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Dear Ben Sandover, 
 
I am writing on behalf of the Lancashire Branch of the Campaign to Protect Rural England 
(CPRE Lancashire) to strongly object to this application as it is believed in the context of 
national and local planning policy the planning balance of the proposal is entirely negative.  
   
Application number:06/2018/0732 : Outline application (major) for up to 111no. dwellings 
and associated works following demolition of 126A Whittingham Lane and with all matters 
reserved except for access at Land to the rear of 126A Whittingham Lane, Broughton, 
Preston, PR3 5DD 
 
CPRE believes a beautiful, thriving countryside is important for everyone, no matter where 
they live. Millions of town and city dwellers recharge their batteries with a walk or a bike 
ride in the local Green Belt, spend weekends and holidays in our National Parks, or enjoy 
fresh local produce. People who live in rural areas keep our countryside beautiful and 
productive. 
 
The countryside is unique, essential, precious and finite – and it’s in danger. Every year, a 
little more is lost forever to urban sprawl, new roads, housing and other developments. 
Rural shops and services are closing, and increasingly intensive farming is changing the 
character of the countryside. Climate change, too, will have serious impacts on the rural 
environment.   
 
Our ambition is for a beautiful and thriving countryside that’s valued and enjoyed by 
everyone.  We believe development should accord to national and local planning policies to 
achieve development that is truly sustainable.  
 
We set out our specific criticisms of the proposal below. 
 
 
 
 
 



 
 
Material Considerations 
 
Policy EN1 – Open Countryside 
 
The proposal is located on farmland in the middle of isolated countryside, which is covered 
by Policy EN1 – Open Countryside.  It is far from the nearest settlements of Broughton, at a 
distance of 1.6km, and Whittingham at 2.4km away.  Policy EN1 states that development 
(other than that permissible under Policies HS4 Rural Exception Affordable Housing and HS5 
Rural Workers Dwellings in the Open Countryside) is limited to (a) that needed for purposes 
of agriculture or forestry or other uses appropriate to a rural area including uses which 
diversify the rural economy; (b) the re-use or re-habitation of existing buildings; and (c) 
infilling within groups of buildings in smaller rural settlements.  
 
The proposal is contrary to Policy EN1 of the Local Plan. 
 
Policy EN4 – Areas of Separation 
 
The proposal is contrary to Policy EN4 - Areas of Separation, shown on the Policies Map of 
the Preston Local Plan 2012-26 Site Allocations & Development Management Policies 
Adopted 2 July 2015.  The area designated between: 

• Broughton and the Preston Urban Area 
• Goosnargh, Whittingham and Grimsargh 
• Grimsargh and the Preston Urban Area 

 
Development will be assessed in terms of its impact upon the Area of Separation including 
any harm to the effectiveness of the gap between settlements and, in particular, the 
degree to which the development proposed would compromise the function of the Area of 
Separation in protecting the identity and distinctiveness of settlements’.   
 
The harm to the area of separation is substantial.   
 
Strategic Housing Ambitions 
 
CPRE campaigns to protect farmland from unnecessary development, but where robustly 
justified, we recommend sustainable urban extensions benefit from full master-planning 
exercise and adequate developer contributions to ensure new communtiies are sustainable 
in the long term, and are based on integrated sustainable travel modes.  
 
CPRE is aware that Preston City Council agreed with the Government a City Deal initiative 
involving a strategic investment site on greenfield land to the north of the city to bring 
forward significant amounts of housing to respond to evidenced need.  CPRE is concerned 
that this proposal will further threaten land in countryside, causing needless acceleration of 
farmland and wildlife habitat loss in the Preston area.  In our view, there have been too 
many large scale ad hoc, speculative developments that have been allowed at planning 
committee, and at appeal.  We think that the cumulative impacts of locating new housing 
development in more isolated countryside away from the urban centre must be fully 
considered prior to further consents to major housing developments being given. 
   
This large scale proposal for housing is likely to undermine the Council’s ambitions for the 
City Deal sites, and what’s more make brownfield sites elsewhere in its geography much less 
viable.  The revised National Planning Policy Framework (NPPF) 2018 in Section 11 Making 



effective use of land sets out the Government’s ambition on brownfield.  Paragraph 117 
states “Planning policies and decisions should promote an effective use of land in meeting 
the need for homes and other uses, while safeguarding and improving the environment and 
ensuring safe and healthy living conditions. Strategic policies should set out a clear 
strategy for accommodating objectively assessed needs, in a way that makes as much use as 
possible of previously-developed or ‘brownfield’ land.”  The developer has not evidenced 
why they have not explored other options to deliver houses on allocated sites.  Therefore 
we we beleive this proposal is contrary to this policy. 
 
Re-assessment of the 5-Year Housing Land Supply 
   
The development is on a site that is not allocated in the Local Plan and includes farm fields.  
The 5-year housing land supply calculation must be updated to include the housing numbers 
from the sites allowed at appeal in April 2018, and more significantly, because it was based 
on a much higher Objectively Assessed Need (OAN).  In July 2018 the Government revised 
the National Planning Policy Framework and introduced a new method for calculating OAN, 
which substantially reduced (halved) Preston’s annual requirement to 225 dwellings.  On the 
basis of the revised figures, the Council can demonstrate more than five years supply.  
Therefore the lack of a five year housing land supply should not be invoked.  At the very 
least the Council must update its 5-Year Housing Land Supply Assessment.  
 
 
Timely implementation of planning permissions to tackle land-banking 
 
In accordance with Paragraph 76 of the Revised NPPF, 2018, for major development 
involving the provision of housing, local planning authorities should also assess why any 
earlier grant of planning permission for a similar developments did not start.   
 
Preston should consider if a developer has not progressed extant consents in a timely 
fashion (in wider Chorley and South Ribble too, if considering housing performance across 
the whole of Central Lancashire area).   
 
Localism 
 
Locally the proposals are unpopular, and CPRE has received a number of enquiries from 
concerned local residents.  The Localism Act 2011 places greater emphasis on local opinion 
on decisions relating to local communities.  The settlement of Whittingham and Goosnargh 
have been beseiged with speculative applications all predicated on the absence of a 5-year 
housing land supply.   
 
Whittigham Parish Council is opposed to the development on the grounds of material 
planning considerations, including that the safety of the highway for road and pedestrian 
users would be comprimised.  In addition the existing community infrastructure would be 
overwhelmed, such as schools, health care and retail offer, requiring people to have to 
drive outside of the area to access daily services. This would lead to unsustainable travel 
patterns and would cause congestion on the local road network.  In additional the 145 
houses are likely to overwhelm the existing infrastructure, such as for waste water.   
 
There is genuine mounting public frustration that the planning system is failing to deliver 
fair decisions relating to the spatial location of new communties, and concerning the 
adequacy of the infrastructure being delivered through developer contributions.  Many 
developers are witnessed to agree contributions in order to achieve consents, and then to 
later renege on affordable housing and other needed community infrastructure, claiming 



their margins will dip. It is worth noting that the annual returns of major housing developers 
have soared.  
 
Contributions and Obligations 
 
Without prejudice, should the application be approved by the Council, CPRE Lancashire 
believes that developers should be required through enforceable planning conditions and 
obligations to: 
 

• In accordance with Paragraph 76 of the Revised NPPF, 2018 to ensure that proposals 
for housing development are implemented in a timely manner, providing that 
development must begin within a timescale shorter than the relevant default period, 
where this would expedite the development without threatening its deliverability or 
viability.  
 

• Provide affordable housing in accordance with, and not less, that specified in the 
Local Plan.  The affordable homes must be built on site.   
 

• Highway safety improvements would need to be implemented to keep drivers,  
cyclists and pedestrians safe.  

 
• Provide adequate developer contributions for schools, health, bus services, and any 

other relevant community infrastructure.   
 

• Green Infrastructure must be adequate to ensure that wildlife has a place in the 
local area.    

 
• It is important that Public Rights of Way are maintained and public access to the 

countryside is retained.    
 
Once agreed, there should be very limited ability to renegotiate on developer conditions 
and obligations.  Any attempt to alter agreed conditions and obligations must be done with 
fully transparent viability assessments in the public interest. 
 
If you have any queries please do not hestitate to contact me.  
 
Yours sincerely  
 
 
 
 
 
Jackie Copley, MRTPI, MA, BA (Hons), PgCert 
Planning Manager 
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