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Mr Ben Sandover Direct Dial: 0161 242 1414   
Preston City Council     
Development Management Our ref: P00961587   
Town Hall, Lancaster Road     
Preston     
Lancashire     
PR1 2RL 10 September 2018   
 
 
Dear Mr Sandover 
 
T&CP (Development Management Procedure) (England) Order 2015 
& Planning (Listed Buildings & Conservation Areas) Regulations 1990 
 
BUSHELL'S FARM, MILL LANE, PRESTON, LANCASHIRE, PR3 2BJ 
Application No. 06/2018/0884 
 
Thank you for your letter of 21 August 2018 regarding the above application for 
planning permission. On the basis of the information available to date, we offer the 
following advice to assist your authority in determining the application.  
 
Historic England Advice 
The grade II* Bushell’s Hospital was first built as a large house for William Bushell in 
the early 18th century. It was converted for use as hospital c.1745 on the bequest of 
his son Dr William Bushell and enlarged in the 19C.  Dr. William Bushell died in 1735 
and his will led to the whole of his estate being devoted to the founding of a hospital at 
Goosnargh, at or near the dwelling house of his late father, for "maintaining, 
supporting or providing for decayed gentlemen or gentlewomen, or persons of the 
better rank ... of the towns or townships of Preston, Euxton, Goosnargh, Whittingham, 
Fulwood and Elston, being Protestants ...".  An imposing building of classical style it is 
significant for its bold, early Georgian architectural composition, with historical 
associations with a number of important local patrons.  It is an example of a very early 
adaptation as a home for the elderly. The grade II* status of the house places it within 
the top 8% of listed building nationally. 
 
Bushell’s Hospital forms a prominent and important landmark within Goosnargh 
village.  Its immediate setting consists of informal mature gardens with well-maintained 
grounds of mature trees and shrubs within a grade II walled boundary. The grounds 
include a prominent grade II obelisk within the forecourt to the western entrance.  To 
the rear of the Hospital is the grade II* listed St Mary’s Church and nearby are the 
grade II Grapes Inn and (former) Bushell Arms.  The imposing church tower and 
further mature trees contribute to this important group of historic buildings and features 
within an attractive rural setting.  To the south of this group and in approaches along 
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Mill Lane, the setting is characterized by open views across fields and informal views 
from the village.  The relatively level topography and lack of high hedgerows means 
that these views are expansive and contribute greatly to the rural setting for both the 
Hospital and Church.  
 
This outline application relates to a proposed site to the immediate south of Bushell’s 
Hospital for the erection of 140 dwellings.  One of the points of access to the housing 
would be off Mill Lane to the SW of the listed building and opposite the boundary wall 
which encloses its grounds.  A masterplan for the development shows a proposed 
tree-lined avenue forming the access route to housing further to the south of the red 
line boundary of the site, with the area to the immediate south of the Hospital retained 
as open fields.   
 
The retention of the open fields to the south of the Hospital and Church would help to 
retain the open setting of this group and its rural character.  The access would have 
some impact and would need to be sensitively designed to respect the local character.  
Standardised visibility splays defined by intrusive curved concrete curbs and expanses 
of black tarmac would be inappropriate in this context and likely to cause considerable 
harm.  A more informal design incorporating roadside verges, hedgerows and 
footpaths would be desirable to mitigate the potential impact.  While plans have been 
submitted to show the access they indicate a very functional design without any 
meaningful consideration of the surrounding historic context. 
 
In relation to the new housing further to the south, the masterplan indicates the 
retention of fields between the Hospital and the new development to retain the rural 
and open setting.  Consideration has been given to landscaping the edge of the new 
housing, with the indicative layout providing hedgerows instead of a hard fenced 
boundary.  This approach would benefit from augmenting by tree species that would 
reinforce a parkland character and would help to mitigate the potential impact of the 
proposed housing. 
 
However we appreciate that there is no control within an outline application in relation 
to the precise layout and landscaping design, given that all matters apart from the 
access are reserved.  The indicative layout and landscaping proposals could, 
therefore, change at a later stage.  We would have concerns if housing development 
were to be proposed within the fields to the immediate south of the grade II* Hospital 
and Church, given the current red line boundary of the site.  Such later changes could 
cause much greater harm to the setting of the group than the current masterplan 
proposals within the application. 
 
In determining planning applications, local planning authorities have special duties with 
regard to preserving the setting of listed buildings under s66 of the 1990 Act.  
Developments should respond to local character and history, and reflect the identity of 
local surroundings and materials, while not preventing or discouraging appropriate 
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innovation (NPPF 127).  The NPPF emphasises that great weight should be given to 
the conservation of heritage assets and that the significance of an asset can be 
harmed by development within its setting (NPPF 193-4).  Any harm requires clear and 
convincing justification (NPPF 194).  We consider that the design has the potential to 
satisfy this policy and statutory context although uncertainty with regard to the precise 
layout may result in unjustified harm. 
 
Therefore, while we have no objection to the principle of development in heritage 
terms on part of this site, we do have concerns about the potential impact of the 
development on the grade II* Hospital and Church if houses are subsequently 
proposed on the northern-most part of the site at reserved matters stage.  We consider 
that the outline application and red line boundary gives insufficient control over the 
impact on the setting of this important group of heritage assets.  This may result in 
harm and be contrary to the above policy context.  If it is, indeed, proposed to retain 
the intervening fields largely as existing, we recommend that the red line be amended 
to include only the vehicular access and new footpaths and to exclude the remaining 
area of the fields from the development site.  Alternatively, we recommend that the 
further detailed plans on the proposed layout to exclude these fields from development 
are submitted for approval now rather than reserved for later consideration. 
 
 
Recommendation 
Historic England has concerns regarding the application on heritage grounds. 
 
Your authority should take these representations into account and seek amendments, 
safeguards or further information as set out in our advice. If there are any material 
changes to the proposals, or you would like further advice, please contact us. 
 
Yours sincerely 

 
David James 
Inspector of Historic Buildings and Areas 
E-mail: David.James@HistoricEngland.org.uk 
 
 
 
 


