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/1  INTRODUCTION  
 
 
1.1. PWA Planning is retained by Community Gateway Association (‘The Applicant’) to 

progress an outline planning application for a residential development (‘Proposed 

Development’) on Land North of Old Rib Farm, Halfpenny Lane, Longridge, Preston, 

PR3 2EA (‘Application Site’). This Planning Statement’s purpose is to assess and 

conclude on the acceptability of the proposal in terms of relevant national and local 

planning policy, along with any material considerations. 

 

1.2. The planning application is made to Preston City Council (the Local Planning Authority) 

as an outline application and relates to the red edge application site boundary defined 

by the Location Plan (drawing no. 3078_003). This application relates to a proposed 

development comprising the erection of 50no. dwellings and associated access.  

 

1.3. 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. This Planning Statement will look to demonstrate that 

the proposals accord with the provisions of the relevant policies of the Development 

Plan, and moreover that there are other significant material considerations which 

indicate that planning permission ought to be granted. In addition, the statement will 

seek to demonstrate that there are no technical reasons which could hinder the grant 

of planning permission. 

 

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

provides a description of the Proposed Development together with an appraisal of the 

planning merits of the scheme as a whole. This statement should be read in conjunction 

with the submitted application package, which includes the following documents: - 
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• 1 APP form, relevant certificates and notices; 

• Drawn information: -  

o Proposed Site Layout (ref. 3078_001 rev C); 

o Existing Site Plan (ref. 3078_002); 

o Location Plan (ref. 3078_003); 

• CIL Form; 

• Draft Heads of Terms; 

• Ecology Assessment; 

• Flood Risk Assessment and Drainage Strategy; 

• Heritage Statement; 

• Planning Statement (this document); 

• Phase 1 Land Contamination; 

• Transport Statement and; 

• Tree Survey with Impact Assessment. 

 

1.5. The aforementioned documentation reflects the validation requirements of Preston City 

Council (PCC). 
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/2  SITE DESCRIPTION   
 

2.1. The application site is located off Halfpenny Lane, west of Longridge and has a total 

site area of 2.77 hectares. The site comprises of agricultural land and adjoins land to 

the south which benefits from extant consent for the erection of 11no. dwellings (ref. 

06/2017/1048). At present a post and wire fence together with a row of trees and 

shrubs separate the two land parcels. To the west of the site is a new residential 

development of 6 dwellings, situated around a fishing lake. The north and east 

boundaries of the site are bound by mature hedgerows and trees beyond which are 

further agricultural fields. 

 

2.2. The surrounding area of the site is characterised by existing and proposed residential 

development and the site lies on the edge of Longridge with clear links to the 

settlement. The north side of Halfpenny is currently subject to four live planning 

applications relating to land located on either side of the application site which 

cumulatively seek permission for over 70 homes. Further to this Old Rib farm, a grade 

II listed farmhouse adjoins the site to the south as does the aforementioned extant 

consent for 11 dwellings. The opposite side of Halfpenny Lane, south of the 

development site, is fronted by residential development which is extends to 

Whittingham Road approx. 270m south-west, additionally Ashes Farm and Halfpenny 

Lane Farm lie to the south and north of the site respectively. The wider surroundings, 

particularly to the west and north-west is generally agricultural land, however the close 

proximity to other dwellings and to the centre of Longridge generates a semi-rural 

outlook.  

 

2.3. A location plan showing the site within its wider setting it provided with the supporting 

documents (drawing no. 3078_003) and for an aerial image of the site within its closer 

setting please see Figure 1 below. The blue edged line shows the location of the 

adjoining site with extant permission. 
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Figure 1: Aerial image showing the location of the site (not to scale) 

 

2.4. The site lies within a sustainable location for residential development, with a variety of 

local services and facilities easily accessible in Longridge, such as a bar/restaurant, 

primary and secondary schools, public houses, banks, hospitals, supermarkets and 

places of worship. The site is well connected by public transport, with various bus 

services accessible locally, a bus stop with frequent buses into Preston is located 

approximately 750m to the north east of the site on Chipping Lane. This service provides 

frequent and direct services to Longridge, whilst also offering services to surrounding 

settlements, Clitheroe and Chipping. The site location also allows for other sustainable 

methods of transport to be utilised; footpath 6-9-FP3 is located 175m from the site and 

Old Rib 

Phase 1 

Old Rib 

Phase 2 
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provides an additional link to Inglewhite Road, whilst footpaths 6-9-FP3 & 6-9-FP4 are 

also located locally to the site. Additionally, the Northern Loop cycle route (cycle route 

90), which encompasses a vast portion of central Lancashire, can be accessed 280m to 

the north east along Inglewhite Road. 

 

2.5. It is prudent to note at this point that the surrounding area is expected to experience 

significant residential expansion, with multiple planning permissions for dwellings along 

Halfpenny Lane and adjoining roads being granted in recent years. Moreover, a strategic 

housing site, Land North and South of Whittingham Road, Longridge (HS1.14) lies to 

the southeast of the site off Halfpenny lane, as identified within the Preston Local Plan 

2012-26. This is in the process of being built out and includes a supermarket. Figure 2 

below shows the site (outlined in red) in the context of neighbouring sites which either 

represent residential schemes which either are yet to be determined (yellow), benefit 

from extant residential planning consent (purple), are under construction presently 

(red) or have recently been completed (blue). 
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  Figure 2: Aerial image showing the neighbouring development plots. 

 

2.6. There are no ecological or landscape designations associated with the site. The site is 

located wholly within Flood Zone 1, where the risk of flooding is at its lowest and there 

are also no active Tree Preservation Orders associated with the site. With regards to 

heritage designations, there are no heritage assets within the application site, with the 

nearest listed building the Grade II listed Dun Cow Rib Farmhouse 60m to the south.  
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/3 PLANNING HISTORY    

 

3.1. The site and its immediate surroundings have been subject to a planning history search 

on the Preston City Council’s planning register. There are no past planning applications 

on the site itself, however the following applications in the nearby area are notable: 

 

• Ref 06/2018/1042 52no. dwellings with access off Halfpenny Lane and 

associated infrastructure, including pumping station following demolition of 20 

Halfpenny Lane. This was a full application that was approved at Planning 

Committee on the 29th of November 2018. 

 

• Ref 06/2018/0585 Reserved matters application (namely appearance, 

landscaping, layout and scale) for the erection of 83no dwellings with associated 

infrastructure and open space pursuant to outline planning permission 

06/2015/0876, approved on 8th October 2018 and adjoins the larger 190 no. 

dwellings site off Whittingham Road. 

 

• Ref 06/2016/0573 2no. detached dwellings. This application was for two 

dwellings to the rear of Greenacre and was approved 11th October 2016. This was 

amended by application ref. 06/2018/0223 also for two dwellings which was 

approved 5th July 2018.  

 
• Ref 06/2017/1048 11no. dwellings (comprising 5no. detached bungalows, 2no. 

detached dwellings, 2no. semi-detached dwellings and 2no. semi-detached 

bungalows). This application site adjoins the site to the south and comprises a 

redevelopment of the land at Old Rib Farm. Approved 15th March 2018.  

 
• Ref. 06/2016/0408 5no. dwellings and associated works. This site lies at 

Lyndhurst Farm and represents the redevelopment of the farm buildings to the 

north and the partial infilling of the lake and was approved 28th July 2016.   
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• Ref. 06/2014/0248 Outline application for residential development (Class C3) 

of 8.04 hectares of land for up to 190no. dwellings, with new highway access from 

Inglewhite Road, public open space, internal access roads, plus landscaping and 

associated infrastructure. This application represents a large residential scheme 

submitted on the allocated plot on the opposite side to Halfpenny Lane as the 

Application Site. The application was approved 30th June 2014 and is now being 

built out.  

 

3.2. Whilst other applications exist locally, there are no other applications evident from the 

planning register which are deemed relevant to the current proposals to which this 

planning application relates.  
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/4 PROPOSED DEVELOPMENT  
 

4.1. The Proposed Development comprises the erection of 50no. dwellings on the site. The 

Proposed Site Plan (ref. 3078_001 rev C) provides an indicative layout for the scheme 

and demonstrates how the following could be achieved on the site. The plan shows the 

site as comprising the following: 

 

• 10no. two-bed semi-detached dwellings; 

• 10no. three-bed semi-detached dwellings; 

• 14no. three-bed detached dwellings; 

• 10no. four-bed detached dwellings; and 

• 6no. five-bed detached dwellings. 

 

4.2. The site would be accessed through the first phase of development (ref 06/2017/1048) 

from the site’s southern boundary directly off Halfpenny Lane. This access point has 

already been adjudged as a safe and deliverable access point by LCC Highways as part 

of the previous application. The internal road, through the first phase, will remain 

unaltered from that consented as part of previous application though will now extend 

into the application site. This will not require any reconfiguration of consented units.  

 

4.3. Within the application site the indicative site layout shows the internal road to be circular 

with dwellings located around the periphery as well as centrally. The road then links 

back up with the previous phase of development using the previously consent 

connection to Halfpenny Lane as the sole point of access and egress. The pedestrian 

entrance will be from the access point off Halfpenny Lane through the first phase into 

the proposed development. To ensure road safety, rumble strips are being implemented 

at two points along the site’s central access through the first phase and this road would 

also be constructed to LCC Highways specification allowing for adequate visibility splays. 

The access would represent a safe arrangement which provides the necessary visibility 

splays and allows for access by refuse vehicles. The provided indicative layout shows 
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the intention to provide footways along the internal road, ensuring the site is fully 

traversable by users.  

 

4.4. Although the application has been submitted in outline, the intention of the applicant is 

to deliver a scheme which responds to the vernacular and local character of the area. 

The mixture of house types proposed would result in a diverse residential development 

and the proposed scheme would contribute to the existing architecturally diverse street 

scene. This would provide alternate dwellings to the first phase of development, but 

still in-keeping with the area.  

 

4.5. The proposed landscaped area to the north will provide a managed open space on site, 

as well as a buffer to the agricultural fields to the north of the site. This area will also 

contain three ponds, to ensure the development complies with the conclusions of the 

submitted ecology report in making suitable provision for Great Crested Newts. 

 
4.6. Finally, it’s also pertinent to note that the Council are currently not in a position whereby 

they can demonstrate a sound supply of housing and as such Paragraph 11 of the 

National Planning Policy Framework (2018) (NPPF) is engaged. Consequently, the 

policies most relevant to the application can be considered out of date and proposals 

for residential development should only be refused whereby the adverse impacts of 

doing so would significantly and demonstrably outweigh the benefits of doing so. 

 
Affordable Housing Statement 
 

4.7. Core Strategy 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 policy 

sets out the minimum site size threshold will be 15 dwellings but a lower threshold of 5 

dwellings is required in rural areas. This is subject to site and development 

considerations including financial viability and contributions to community services.  
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4.8. It is proposed that the development would deliver the full requirement for 35% 

affordables on-site.  The tenure mix has not yet been established but the applicant 

would welcome input from the Council as to what would be the preferable arrangement.    

 
Sustainability Statement  

 
4.9. There has been much consideration placed on the siting and scale of the development 

to ensure the dwellings sit well within the existing surroundings and allow for adequate 

space to be provided without over intensifying the use of the site. Therefore, it is 

considered that the proposals make efficient use of the available land to deliver a high-

quality residential scheme.  

 

4.10. Consideration was given to the sustainability of the site’s location and it was established 

that adequate provision is in place to serve the proposed dwellings. The site lies on the 

edge of the settlement of Longridge, with a variety of local services available within 

walking distance and access to public transport is thought to be acceptable. 

 
4.11. The proposal would deliver high-quality homes which will be constructed in full 

accordance with the relevant building regulations. The code for sustainable homes has 

now been retracted, in relation to this the Council have in other instances attached a 

condition which requires the development to meet the equivalent level of efficiency. 

The applicant is more than happy to accept such a condition and moreover this 

equivalent level of efficiency is now required by updated building regulations in any 

event. 

 
4.12. This scheme looks to retain as much of the existing features as possible and where 

appropriate looks to enhance the site to ensure its ecological value is preserved and the 

impact mitigated against.  Discussion of the proposal with regard to the NPPF and the 

definition of sustainable development can be found in Section 6.  
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Waste Management, Refuse and Recycling Statement 

 
4.13. The proposed dwellings will provide adequate space for the required waste and 

recycling bins in line with the assumed requirements of the future residents. 

 
4.14. The proposed access outlined in the plans/drawings, which accompany this submission, 

will provide adequate room and facilities to allow the site to be served by refuse 

vehicles. 

 
Utilities Statement and Foul Sewage Assessment 

 
4.15. It is thought that utility supplies can be accessed and that there is capacity to serve the 

Proposed Development within the existing networks. As outlined in the supporting 

documents other dwellings exist locally to the site and the settlement of the Longridge 

is located a short distance to the south which infers significant facilities exist locally. 

Further to this site is accompanied by a drainage assessment which outlines how such 

matters will be dealt with. 

 

Mineral Safeguarding Statement 

 

4.16. The southern half of the site falls within a Minerals Safeguarding Area, as designated 

under Policy M2 of the Joint Lancashire Minerals and Waste Local Plan. It is not deemed 

necessary for a full minerals resource assessment to be undertaken due to the following: 

 

• it would be wholly impractical to extract any minerals given the site’s sensitive 

surrounding land uses; and 

• given the Application Site is constrained by development other land would have 

to become available in order to facilitate any extraction of worth. 
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4.17. Expanding briefly on these matters, the site lies in a suburban location, with residential 

dwellings within close proximity, lying adjacent to the settlement of Longridge. Given 

these short distances, it is considered highly likely that the level of noise impacts 

associated with mineral extraction at the site would contravene the policies detailed in 

the NPPF and Noise Policy Statement for England (NPSE – March 2010). What is more, 

any emissions from extraction activities occurring on site are likely to impact on nearby 

residential receptors to an unacceptable degree. It is considered that the most significant 

potential air quality impact would be associated with dust emissions from mineral 

extraction works.  

 

4.18. In summary, therefore, given the potential significant risk of impacts, the Application Site 

is unlikely to be considered a suitable location for mineral extraction. Based on the 

sensitive (residential) nature of the adjacent land uses of the site it is considered that it 

would be commercially unviable and environmentally unacceptable to extract minerals 

from the site. 

 
Statement of Community Involvement  

 
4.19. The application for a proposed 50no. dwellings is made in outline, with only an indicative 

layout of the scheme submitted to the Local Planning Authority. Therefore, details of the 

proposed development in terms of house types and layout are purely indicative at this 

stage. It therefore has not been deemed appropriate to discuss the details of the scheme 

with the community or other stakeholders prior to the submission of the application.  

 

4.20. Any interested parties such as local residents or Councillors will have the opportunity to 

formally comment on the proposals to the Local Planning Authority during the 

application’s consultation process. PWA Planning and the applicants, where necessary, 

will respond to comments raised either during the determination of this application or 

through the Reserved Matters stage.   
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Crime Impact Statement 

 
4.21. In order to create a safe environment for residents, reduce the risk of crime and disorder 

and reduce demand on local policing resources with calls for service, it is suggested that 

the development be built to the police preferred security specification Secured by Design 

‘Homes 2016’.  Security measures recommended for this development are made below:  

• Cul de sac layouts are recommended for housing schemes with one vehicular 

entrance in and out to reduce the opportunities for crime. This layout adheres to 

such a suggestion thus making it harder for an offender to enter and exit the site 

having committed an offence.  

• Where possible all footways must be well overlooked from the dwellings. Fencing 

should be fitted with a trellis topping where it borders the public footpath to allow 

some element of supervision. 

• Lighting is required to each dwelling elevation that contains a door set. This 

includes the communal entrances to the apartment blocks and the emergency 

exits. Photoelectric cell ‘dusk until dawn’ fitments are recommended. Good, even 

coverage of street lighting will enable views within the development when natural 

light is minimal and should be certified to BS 5489:2013. 

• Landscaping should be designed so that trees and large shrubs will not grow to 

obscure lighting columns or impede natural surveillance as they mature or be 

utilised as a climbing aid to the rear of dwellings. Landscaping at the front of 

dwellings should be maintained below 1m high. 

• Boundary treatments should be 1.8m high close boarded timber fence at the side 

and rear of the plots. A 1.8m high lockable gate should be fitted as close to the 

front of the building line as possible to restrict access to the side and rear of the 

dwellings. Where properties adjoin open spaces for example, the landscape 

buffer, fencing height could be increased to 2m high. A large proportion of 

burglaries occur whereby the offender gains entry into the property via a side or 

rear ground floor door or window making a gate restricting access to the rear an 

important security measure. 



 

 
 
 
 
 
Page / 17 

PLANNING STATEMENT 
OLD RIB FARM PHASE 2 

 

• All external doors (including patio, bi-folding, French doors etc.) must be certified 

to PAS 24:2016 or an alternative accepted security standard, such as LPS 1175. 

This is a requirement of Building Regulations Approved Document ‘Q’. 

• If access to dwellings can be gained via an interconnecting door set from the 

garage the door set must also be certified to PAS 24:2016 or an alternative 

accepted security standard. This is a requirement of Building Regulations 

Approved Document Q. 

• All ground floor and other accessible windows must be certified to PAS 24:2016 

security standard in compliance with Building Regulations Approved Document 

‘Q’. Glazing should be laminated, and all units should include key operated window 

‘restrictors’ to reduce the opportunity of ‘sneak-in’ type thefts. 

• An intruder attack alarm should be fitted to each dwelling or alternatively a 13-

amp non-switched fused spur. If intruder attack alarms are fitted to plots as 

standard, the system should include a mixture of PIR motion detectors internally 

and impact sensors fitted to doors and windows. This means that the alarm will 

activate if forced entry is attempted on ground floor doors and windows. 

• Utility meters should be located as close to the front elevation as possible, so 

access into secure/private areas is not required to read the meters. 

• Garages and sheds should not have windows as they provide a view of valuables 

stored inside and another opening that could be forced by an intruder to gain 

access. 

 

Site security – Construction phase 

4.22. There have been reported thefts and burglaries at construction sites across Lancashire. 

High value plant machinery, hand and power tools, lead and metal piping and insulation 

materials have been stolen, with some of these items used to commit further offences. 

This is placing additional demand on local policing resources. The site must be secured 

throughout the construction phase with adequate security measures, including a; 
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• Robust 2.4m high anti-climb weld mesh perimeter fence with matching lockable 

gates; 

• Monitored alarm system (with a response provision) for site cabins where tools, 

materials and fuel could be stored; 

• Monitored and/or recorded HD digital colour CCTV system, accredited with either 

National Security inspectorate (NSI) or Security Systems & Alarm inspection Board 

(SSAIB) approval. Any onsite CCTV recording equipment must be stored securely 

and located within an alarmed building/cabin. 
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/5        TECHNICAL CONSIDERATIONS   
 

 

5.1. This planning application is supported by a number of technical reports which 

demonstrate that the proposed development is capable of being implemented without 

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

 

Transport 

5.2. At the time of writing this report the finalised Transport Assessment had not be 

complete and consequently this Statement does not offer any commentary on the 

conclusions made. Notwithstanding this a Transport Assessment has been included as 

part of the supporting documents associated with this statement.  

 

Land Contamination 

5.3. With regards to land contamination, the supporting Phase 2 Geo-Environmental Site 

Assessment considers the potential contaminated land and geo-technical issues 

associated with development of the site for residential purposes.  Intrusive ground 

investigations were undertaken with the results informing a number of 

recommendations in relation to the future construction of any dwellings. Overall there 

are no constraints on site which would prevent it coming forward for residential 

development. 

 

Flood Risk and Drainage  

5.4. The application is supported by a Flood Risk Assessment and Drainage Strategy which 

has assessed the proposed development.  

 

5.5. The assessment considers that the risk of flooding in terms of fluvial, canals, reservoirs 

and other artificial sources, groundwater, sewers, pluvial runoff and from the 

development drainage is low. 

 



 

 
 
 
 
 
Page / 20 

PLANNING STATEMENT 
OLD RIB FARM PHASE 2 

 

5.6. In relation to drainage, it is intended that surface water runoff from the development 

site will be attenuated to pre-development runoff rates allowing surface water runoff 

generated by all rainfall events up to the 100-year critical rain storm plus 30% on 

stored volumes to discharge into the watercourse that lies along the site’s western 

boundary. Attenuation will be provided in the northern portion of the development site.  

 
5.7. Foul water from the development will be collected by a piped system to an onsite 

packaged sewage treatment plant before being discharged into the watercourse.  

 

Ecology  

5.8. An Ecological Assessment accompanies this planning application. The Ecological 

Assessment reports the findings of desk and field studies of the site, including an 

Extended Phase 1 Habitat Survey and species-specific surveys for bats, amphibians 

(great crested newt eDNA) and badgers. 

 

5.9. The survey concluded that the main body of the site is made up of species -poor, 

improved grassland with a mosaic of rank grassland and tall-ruderal vegetation at the 

site margins. Equally whilst the mature hedgerows and trees along the site boundaries 

offer some optimal habitat for breeding birds and foraging bat, these features will not 

be affected by the proposals. 

 
5.10. The main constraint associated with the site are Great Crested Newts. With regard to 

this it should be noted that no water bodies suitable for Great Crested Newts exist 

within the site, however such a pond is located within 95m. In response to this the 

scheme includes specific mitigation in the form of three new ponds and the provision 

of further optimal habitat. As such the ecological report was able to reach the following 

conclusion: 

 
“It is reasonable to conclude that, with adequate mitigation to compensate for the 

minimal loss of semi-natural habitat, the implementation of several relatively minor 
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precautions in respect of breeding birds and bats, and the proposed mitigation and 

habitat compensation scheme in respect of great crested newts, there will be no 

negative ecological impact of any significance resulting from proposals to develop the 

site.” 

 
Arboriculture 

5.11. The planning application is accompanied by a Tree Survey and Arboricultural Impact 

Assessment (AIA). The tree survey found that quality of trees varied across the 

development site. A total of 7no trees and 5no groups of trees were recorded during 

the survey. Of these, three trees are category A (T4, T5 and T7) meaning they have 

high quality and value. Only Group Four were considered unsuitable for retention, with 

the remaining features being a mixture of B and C categories. 

 

5.12. As set out in the AIA, the proposed development would only see the loss of one group 

of trees, and this was the group which had already been considered unsuitable for 

retention. Consequently, the development proposals are not considered to induce any 

adverse impacts in relation to arboricultural matters. The report makes a number of 

recommendations regarding the protection of all retained trees and such measures will 

be adhered to. 

 
Heritage 

5.13. At the time of writing this report the finalised Heritage Assessment had not be complete 

and consequently this Statement does not offer any commentary on the conclusions 

made. Notwithstanding this a Heritage Assessment has been included as part of the 

supporting documents associated with this statement.  
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/6  PLANNING POLICY CONTEXT 

 

6.1. Section 38 (6) of the Planning and Compulsory Purchase Act 2004 requires that:  

 

“Where in making any determination under the Planning Acts, regard is to be had to 

the Development Plan, the determination shall be made in accordance with the plan 

unless material considerations indicate otherwise.” 

 

Development Plan 

6.2. The Development Plan for the Application Site 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 

(2018), National Planning Policy Guidance (NPPG), and any local supplementary 

planning guidance documents considered relevant to the proposal. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Figure 3: Extract from Preston’s Local Plan 
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Central Lancashire Core Strategy (2012) 

6.3. The following Central Lancashire Core Strategy policies are considered relevant to this 

application:  

 

• Policy 1 – Locating Growth 

• Policy 3 – Travel 

• Policy 4 – Housing Delivery 

• Policy 5 – Housing Density 

• Policy 6 – Housing Quality 

• Policy 7 – Affordable and Special Needs Housing 

• Policy 17 – Design of New Buildings 

• Policy 21 – Landscape Character Areas 

• Policy 22 – Biodiversity and Geodiversity 

 

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

area. Part (b) of the policy details Longridge as a Key Service Centre where land within 

Central Lancashire may be required to support development within Ribble Valley. Part f 

of the policy relates to smaller villages, substantially built up frontages and Major 

Developed Sites. Within these areas the policy states that development will “typically 

be small scale and limited to appropriate infilling, conversion of buildings and proposals 

to meet local need”. 

 

6.5. Policy 3: Travel is not particularly developer focused, it looks to outline the best 

approach in order to facilitate a general improvement in travel options and quality of 

services. The policy does however promote the improvement of “safe and secure” urban 

and rural footways and paths. 
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6.6. Policy 4: Housing Delivery sets out the minimum housing requirements for the 

Central Lancashire local authority districts. With regards to Preston, the policy sets out 

that there is a minimum requirement of 507 dwellings pa. 

 

6.7. Policy 5: Housing Density seeks to secure densities of development which are in 

keeping with local areas and will not have detrimental impact on amenity, character, 

distinctiveness and environmental quality of an area. The policy also promotes making 

efficient use of land. 

 
6.8. Policy 6: Housing Quality looks to promote targeted growth, directing development 

to places of need and re-use of existing housing. Equally the policy places emphasis on 

“facilitating the greater provision of accessible housing”. 

 
6.9. Policy 7: Affordable and Special Needs Housing aims for market housing schemes 

within rural areas to provide 35% affordable housing. This policy states that the size 

threshold for affordable is 10 dwellings, whist in rural areas there is a threshold of 5 

dwellings. It should be noted that whilst the policy is still relevant, the appropriate 

thresholds for the provision of affordable homes have since been superseded by those 

detailed in the NPPF. 

 
6.10. Policy 17: Design of New Buildings outlines that consideration will be given to a 

detailed list of criteria that includes siting, amenity impact, existing features and build 

quality. This policy states that the provision of landscaping is an integral part of 

development and also promotes the provision of public open space. Whilst Policy 21 

Landscape Character Areas requires development to be appropriate and integrate 

well into the existing landscape character type.  

 
6.11. Policy 22: Biodiversity and Geodiversity seeks to conserve, protect and seek 

opportunities to enhance biological assets of the area. The policy states this will be 

achieved using three separate measures: 
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1. Promotion of conservation and enhancement of biological diversity; 

2. Actively seek opportunities to conserve, enhance and expand ecological 

networks; and 

3. Safeguard geological assets. 

 

Preston’s Local Plan (2015)  

6.12. The following policies are considered to be relevant to the determination of the 

application, however they will be afforded weight in accordance with their consistency 

with the NPPF and this is discussed further in the Material Considerations portion of the 

section: 

 

• V1 - Model Policy; 

• AD1 (b): Small Scale Development within Existing Villages 

• HS1: Allocation of Housing Sites; 

• HS3 - Green Infrastructure in New Housing Developments; 

• ST1 - Parking Standards; 

• ST2 - General Transport Considerations; 

• EN1 - Development in the Open Countryside; 

• EN9 - Design of New Development; 

• EN10 - Biodiversity and Nature Conservation; and 

• EN11 - Species Protection. 

 

6.13. V1: Model Policy states that when considering development proposals, the Council 

will take a positive approach reflecting a presumption in favour of sustainable 

development, similar to that detailed within the NPPF. This policy is of further pertinence 

given the Council’s current housing land supply position. 

 

6.14. AD1 (b): Small Scale Development within Existing Villages states that 

development will be permitted provided that: 
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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” 

 

6.15. HS1: Allocation of Housing Sites outlines the allocations shown in the proposals 

map and the number of dwellings expected to be delivered there. 

 

6.16. HS3: Green Infrastructure in New Housing Developments states that new 

residential development resulting in a net gain of dwellings will be required to provide 

sufficient public open space to meet the recreational needs of the development. 

 

6.17. ST1: Parking Standards details that all development proposals will provide car 

parking and servicing space in accordance with the Parking Standards adopted by the 

Council. Whilst the scale of the houses is not a matter put forward for determination it 

is assumed the dwellings would be required to provide either 2 or 3 parking spaces 

each. 

 
6.18. ST2: General Transport Considerations states that all development proposals will 

need to show that road safety and the efficient and convenient movement of all highway 

users is not prejudiced. Furthermore, it is important that it is demonstrated that access 

to sustainable methods of transport is catered for throughout the development. 

 
6.19. EN1 Development in the Open Countryside is relevant to the proposals given the 

site lies within an area designated as ‘Open Countryside’. This policy details that 
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development in such areas other than that permissible under polices HS4 and HS5 will 

be limited to: 

 

a) “that needed for purposes of agriculture or forestry or other uses appropriate 

to a rural area including uses which help to diversify the rural economy; 

b) the re use or re habitation of existing buildings; 

c) infilling within groups of buildings in smaller rural settlements.” 

 
6.20. EN9: Design of New Development 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. 

 

6.21. EN10: Biodiversity and Nature Conservation outlines that Biodiversity and 

Ecological Network resources will be protected, conserved, restored and enhanced, with 

priority given to protecting wildlife corridors and any ecological networks as well as “the 

ecology of the site and the surrounding area, (safeguarding existing habitats/features 

such as but not exclusive to trees, hedgerows, ponds and streams), unless justified 

otherwise”. Applications for planning permission will be considered with regards to 

“protecting, conserving, restoring and enhancing Preston’s ecological network and 

providing links to the network from and/or through the proposed development site.” 

 

6.22. EN11: Species Protection seeks to protect species that could be affected by 

development, unless the benefits of development outweigh the benefits of 

development.  

 

Material Considerations  

National Planning Policy Framework 2018 

6.23. The NPPF sets out the Government’s planning polices for England and how these 

should be applied. The golden thread running throughout the Framework is the 
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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. 

 

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

three overarching objectives; economic, social and environmental. 

 
6.25. Section 5 details the need to continually deliver a sufficient supply of homes. The 

section details guidance on affordable homes, small and median development sites and 

rural housing amongst other matters. This section represents the most up to date 

guidance on matters related to housing supply calculations and is particularly relevant 

given the Council are currently unable to demonstrate a sound supply of housing.  

 
6.26. Paragraph 84 within the following section (Building a strong, competitive economy) 

states: 

 

“Planning policies 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 that are not well served by public transport.” 

 

6.27. Section 6 of the Framework is concerned with building a strong, competitive economy, 

with specific guidance in relation to the supporting a prosperous rural economy. 

 

6.28. The Framework also offer guidance in relation to transport, making efficient use of 

land, achieving well-designed places and with regard to enhancing the natural 

environment. 

 
Other Relevant Local Guidance  

 
Central Lancashire Strategic Housing Market Assessment (September 2017) 
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6.29. This report was produced to understand the housing market dynamics within Central 

Lancashire and provide an assessment of future needs. The report details the housing 

market statistics for Preston City Council, Chorley Borough Council and South Ribble 

Borough Council. 

 

Housing Needs and Demand Assessment 2013 (December 2013) 

 
6.30. The purpose of this document is to assess all sectors of the housing stock and provide 

a comprehensive housing needs assessment across all tenures and sectors. Housing 

development is becoming increasingly focused around the Preston urban area. 

However, the document outlines that there remains a notable demand for rural 

properties, as evidenced by the below excerpt from page 116:  

 

“Of those rural households planning to move within the Preston boundary, all of them 

want to stay within the rural area; none would consider moving into the urban areas. 

This is not due to an opposition to urban living, but that urban living in Preston is not 

sufficiently attractive.” 

 
Central Lancashire Rural Development - Supplementary Planning Document (SPD) 

 

6.31. This document details the support the region will give to certain initiatives to sustain 

and encourage appropriate growth in the rural economy. The SPD acknowledges the 

varying types of settlements within the countryside and will be assessed based on the 

development's appropriateness. The proposed development can comply with the thrust 

of the main aims of the SPD, which includes to achieve thriving rural mixed 

communities and for development to take place which is sustainable and for existing 

rural services to be supported. 

 

Central Lancashire Design Guide Supplementary Planning Document (SPD) 
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6.32. This SPD looks to emphasise the importance good design plays in ensuring that 

proposals represent sustainable development, quality and local distinctiveness in the 

built environment. Its key objective is to raise the quality of design by supporting 

development which incorporates good design and best practice measures. Whilst the 

Proposed Development has been made in outline, the key principals of this SPD will be 

taken forward through the final design process of the proposals. 
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/7   PLANNING POLICY ASSESSMENT 

 

Principle of Development  

7.1. The site is currently allocated as Open Countryside in the Preston Local Plan.  A large 

portion of the site is also designated as a mineral safeguarding area.  

 

7.2. Core Strategy Policy 1 ‘Locating Growth’ aims to focus growth and investment on 

well-located brownfield sites, the Strategic Location of Central Preston, the key service 

centres of Chorley and Leyland and the other main urban areas of South Ribble.  The 

policy aims to protect the character of suburban and rural locations, whilst 

acknowledging that some greenfield development will be required on the fringes of the 

urban area.  In the context of Policy 1, Part (b) of the policy details Longridge as a Key 

Service Centre where land within Central Lancashire may be required to support 

development within Ribble Valley. It is considered that this point is applicable to the 

proposal as the site lies on the periphery of the undefined settlement within a residential 

location.  

 
7.3. Therefore despite it’s Open Countryside location, it is considered that part (b) is the 

appropriate section of the policy to assess the proposals against and not part (f) which 

relates to ‘other places’, where it is stated that development will typically be small scale 

and limited to appropriate infilling, conversion of buildings and proposals to meet local 

need, unless there are exceptional reasons for larger scale redevelopment scheme. 

Notwithstanding this, in the context of part (f) there still remains justification for the 

proposals given that the Council’s current housing supply situation infers there remains 

an overriding need for residential development. As such it is considered, in line with the 

policy, that exceptional reasons for larger scale redevelopment schemes do exist.  

 
7.4. Development within the Open Countryside is controlled by Policy EN1 of the Preston 

Local Plan. This policy seeks to restrict development to that needed for the purposes of 

agriculture or forestry or other uses appropriate to a rural area including uses which 
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help to diversify the rural economy; the re-use and re-habitation of existing buildings; 

and infilling within groups of buildings in smaller rural settlements. It is acknowledged 

that the proposed development conflicts with EN1. There are however important 

material considerations which are considered to override this conflict. 

 
7.5. The NPPF (2018) at Section 5 sets out the Government’s objective to significantly boost 

the supply of homes and ensure that a sufficient amount and variety of land can come 

forward where it is needed, and that the needs of specific groups are met. Additionally, 

as noted Policy 4 of the Central Lancashire Core Strategy sets out the housing 

requirement for the City Council in the period 2010-2026. This sets a minimum 

requirement of 507 dwellings per year over this period.  As per the Framework, the 

Council is required to maintain a 5-year Housing Land Supply (5yr HLS) of specific, 

deliverable sites.  

 
7.6. Preston City Council cannot demonstrate a sound 5-year Housing Land Supply. The 

Planning Inspectorate has recently determined two appeals in Broughton, Preston 

(Sandy Gate Lane and Key Fold Farm, references 06/2016/0736 and 06/2017/0097). 

Both appeals were allowed, and planning permission has been granted. In allowing the 

appeals, the Inspector concluded that the Council’s supply of housing land lies between 

3 and 3.5 years, therefore there is a very substantial shortfall. Whilst the Council have 

granted consent for a number of housing schemes since the above decisions, it remains 

our understanding that when considering deliverable sites, the Council remain in a 

position whereby there is a shortfall in housing numbers.  

 
7.7. Although the 2018 Framework sets out a standardised methodology for calculating 

housing land supply which has the potential to reduce the Council’s annualised housing 

requirement and therefore could have ramifications for the Council’s housing land 

supply issues, the standardised methodology is only applicable by default whereby a 

Local Authority does not have an up to date Development Plan (over 5 years old). Whilst 

the Core Strategy was adopted over 5 years ago, it is understood that in September 



 

 
 
 
 
 
Page / 33 

PLANNING STATEMENT 
OLD RIB FARM PHASE 2 

 

2017 Preston City Council entered into a formal memorandum of understanding with 

Chorley Borough Council and South Ribble Borough Council to agree to retain the 

distribution of the housing requirement as set out within the existing Central Lancashire 

Core Strategy. Meaning the annual housing requirement of 507 homes within Preston 

remained the relevant figure. By entering into the memorandum, the Council in effect 

have extended the life of the Core Strategy by a further 5 years. As such, any reduced 

requirement would now likely not come into effect until the Development Plan is formally 

updated, likely as part of a new Local Plan.  

 

7.8. Paragraph 11 of the NPPF is clear that where policies which are most important for 

determining the application are out of date, which includes where a local planning 

authority cannot demonstrate a 5 year housing land supply, the tilted balance is 

engaged whereby planning permission should be granted unless any adverse impacts 

in doing so would significantly and demonstrably outweigh the benefits, when assessed 

against the policies in the Framework taken as a whole.  

 
7.9. Considering the Framework in the whole, it is important to note that Paragraph 7 of the 

NPPF is clear that the purpose of the planning system is to contribute to the 

achievement of sustainable development.  At Paragraph 8 it is states that: “Achieving 

sustainable development means that the planning system has three overarching 

objectives which are interdependent and need to be pursued in mutually supportive 

ways (so that opportunities can be taken to secure net gains across each of the different 

objectives)”.  

 
7.10. The first objective is with regards to the economy, where the planning system should 

help to build a strong, responsive and competitive economy, by ensuring that sufficient 

land of the right type is available in the right places at the right time to support growth, 

innovation and improved productivity.  The second objective is a social objective where 

by the planning system should help to support strong, vibrant and healthy communities 

by ensuring that a sufficient number and range of homes can be provided to meet the 
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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.  Finally, 

an environmental objective, whereby the planning system should contribute to 

protecting and enhancing our natural, built and historic environment; including making 

effective use of land, helping to improve biodiversity, mitigating and adapting to climate 

change and minimising waste and pollution.  

 

7.11. The proposals would see the development of a parcel of land which benefits from clear 

links to the settlement of Longridge, in a location characterised by residential 

development.  The scheme would deliver up to 50no. new dwellings, of which the scale 

and appearance will be saved for a future Reserved Matters submission.  Given the 

nature of the scheme as a major development project, it is considered more than likely 

that before and during construction, the development would contribute to the local 

economy directly through the employment of local companies to facilitate the builds. 

This would include planners and architects/designers as part of the reserved matters 

process, local contractors involved in the physical build and the local supply chain 

through the provision of materials. Once occupied, new residents of the proposals would 

use and support the growth of local services. It is considered that the proposed 

development would therefore assist in achieving the economic aims of sustainable 

development.  

 
7.12. As demonstrated through the supporting documents which support this planning 

application, there would be no unacceptable impacts on the environment as a result of 

the proposed development, indeed it is considered that there are opportunities for 

biodiversity enhancement within the scheme. The proposed development therefore 

meets the environmental aims of sustainable development.   

 
7.13. The location of the site is considered sustainable in the context of the NPPF given it lies 

close to one of the main routes which links Longridge with the suburbs of north Preston 
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and indeed central Preston. Excellent transport links to the M6 and M55 are available 

via either Whittingham Lane or Preston Road providing easy access to Blackpool, 

Lancaster and routes through to Manchester.  The site sits close to bus route, cycle 

routes and as noted is in close proximity to a number of Public Rights of Way. 

 

7.14. In short, the existing baseline development alongside the adjacent strategic 

development site defined in Policy HS1 infer the proposal is acceptable in the context 

of the level of development in the immediate locality. The proposed development is well 

considered and relates well to the surrounding residential area providing desirable 

properties. It is considered that 50no. dwellings can be achieved on the site whilst 

providing sufficient amenity space for all proposed dwellings. This level of density would 

be appropriate for the site, reflecting the character and scale of the surrounding 

development. As demonstrated on the accompanying proposal, the proposal would 

relate well with the nearby properties off Halfpenny Lane.  

 
7.15. With regard to the provisions of CS Policy 7 it is the intention of the applicant to 

provide affordable units in line with policy requirements. The policy requires 35% of 

units to be affordable on schemes in the rural area meaning in this instance 18 of the 

proposed units will be affordable. 

 
Design and Technical Considerations  

 

Design 

7.16. As CS Policy 5 seeks to secure densities that are in keeping with the local area that 

will have no detrimental impact on the amenity, character and appearance of an area. 

At this stage, the layout of the proposals is in outline with the Proposed Site Layout 

demonstrating how the proposed number of units could be accommodated on site, 

together with areas of open space, landscaping features and drainage attenuation.  

 



 

 
 
 
 
 
Page / 36 

PLANNING STATEMENT 
OLD RIB FARM PHASE 2 

 

7.17. The final layout of the development with regards to the dwellings and quantity and 

layout of the proposed open space would take would be finalised through discussions 

with the Local Planning Authority at the Reserved Matters stage. 

 
7.18. CS Policy 17 and Local Plan Policy EN9 aim to ensure high quality design in new 

developments. The design of new development is expected to accord with the Central 

Lancashire Design Guide SPD and should take opportunities to make a positive 

contribution to the character and local distinctiveness of the area through high quality 

new design that responds to its context. These policies also require new development 

to take account of how landscaping contributes to the character and appearance of a 

local area. CS Policy 17 requires that the design of new buildings will be expected to 

take account of the local area, including through siting, layout, massing, scale, design, 

materials and landscaping. This policy also requires that the amenities of occupiers of 

the new development will not be adversely affected by neighbouring uses and vice 

versa, and that proposals should ensure that contaminated land and other risks are 

considered and addressed through appropriate remediation and mitigation measures.  

 
7.19. At this stage, the siting and design of individual dwellings as indicated on the submitted 

scheme are indicative and the final layout of the proposals would be subject to reserved 

matters application(s). The indicative design does however show how up to 50no. units 

could be achieved on the site and demonstrates that there would be sufficient amenity 

garden areas for each of the dwellings, including landscaping, parking and sufficient 

circulation space. The design of the dwellings is anticipated to be high quality, based 

on the occupier’s specifications. No conflict with CS Policy 17 or EN9 has been identified.  

 
Landscape and Visual Impact 

7.20. The scheme represents the development of a green field site and as such would result 

in an extension of residential development onto adjoining undeveloped land. 

Notwithstanding this the site represents a logical progression for development given the 

proposal is situated in a sustainable location adjoining one of the principal settlements 
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of the Ribble Valley Borough. Equally, adjudging by recent planning consents and live 

applications it’s evidently a place where development is being focused. 

 

7.21. In this context any perceived adverse landscape impacts would be far less significant 

than those generated on more isolated rural sites where logical development plots, like 

that proposed, may not exist. Moreover, the proposals include the retention of a large 

portion of the site for ecological mitigation inferring that views of the development site 

from north won’t represent a significant change from that which exists currently. 

 

Ecology 

7.22. CS Policy 22 aims to conserve, protect and seek opportunities to enhance and manage 

the biological and geological assets of the area, which is echoed by the aims within 

Local Plan Policies EN10 and EN11 which look to conserve and enhance designated sites 

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

ecological assessment of the site was undertaken which found that the site has limited 

ecological value, though a pond within 250m was shown to be used by Great Crested 

Newts. Consequently, a large portion of the site has now been safeguarded as ecological 

mitigation with the intention being to create 3 ponds and landscape the area in 

accordance with recommendations of the report. 

 

7.23. Consequently, it is considered that the proposed development offers opportunities for 

habitat enhancement and as such no conflict with the aforementioned policies has 

therefore been identified.  

 

Highways  

7.24. CS Policy 3 and Local Plan Policies ST1 and ST2 have regard to traffic and 

highways safety. ST2 requires that all development proposals demonstrate 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 
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cycle or foot and that, where practicable, existing pedestrian, cycle and equestrian 

routes are protected and extended.  

 

7.25. The application site is proposed to be accessed off Halfpenny Lane to the south of the 

site, which would provide a suitable access point for the proposed development.  

Internal roads and footpaths would serve each of the plots. In terms of parking 

provision, there is adequate room on site to accommodate garages and parking spaces 

in line with the Council’s requirements.  

 
7.26. The proposed development is considered to be well connected by public transport, with 

bus services running to Preston and Clitheroe from Chipping Lane, each of which offer 

wider transport connections with the former located on the West Coast Mainline 

providing rail services to numerous locations.  

 
7.27. It is acknowledged that the site is in an area where numerous other committed 

developments are located. It is however relevant that the Council have already 

adjudged this location as a sustainable location for development and that highways 

capacity has not proved determinative in relation to other local applications of similar 

and larger scales. The proposed development is considered to comply with the relevant 

policies in respect of highways.  

 

Flood Risk and Drainage  

7.28. CS Policy 29 aims to improve water quality and water management and reduce the 

risk of flooding. The planning application is supported by a Flood Risk Assessment (FRA) 

and drainage strategy. The site is located within Flood Zone 1, which is identified as 

land having a less than 1 in 1,000 annual probability of river or sea flooding. There are 

no recorded instances of flooding on this site and the FRA considered that the risk of 

flooding from all sources is low. The drainage strategy shows how the existing 

watercourse offers a viable drainage solution for the site without compromising 
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neighbouring land. The proposed development is therefore considered to comply with 

the provisions of CS Policy 29    

 

Residential Amenity 

7.29. Policy AD1 (b) of the Local Plan refers to development within existing villages. Within 

the Preston City Council area there is no defined settlement boundary for Longridge, 

mainly due to a large majority of the settlement falling within the Ribble Valley Borough 

Council area. Consequently, the proposed development is located within an area 

designated as Open Countryside. Despite this designation, given the site’s relationship 

to Longridge, it is considered that Policy AD1 (b) is relevant. 

 

7.30. The proposed residential development relates well with the neighbouring development 

within the site’s vicinity in terms of scale and density, ensuring that the house types 

provided are in keeping with the character of the area. The proposals can be achieved 

without the amenity of the existing residents within the site’s vicinity being 

compromised. The delivery of 50no. new dwellings can comfortably be accommodated, 

would be an efficient use of land and would not lead to over intensification. The proposal 

is therefore considered to be consistent with the requirements of Policy AD1 (b).  

 

Air Quality 

7.31. CS Policy 30 looks to improve air quality through delivery of Green Infrastructure 

initiatives and through taking account of air quality when prioritising measures to 

reduce road traffic congestion. The proposed development would not be impacted by 

nor give rise to unacceptable air quality impacts. As such there is no conflict with Policy 

30.  

 

The Planning Balance / Summary 

7.32. This section of the Planning Statement has succinctly detailed how the proposed 

development can be adjudged as acceptable in the context of the Development Plan 

and the Framework. In relation to development within the Open Countryside, regard 
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should be had for the site’s location on the periphery of Longridge thus engaging Part 

(b) of CS Policy 1. 

 

7.33. Given the position of the site adjacent to a major strategic location for new 

development and the Council’s lack of housing land, it is considered that development 

of this site is logical.  The proposed development would boost the supply of housing in 

the area resulting in significant economic and social benefits; whilst also supporting 

development within the Ribble Valley. Whilst some minor harm may result from 

development of a greenfield site, this adverse impact would not significantly and 

demonstrably outweigh the benefits of the scheme.  

 
7.34. Taking the above into account, it is considered that the principle of the proposed 

development is acceptable, there are no material considerations which indicate 

otherwise. Moreover, it is clear that in addition to being acceptable in principle there 

are also no technical matters which would preclude the granting of planning 

permission. As such the proposal can be considered a deliverable development site 

which in the short term will aid Preston City Council in boosting their housing supply. 
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/8   CONCLUSION 

 

8.1. PWA Planning is retained by Community Gateway Association to progress an outline 

planning application on Land North of Old Rib Farm, Halfpenny Lane, Longridge, 

Preston, PR3 2EA for the erection of up to 50no. dwellings and associated works.  

 

8.2. The site is located in an area characterised locally by residential dwellings and is 

considered to represent a logical location for new housing. The proposal is considered 

compliant with the trust of the Development Plan and although the site is currently 

designated as open countryside where development is not generally focused, the titled 

balance provided in Paragraph 11 of the NPPF is engaged given the Council’s lack of 

5-year housing land supply. The proposed development is considered to constitute 

sustainable development and the limited harm as a result of the scheme is not 

considered to demonstrably outweigh the benefits of the scheme which include 

significant social and economic benefits.  

 
8.3. There are no technical constraints which would preclude the development of this site 

for residential use.  

 
8.4. Given the above, the proposed development is considered acceptable and should be 

approved without delay.  
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