduce the risk of flooding. The application is supported by a Drainage Strategy, 

Flood Risk Assessment and Utilities Report. The conclusion of the documents, as included 

in the preceding section, confirm that the site has capacity to accommodate the proposal, 

but also that there are suitable technical solutions for the site to drain. It is as such 

considered that the development can be found compliant with Policy 29. 

 

Preston Local Plan 2012-2026 

 

7.25. The Local Plan Policies Map identifies the site as within the open countryside, where the 

provisions of Local Plan Policy EN1 apply. An extract from the Preston Local Plan Policies 

map can be seen below in Figure 2. 
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Figure 2: Preston Local Plan  

 

7.26. Policy V1 Model Policy: echoes the NPPF and its promotion of sustainable development. 

The policy reads similar to that of Paragraph 11 of the NPPF, outlining that should 

applications accord with a Development Plan or indeed if said plan is out of date that 

applications should be approved without delay unless material concerns dictate 

otherwise. Therefore, significant consideration has been given to ensuring the application 

adheres to the policies set out in the Development Plan and furthermore outline the key 

benefits of the proposal when considered against this policy. 

 

7.27. Policy AD1 (b) refers to development within existing villages. The proposed 

development is located within an area designated as Open Countryside. Despite this 

designation, it is considered that Policy AD1 (b) is relevant due to the site’s relationship 

with the settlement of Goosnargh as the site abuts the settlement boundary on three 

sides. The site lies within close proximity to the village centre and is considered to have 

a clear and functional relationship with the settlement. This is further emphasised given 

the restrictions to development on the west and southern side of the village (in the Area 
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of Separation) and the site’s relationship to the redevelopment of the former Whittingham 

Hospital site. 

 

7.28. AD1 (b) outlines that development in such locations will be permitted providing it meets 

the criteria detailed within the previous Policy AD1 (a), which are as follows:  

 
a) “the design and scale of development is sensitive to, and in keeping with, the 

character and appearance of the area;  

 

b) there would be no adverse impact on residential amenity, particularly by reason of 

noise, general disturbance and loss of privacy due to the activity under consideration 

or the vehicular/pedestrian movement it generates;  

 
c) the proposal would not lead to an over concentration of non-residential uses, 

detrimental to residential character and amenity, and;  

 

d) the proposal would not lead to an over intensification of use of the site.”  

 

7.29. If the Council are to accept that this policy is relevant, it is considered that there would 

not be any conflict. As shown on the Masterplan, the layout of the dwellings has been 

carefully considered to not cause an adverse impact on residential amenity, due to the 

proposed orientation of the houses and landscaping. The submission as discussed is also 

supported by a suite of supporting information and surveys. These documents clearly 

illustrate that the proposed development can achieve compliance with the above policy 

and will particularly complement and enhance the wider area, whilst minimising any 

adverse impacts on residential amenity. It remains the intention of the applicant to 

ensure that future reserved matters submissions also achieve these aspirations. Indeed 

this policy and other associated policies, will work alongside other planning regulations 

to ensure that the final schemes do in fact deliver the benefits. It is however considered 

that the proposed development would be consistent with Policy AD1(a).   
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7.30. Policy HS1 Allocation of Housing Sites: outlines sites allocated for housing development 

that are thought to be deliverable during the plan period. Policy HS1 identifies sites in an 

effort to meet the housing land requirements set out in the Core Strategy. As has been 

previously indicated, the Core Strategy confirms that the housing requirement 

(annualised) should be treated as a minimum. In this context, the grant of planning 

permission for a scheme of up to 140 dwellings, delivering housing at a rate of 50 

dwellings / annum, will help to positively bolster the housing supply position within 

Preston and ensure that the Authority is better able to meet its housing needs, in 

particular that for provision of affordable housing. As such no conflict arises with this 

policy as a result of the proposed development. Furthermore, as previously stated, and 

discussed further below, the Council cannot currently demonstrate a 5 year housing land 

supply and therefore the presumption in favour of sustainable development set out in 

Paragraph 11 of the NPPF is engaged. 

 

7.31. Policy HS3 Green Infrastructure in New Housing Developments: indicates that new 

housing developments should contribute to green infrastructure provision. The policy sets 

out a ‘provision standard’. As noted, one of the key components of the development is 

the provision of green infrastructure; a total of 3.45ha is provided ensuring compliance 

with the policy.  

    

7.32. Policy ST1 Parking Standards: outlines that development proposals will be subject to 

the parking standards outlined within the plans appendices. The proposal at hand is 

submitted in outline form and as such matters relating to the above are not detailed as 

part of this application. However, as noted throughout this statement the Masterplan 

represents a considered and well-developed layout. Any reserved matters applications 

will of course allow for adequate parking provision in line with the above standards.  

 
7.33. Policy ST2 requires that all development proposals show that road safety and the 

efficient and convenient movement of all highways users is not prejudiced, that 

appropriate provision is made for public transport services, access on cycle or foot and 

that, where practicable, existing pedestrian, cycle and equestrian routes are protected 

and extended.  These are similar themes to those set out in Core Strategy Policy 3.  
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7.34. The proposed development would be accessed directly off Mill Lane, which would provide 

a safe and convenient point of ingress and egress from the site. This has been supported 

by a Transport Assessment which has been submitted with this application. 

 

7.35. The site is accessible by local road links, being close to the M6 and M55 motorways, and 

is also within 100m of bus stops along Whittingham Lane to the south which offer regular 

bus services between Preston and Longridge. The proposed development is located to 

allow future residents choice over which modes of transport they use and allows for a 

range of pedestrian links to such modes of transports and other facilities within the 

village. 

 

7.36. Policy EN1 aims to protect the designated open countryside and limits development to 

that needed for the purposes of agriculture or forestry or other appropriate rural uses, 

the re-use or re-habitation of existing buildings and to infilling within groups of buildings 

in smaller rural settlements.  

 

7.37. The application site directly adjoins the settlement boundary with Goosnargh.  Given its 

location, it is not considered that it would not cause harm to the effectiveness of the gap 

between the settlements and it would not lead to a risk of the settlements of Whittingham 

and Goosnargh merging. Furthermore, it is not located within the Area of Separation 

(Policy EN4) to the west and south of Goosnargh and it has a strong relationship to the 

former Whittingham Hospital, and will assist in rounding off the settlement of Goosnargh 

in a comprehensive manner. The Masterplan demonstrates the functional link with the 

village, and also demonstrates the integration of the site to the village through the various 

pedestrian linkages to be provided. It is not considered that the identity and 

distinctiveness of the settlement would be unacceptably compromised. Therefore, there 

is no conflict in this instance with this policy, or Core Strategy Policy 19.  Should it be 

considered that a conflict exists, given the absence of a 5 year housing land supply, the 

presumption in favour of sustainable development is engaged, and Policy EN1 can be 

considered out of date. 
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7.38. Policy EN8 Development and Heritage Assets indicates that proposals which affect a 

heritage asset or its setting will be permitted where they: 

 
i. Accord with national policy on the historic environment and the relevant Historic 

England guidance;  

ii. Take full account of the information and guidance in the Council’s Conservation 

Area Appraisals and Management Plans and other relevant policy guidance on 

the historic environment; 

iii. Make a positive contribution to the character and local distinctiveness through 

high quality new design that responds to its context;  

iv. Act as a catalyst for the regeneration of the area in accordance with the 

Council’s objectives for regeneration;  

v. Are accompanied by a satisfactory Heritage Statement that fully explains the 

impact of the proposal on the significance of the heritage asset and;  

vi. Sustain, conserve and, where appropriate, enhance the significance, 

appearance, character and setting of the heritage asset itself and the 

surrounding historic environment and where they have consideration for the 

following:  

a. the scale, layout, and appearance to the heritage asset and its setting; 

Preston Local Plan 2012-26  

b. the proposed use of the heritage asset being appropriate in relation to 

its significance 

 
7.39. As mentioned previously whilst assessing the scheme against Policy 16 of the Core 

Strategy, the development would not cause a detrimental impact to any heritage assets. 

This is supported by the accompanying Heritage Statement. It is therefore considered 

that the proposed development complies with Policy EN8.  

 

7.40. Policy EN9 points towards the Central Lancashire Design Guide SPD as the leading 

document regarding appropriate design principles. The application is submitted in outline 

and therefore the details of the design are yet to be established on the site. It is however 
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the intention that the proposals would result in a high quality residential development as 

set out in the Design and Access Statement and the final design will be aided by the SPD. 

 

7.41. Policies EN10 and EN11 look to conserve and enhance designated sites of ecological 

interest, protected species and the habitats of protected species. An ecological 

assessment of the site has been undertaken which found that with appropriate mitigation 

measures the development can be implemented without negative ecological impact of 

any significance.  It is anticipated that mitigation and appropriate precaution measures 

will form conditional requirements of any planning permission granted.  

 
Affordable Housing Statement 

 

7.42. Policy 7 of the Central Lancashire Core Strategy, Affordable and Special Needs: outlines 

the requirement for development to deliver affordable homes within residential 

developments. The policy states that within rural areas there is a contribution 

requirement of 35%, with a threshold set at proposals delivering 15 or more dwellings.  

 

7.43. The proposed development is being progressed jointly by both the land owner and 

Community Gateway Association.  As a result, the provision of affordable housing differs 

from a conventional development led by a housebuilder. The affordable housing element 

is anticipated to provide two and three-bedroom houses, all of which will meet the 

Nationally Described Space Standard.  This ensures all affordable homes have the space 

and quality to ensure they meet the need of households in the long term. A minimum of 

70% of the affordable homes will be provided for affordable rent and a maximum of 30% 

of the affordable homes will be provided for shared ownership. The provision of 

approximately 63 affordable dwellings will contribute significantly to Preston’s shortfall of 

affordable dwellings and represents a significant proportion of the projected affordable 

housing provision in the next three years. 

 

7.44. Whilst the exact details of the location, type and tenure of the affordable provision have 

yet to be determined, the need to meet the requirement is accepted. As a result the 

residential element of the proposals will include for the delivery of affordable units (45% 
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of the total number of units), though this is requested to be controlled by a suitably 

worded planning condition or provision within a S106.  

 
Open Space Assessment 

 

7.45. The Proposed Development will deliver 3.45ha of public open space. The development 

area at present contains a PROW and other links to the surrounding locations. As part of 

the proposals, these routes are to be maintained and enhanced, and a notable number 

of additional informal footpath and spaces are to be provided. Such improvements will 

almost certainly lead to increased usage of the open space.  

 

7.46. It is considered the above should meet the Council’s open space requirements, however, 

the matter can be discussed during the planning process and secured, like affordable 

housing, through a suitably worded planning condition or S106 agreement. 

  



 

Page / 32 

PLANNING STATEMENT 

ERECTION OF UP 140 DWELLINGS / BUSHELLS FARM, GOOSNARGH 

/8  MATERIAL CONSIDERATIONS  
 

 

National Planning Policy Framework 

 

8.1. The NPPF is a material consideration in planning decisions as per Paragraph 2 of the 

Framework and Section 38(6) of the Planning and Compulsory Purchase Act 2004.   

 

8.2. The NPPF sets out Government planning policies for England and how these are expected 

to be applied. The golden thread running throughout the NPPF is the Government’s 

presumption in favour of sustainable development (Paragraph 11) whereby 

developments which correctly balance the requirements of economic, social and 

environmental issues should be granted planning permission unless there are strong 

reasons that permission should not be granted. The NPPF also strongly supports 

economic and housing development. 

 
8.3. Sustainable development is broadly defined in Paragraph 8 of the Framework as having 

three overarching objectives: 

 

a) an economic objective – to help build a strong, responsive and competitive 

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

places and at the right time to support growth, innovation and improved 

productivity; and by identifying and coordinating the provision of infrastructure; 

 

b) a social objective – to support strong, vibrant and healthy communities, by ensuring 

that a sufficient number and range of homes can be provided to meet the needs of 

present and future generations; and by fostering a well-designed and safe built 

environment, with accessible services and open spaces that reflect current and 

future needs and support communities’ health, social and cultural well-being; and 

 

c) an environmental objective – to contribute to protecting and enhancing our natural, 

built and historic environment; including making effective use of land, helping to 

improve biodiversity, using natural resources prudently, minimising waste and 
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pollution, and mitigating and adapting to climate change, including moving to a low 

carbon economy. 

 

8.4. In terms of the economic benefits of the proposal, the development would make a 

positive contribution to housing land supply in the Preston City Council region and the 

settlement of Goosnargh. There would be a significant economic boost locally through 

the development of up to 140 new homes and the scheme would also support existing 

businesses and suppliers in the area during construction, contributing to the local 

economy. 

 

8.5. In terms of the social objective, the development would provide new homes and would 

contribute to general market availability, providing high quality new dwellings and add to 

the range of homes within the area. There would be a resulting boost to the housing 

supply within the area and this would be provided within a location which is suitable to 

support residential development. The site will deliver approximately 63 affordable 

dwellings, which is considered to be a significant benefit of the proposal and make a key 

contribution to Preston’s affordable housing supply over the next few years. Furthermore, 

the application site on the edge of Goosnargh is considered to be a sustainable location 

for this type of development, with local services within walking distance from the site and 

with strong links to public transport. This is enhanced further through the provision of 

additional pedestrian links from the site to these services, but also the links from the 

community to the site that will provide open space opportunities, but also parking 

facilities for existing residents of the village. 

 
8.6. The site itself is not considered to be of ecological significance, with no statutory 

ecological designations or protected species on the site. The vacant land would be 

redeveloped for an appropriate use which is complementary to the surrounding 

environment. The development is also not considered to cause any negative impact on 

heritage assets, as discussed earlier in this statement and within the accompanying 

Heritage Statement. Therefore, the environmental aspect of sustainability is met through 

this proposed development.  
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8.7. The NPPF has a strong focus on increasing the supply of new housing and Section 5 

promotes the Government’s objective to significantly boost the supply of new homes. 

The proposed development for up to 140  (45% affordable) new residential units will 

make a positive contribution to Preston's housing supply, which is of particular 

importance given that the Council cannot currently demonstrate a 5-year supply of 

housing, with a figure of only 3.24 years within the 2018 Housing Land Position 

Statement. As NPPF Paragraph 73 identifies, local planning authorities should identify a 

minimum of five years' worth of housing against their adopted housing requirement. 

Paragraph 11 states that relevant policies for the supply of housing should not be 

considered up-to-date if the LPA cannot demonstrate a five-year supply of deliverable 

housing sites. Therefore, applications for housing development should be looked upon 

favourably and in the context of sustainable development.  

 

8.8. Perhaps of most relevance to the application at hand is the alterations to the NPPF in 

relation to the manner in which house requirements are calculated. The NPPF now puts 

forward a standardised methodology for calculating housing supply. This methodology 

may well result in a reduction on Preston City Council’s annualised housing requirement 

which could have ramifications in relation to the Council’s ongoing housing land supply 

issues. However, for further guidance on this it’s important to look toward the ‘Housing 

Delivery Test Measurement Rule Book’ also published in July 2018, which provides clarity 

as to how the new housing requirements will be calculated. Paragraph 16 of the 

document outlines that: 

 
“Any new housing requirement will be used for the calculation of the Housing Delivery 

Test from the date that it becomes part of the development plan.” 

 
8.9. Consequently, even if the revised methodology for calculating housing supply results in 

a lower requirement, said requirement would not take affect until it formed part of the 

adopted Development Plan. As such, in line with Paragraph 11 and footnote 7 “those 

policies which are most important for determining the application are out-of-date”. 

Previously the aforementioned provision referred to the ’relevant polices’ being out-of-

date, this terminology was subject to significant legal scrutiny and it was established that 



 

Page / 35 

PLANNING STATEMENT 

ERECTION OF UP 140 DWELLINGS / BUSHELLS FARM, GOOSNARGH 

‘relevant’ had a narrow catchment and only related to those policies linked directly 

housing provision. With regard to the revised NPPF the amendment to refer to policies 

which are ‘most important’ is considered to have a significantly wider scope and would 

likely include policies such as EN1 – Development in the Open Countryside given that the 

policy is often the most relevant constraint which could preclude the granting of planning 

permission in rural locations. 

 
8.10. In short it is considered that at this time the revised NPPF has no ramifications on the 

Council’s current housing supply situation until such a time that any revision housing 

requirement is adopted as part of the Development Plan. As such, considering the 

proposals constitute sustainable development it is still considered the application should 

be approved without delay. 

 
8.11. Consequently, if a scheme is considered to deliver sustainable development and not have 

any adverse impacts that would significantly and demonstrably outweigh the benefits, 

guidance is clear that planning permission should be granted. It is considered that the 

proposal does comprise sustainable development in the context of Paragraph 11 and 

would not result in any adverse impacts in that respect. In particular: 

 
The Site is: - 

 

a) A large under-utilised area of land which functions as part of the settlement of 

Goosnargh; 

b) Within walking distance of a range of services and facilities; 

c) Well served by a regular and frequent bus services; 

d) Well located in relation to the strategic highway network with good vehicular 

accesses which can be further improved; 

 

The Proposed Development will:- 

 

e) Create 3.45ha of fully accessible green infrastructure with mechanisms for future 

maintenance; 
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f) Provide market and affordable housing to help meet need at a time where a 5 year 

housing land supply cannot be demonstrated by the Council; 

g) Provide community parking for existing facilities and residents within the village; 

h) Help to create significant local investment and employment opportunities;  

i) Be delivered without harm to neighbouring land uses, without adverse visual 

impact; and 

j) Provide sustainable development, consistent with the requirements of NPPF. 

 
8.12. Paragraph 78 and 79 considers proposed new dwellings in the countryside and states 

that: 

 

“To promote sustainable development in rural areas, housing should be located where 

it will enhance or maintain the vitality of rural communities. Planning policies should 

identify opportunities for villages to grow and thrive, especially where this will support 

local services. Where there are groups of smaller settlements, development in one 

village may support services in a village nearby. 

 

Planning policies and decisions should avoid the development of isolated homes in the 

countryside unless one or more of the following circumstances apply:  

 

a) there is an essential need for a rural worker, including those taking majority control 

of a farm business, to live permanently at or near their place of work in the countryside;  

b) the development would represent the optimal viable use of a heritage asset or would 

be appropriate enabling development to secure the future of heritage assets;  

c) the development would re-use redundant or disused buildings and enhance its 

immediate setting;  

d) the development would involve the subdivision of an existing residential dwelling; or  

e) the design is of exceptional quality, in that it:  

 

- is truly outstanding or innovative, reflecting the highest standards in architecture, and 

would help to raise standards of design more generally in rural areas; and  
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- would significantly enhance its immediate setting and be sensitive to the defining 

characteristics of the local area.”  

 

8.13. Matters relating to the rural economy remain pertinent given the site’s location in the 

open countryside adjacent to the Goosnargh settlement boundary. The revised 

Framework further qualifies such proposals in Paragraph 84 by outlining that: 

 

“Planning Polices and decisions should recognise that sites to meet local business and 

community needs in rural areas may have to be found adjacent to or beyond existing 

settlements and in locations not served well by public transport”. 

 

8.14. This is particularly relevant to the application at hand given that the site  has obvious 

and fundamental links to the settlement of Goosnargh but lies just outside the formal 

settlement boundary. Yet given it still represents a logical and low impact development 

plot it can be considered acceptable in the context of this provision, particularly given the 

restrictions to development to the west and south of the village which are covered by the 

Area of Separation designation, and the community benefits associated with the proposal 

(parking, green infrastructure and significant increase in affordable dwellings). 

 

8.15. The sentiment of National Policy in respect of development of the type proposed is for 

the main part reflected in Preston Local Plan Policy EN1, as well as Policy 1 of the Core 

Strategy. The development is as such considered consistent with Paragraph 79 of the 

NPPF.  

 

8.16. Section 9 of the Framework, Promoting Sustainable Transport, at Paragraph 109 states 

that development should only be prevented or refused on transport grounds where the 

residual cumulative impacts of development are severe. It is clear that this is not the 

case with the proposal before the Council. 

 

Conclusions 
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8.17. The proposed development would result in a valuable increase to the housing supply 

within the area through the development of up to 140 (45% affordable) new homes. The 

proposed scheme would be based on the eastern settlement boundary of Goosnargh and 

borders the settlement boundary on three sides. The scheme would not result in isolated 

new homes within the countryside and furthermore, allows for the natural progression to 

the village in an area outside of the Areas of Separation (Policy EN4), and on a site that 

has clear functional links to the village given the proximity of the main settlement, 

Whittingham and the redevelopment of the former Whittingham Hospital. Furthermore, 

these links can be maximised through the provision of additional pedestrian links which 

will fully integrate the site to the village and allow the existing community to take 

advantage of the provisions of the proposal.  

 

8.18. In summary, the site’s location links well with Goosnargh and should be perceived as 

having a clear functional relationship with the settlement, where residential development 

is supported under Policy 1 and Policy AD1(a). This statement has also demonstrated 

that the proposals would not cause any detrimental impact on heritage, ecology, 

transport or other technical matters which would warrant the refusal of the application.  

It is therefore considered that the merits of the proposal are considered to significantly 

outweigh any perceived harm caused by the development.  
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/9  CONCLUSIONS 

 

 

9.1. PWA Planning is retained by Mr G Gornall and Community Gateway Association to 

progress an outline planning application on land off Mill Lane, Goosnargh for the 

development of up to 140no. dwellings (45% affordable) and associated works. The 

proposed development would contribute to Preston’s housing land supply at a time when 

the Council cannot demonstrate a five-year housing land supply as required by national 

planning policy. 

 

9.2. The works would result in a number of key benefits which are deemed relevant to the 

determination of the application, namely: - 

 

o The site provides a high-quality residential development, which abuts the 

settlement of Goosnargh on three sides; 

 

o The site is located outside of the Area of Separation and therefore is the logical 

location for the extension of the village, 

 
o The site  has clear functional links with the existing settlement; 

 
o It would provide for a higher number of affordable dwellings than required by 

the Council’s planning policy, and as such would make an important 

contribution to the Council’s affordable housing provision over the coming 

years; 

 
o It would provide benefits to existing and proposed residents through improved 

pedestrian linkages from the site to the village that will allow access to facilities 

existing within the village, but also within the development in the form of 

community parking and green infrastructure; 

 

o It will provide support for existing businesses and suppliers in the area during 

construction, contributing to the local economy; and 
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o The Council’s lack of five-year housing land supply adds further weight in 

favour of the scheme and tilts the balance towards sustainable development.  

The scheme would provide a valuable contribution to the supply of new homes 

within a sustainable location for such development.   

 

9.3. This statement has demonstrated that the proposal is acceptable when considered 

alongside the Development Plan polices. The application represents acceptable 

development in the Open Countryside by virtue of its compliance with Policy 1 of the 

Core Strategy and Policies AD1(b) and EN1 of the Local Plan. The strategic development 

site which is positioned near to the application site further confirms the acceptability of 

the development in its location. This alongside the considered nature of the proposals 

infers it is permissible under Development Plan policy.  

 

9.4. This Planning Statement has reviewed the scheme against relevant Development Plan 

policy as well as other relevant planning guidance, including the National Planning Policy 

Framework and identifies broad compliance with relevant policies. Additionally, in respect 

of Paragraph 11 of the NPPF the relevant policies for the supply of housing cannot be 

considered to be up-to-date. As such, should the Council be minded to consider that 

there is a conflict with Policy 1, AD1b and EN1, given the Council cannot demonstrate a 

5-year housing land supply, planning permission should be granted unless any adverse 

impacts of doing so would significantly and demonstrably outweigh the benefits when 

assessed against the policies in the NPPF taken as a whole. 

 

9.5. The scheme is supported by relevant supporting drawn and technical information which 

demonstrate that there would be no harmful impacts resulting from the proposed 

development and hence no reason that planning permission ought not to be granted. In 

addition there are other material considerations which support the granting of planning 

permission and which should be afforded significant weight in the determination of the 

application.   
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9.6. For the reasons identified within this statement, it is considered that outline planning 

permission for the Proposed Development should be granted and the application is 

commended to the authority. 
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