
PRESTON CITY COUNCIL 
PLANNING COMMITTEE meeting 8 August 2019 
LATE CHANGES LIST 

Listed below are changes to the list of planning applications made as a result of additional 
information received since the publication of the agenda. 

__________________________________________________________________________ 

Agenda Item 5a: 06/2019/0050 
Land north of Old Rib Farm, Halfpenny Lane 
Pages 29-48  

Change to recommendation: 
That the item is deferred to allow for the consideration of further representations regarding 
the submitted odour assessment and discussions with the applicant. 

Agenda Item 5b: 06/2019/0169 
Land at (Grid Ref 597376) Inglewhite Road 
Pages 49-66 

Changes: 

Section 2 Decision recommended   
Amend the decision recommended in Section 2 to read as follows:  

1. Subject to a S106 obligation being secured for providing on-site affordable housing and 
the future maintenance and management of the public open space, planning permission 
be granted subject to conditions addressing those matters in paragraph 2.1. 

AND 

2. In the event that a satisfactory Section 106 obligation is not concluded by 16th August 
2019, or other agreed extension of time, delegate authority to the Director of 
Development to refuse planning permission on the grounds that the obligations which 
make the development acceptable have not been legally secured. 

Section 2.1 Conditions & Informatives 
Additional Conditions 
19. Scheme for water main survey and protection measures during and post construction 
20. Archaeological scheme of works and programme of recording to be submitted 

Section 3.5 Consultation Responses
United Utilities – Further to the previous response provided, United Utilities require further 
information regarding the exact location of the water main which crosses the site, and 
recommend an additional condition requiring details of the location of the infrastructure and 
any measures to protect and prevent damage during construction and post construction. 

County Education – Following further review, the education contribution for this 
development would be eligible for CIL contributions, and therefore no further financial 
contribution is sought towards primary school places. No financial contribution is sought for 
secondary school places.  

  Section 3.6 Analysis 
Impact upon heritage assets 

  Paragraph 199 of the Framework states that Local Planning Authorities should require   
developers to record and advance understanding of the significance of any heritage assets 
to be lost (wholly or in part) in a manner proportionate to their importance and the impact. 



County Archaeology has reviewed the submitted Archaeological Assessment, which has 
identified a site of archaeological potential, a former probably 18th century farmstead known 
as Gornall’s Farm which lay towards the northern end of the site. Regarding the 
investigation and recording of any features or deposits, County Archaeology recommends a 
condition securing a programme of archaeological work, and a condition to this effect is 
therefore recommended. 

  Utilities/Drainage/Flooding 
  Since the publication of the report, a further response has been received from United         

Utilities, who have requested further information be provided with regards to the siting of the 
water main which crosses the site, and a scheme to prevent damage to this infrastructure 
during and post construction. A condition to this effect is therefore recommended. 

   Education 
Since the publication of the report, a further response has been received from County 
Education, who have advised that following further review, the education contribution for 
this development would be eligible for CIL contributions. As this development would be CIL 
liable, no further financial contribution is sought towards primary school places. No financial 
contribution is sought for secondary school places. As the development is eligible for CIL 
contributions for education purposes, the application accords with Policy 14 of the Core 
Strategy. 

Financial contributions – Amend to: Planning Obligations 
Amend final paragraph as follows: 
The level of on-site affordable housing provision is considered to comply with the tests set 
out in Regulation 122(2) and the Framework as it would achieve a target of at least 30% of 
the total number of dwellings on the site and would ensure a range of different types of 
housing is provided. The provision of public open space is considered to comply with the 
tests set out in Regulation 122(2) and the Framework as it would provide on-site amenity 
space for the future residents of the development, which would otherwise not be provided. 

Planning balance – Compliance with the Framework 
Amend sixth paragraph as follows: 
The proposal would make an important contribution to the supply of housing, providing 
market and affordable housing on the site, in accordance with the policy requirement. 
Subject to conditions, there would be no unacceptable impact on protected species, flood 
risk and contamination. It would also achieve the required sustainability levels and would 
provide electric vehicle charging points. Subject to securing a Section 106 Agreement, the 
development would contribution towards provision of affordable housing on-site, and 
management and maintenance of on-site public open space. 

Section 3.9 Recommendation 
Change recommendation to read as follows: 

1. Subject to a S106 obligation being secured for providing on-site affordable housing and 
the future maintenance and management of the public open space, planning permission 
be granted subject to conditions addressing those matters in paragraph 2.1. 

AND  

2. In the event that a satisfactory Section 106 obligation is not concluded by 16th August 
2019, or other agreed extension of time, delegate authority to the Director of 
Development to refuse planning permission on the grounds that the obligations which 
make the development acceptable have not been legally secured. 



Agenda Item 5c: 06/2019/0253 
6 Marsh Lane 
Pages 67-80 

Changes: 

Section 2.1 Conditions & Informatives 
Additional Condition 
13. Scheme for rebuilding and making good rear wall of no. 68 Friargate to be submitted  

Section 3.6 Analysis 
Visual amenity 
The existing buildings on the site currently adjoin the rear wall of no. 68 Friargate. The 
proposed development would include demolition of those existing buildings, and the 
proposed building would be detached from no. 68. No details of repair or reinstatement of 
the rear wall to that property have been submitted, and therefore a condition is 
recommended to ensure that this is undertaken in appropriate materials and to a 
satisfactory visual standard. 

No change to the recommendation. 

__________________________________________________________________________ 

Agenda Item 5d: 06/2019/0512 
Red Rose House & Elizabeth House, 104 Lancaster Road 
Pages 81-92 

Changes: 

Section 2.1 Conditions & Informatives 
Informatives 
1. Greater Manchester Ecology Unit 
2. United Utilities 
3. County Highways 

Section 3.6 Analysis 

Affordable housing 

Paragraph 57 of the Framework states that it is up to the applicant to demonstrate 
whether particular circumstances justify the need for a viability assessment at the 
application stage. The NPPG states that such circumstances could include where 
development is proposed on unallocated sites of a wholly different type to those 
used in the viability assessment that informed the plan, where further information on 
infrastructure or site costs is required; where particular types of development are 
proposed which may significantly vary from standard models of development for 
sale (for example build to rent or housing for older people) or where a recession or 
similar significant economic changes have occurred since the plan was brought into 
force.  

The application is accompanied by a Residential Viability Appraisal (RVA) produced 
by Parkinson Real Estate in April 2019 which concludes that viability is a significant 
issue on the site, due to the expected costs of conversion and bringing the buildings 
back into an active use, and subsequent financial appraisals conducted as part of 
the assessment and finds that the scheme could not support the provision of 
affordable housing or any other Section 106 obligations.  



The RVA been independently assessed by a third party. The assessment took into 
consideration the cost of converting the buildings as well as professional fees and 
other costs.  

The independent assessment finds that once applied, the costs and revenues 
based upon the conclusions as outlined in the RVA, it is clear that applying 
affordable housing based upon 30% of the total units, even after applying the 
Vacant Building Credit, would generate a viability concern which results in the 
scheme generating a land value deficit. Taking out the affordable housing 
requirement, the land value returned would still be below what is considered as a 
viable scheme. The assessment therefore concludes that the site would not be able 
to support any affordable housing provision. 

Given the above, it is therefore considered the proposed development would be 
unable to support the provision of on or off-site affordable housing due to the high 
costs involved in converting the existing office buildings for residential use. It is 
considered the applicant has adequately demonstrated that the viability of the site 
would be comprised should affordable housing provision be required therefore it is 
considered the proposal as submitted would comply with Policy 7 of the Adopted 
Core Strategy, the Affordable Housing SPD, the Framework and NPPG in this 
regard.

No change to the recommendation. 
__________________________________________________________________________ 

Agenda Item 5e: 06/2019/0585 
Haydock Grange, Hoyles Lane 
Pages 93-100 

Changes: 

Section 3.5 - Consultation Responses 
County Highways – Following minor alterations to the site layout and confirmation of 
parking arrangements the submitted details are acceptable. 

Parks and Street Scene (Landscaping) – Following amendments to the landscaping 
scheme no objection has been raised.  

Section 3.6 Analysis 
Landscaping 
The Council’s Landscape Architect has reviewed the updated landscaping scheme and is 
satisfied that the scheme is now acceptable subject to the implementation of the submitted 
management and maintenance plan which will be controlled by condition. Subject to said 
condition the scheme is acceptable in accordance with Core Strategy Policy 17. 

Traffic and Highway Safety/Parking 
Following the initial comments received from County Highways the applicant has provided 
an updated highways plans and confirmed parking details. County Highways has reviewed 
this information and considers it acceptable in accordance with Adopted Local Plan Policies 
ST1 and ST2 and the Framework. 



Agenda Item 5f: 06/2019/0668 
Land fronting Bluebell Way 
Pages 101-106 

Changes: 

Electoral Ward Affected  
Should read as follows: 
Ribbleton and Preston Rural East 

Section 2.1 Conditions 
3. Development completed in accordance with Renewable Energy Assessment

Section 3.6 Analysis 
Energy Efficiency 
Policy 27 of the Core Strategy seeks to ensure that requires that all non-residential 
buildings achieve a sustainability rating equivalent to ‘Very Good’ of the BREEAM. 

The outline application did not include a sustainability statement but outlined the applicant’s 
intention to adopt energy efficiency standards within the development to exceed Building 
Regulations standards. This was considered acceptable and secured by condition requiring 
details to be submitted within a subsequent reserved matters application. The applicant has 
submitted a Renewable Energy Assessment which concludes that the building would meet 
the requirements of the conditions. As such the proposals are acceptable subject to a 
condition requiring the development to be constructed in accordance with the details 
presented within the Renewable Energy Assessment, in accordance with Core Strategy 
Policy 27. 

No change to the recommendation. 
________________________________________________________________________ 

Agenda Item 5g: 06/2019/0686 
Former Cottam Brickworks, Cottam Avenue 
Pages 107-116 

Changes: 

Section 3.6 Analysis 
Ecology and Biodiversity 
The applicant has provided further confirmation of the off-site compensation measures and 
advises that the works will be completed by the end of October 2019.  These works will 
involve the ploughing of the site at Fishwick Bottoms and seeding with wildflowers.  The 
emerging wildflower grassland and habitats will then be managed in accordance with the 
agreed Habitat Management Plan. 

No change to the recommendation. 
________________________________________________________________________ 

Agenda Item 5h: 06/2019/0743 
Land at Red Scar Industrial Estate, Longridge Road 
Pages 117-122 

Changes: 
Section 2.1 Conditions & Informatives/Further Information 
Recommended Conditions 
1. Hours of construction 08.00-18.00 Monday to Friday, 08.00-13.00 Saturday. 
2. Contaminated land remediation statement 
3. Cycling facilities 
4. Electric vehicle charging points 



Further Information is requested to seek clarification from the applicant as to whether short 
term hourly Air Quality Objective for Nitrogen Dioxide would exceed the Air Quality 
Objective over the limit of 18 times a year, which may trigger the need for an Air Quality 
Action Plan. 

Section 3.5 - Consultation Responses 
Environmental Health – Have requested consideration of air quality objective for Nitrogen 
Dioxide where businesses will be within affected area. Seek clarification on whether 
exceedance could breach the Air Quality Objective by exceeding the limit 18 times a year 
and therefore triggering the need for an Air Quality Action Plan. Conditions are 
recommended to be attached to any planning permission Lancashire County Council may 
grant relating to hours of construction, contaminated land, cycling facilities and the 
installation of electric vehicle charge points. 

Councillors Jonathan Saksena, John Browne, Philip Corker and Ron Woollam raised the 
following objections: 

• Environmental impact 

• Odour and dust impacts on local residents 

• Inadequate traffic management 

• Locality unsuitable for number of HGVs 

The following concerns were also raised but are not material planning considerations: 

• Insufficient consultation with local area by applicant 

• Differing explanation to issues given to residents and Cabinet and Ward Councillors 

• No proper technical or scientific advice available at the consultations 

• Planning Consultants dismiss problems with other similar plants (e.g. Runcorn) as 
being caused by the processes and equipment being out-of-date, but the facts do not 
bear this out 

• Projection of employment vary between documents 

• Tendency to try and locate processes like this in an area of high social deprivation 

Publicity: A total of 26 objectors have raised the following concerns: 

• Impact on the quality of the environment and specifically the nature reserve and 
ancient woodland as well as local wildlife 

• Noise pollution 

• Air pollution directly from the plant as well as cumulative impact with the motorway 
and subsequent health impact 

• Odour pollution 

• Poor design out of character with surrounding landscape and scale of existing 
buildings on Red Scar Industrial Estate 

• Adverse impact upon surrounding residential areas 

• Light pollution 

• Impact from vibrations during construction and operation  

• Increased traffic generation and highways safety 

• Inadequate infrastructure  

• Adequate parking needs to be provided 

The following concerns were also raised but are not material planning considerations: 

• Preston should be focused on green technology and battery storage 

• Property prices will be affected 

• Increase in vermin 

• Should be encouraging less waste and recycling not energy from waste facilities  

• Facility should be located by a railway line and waste transport by train rather than 
road 

• Already two waste sites at Red Scar 

• The previous North West developments report advised against incinerators in the 
area 

• Incinerators should not be used in high recycling area’s such as Preston 



• Contradicts the Waste Management Strategy for Lancashire Rubbish to Resources 
2008-2009. pg18 p3 

• An additional facility which will compete with similar facilities now available at 
Thornton and Grimsargh 

• Plant should not import plastic from outside the UK to burn 

• Concern raised that permission has already be granted as newt trap have already 
been laid at the site. 

As this application is a consultation only and Preston City Council is not the determining 
authority of the planning application submitted to Lancashire County Council, all 
representations received shall be forwarded to the County Council. 

Section 3.6 Analysis 
Neighbouring amenity  
Paragraph two and three should read as follows: 

Paragraph 7 of the National Planning Policy for Waste seeks to ensure that Waste Planning 
Authorities concern themselves with implementing the planning strategy in the Local Plan 
and not with the control of processes which are a matter for the pollution control authorities. 
Waste planning authorities should work on the assumption that the relevant pollution control 
regime will be properly applied and enforced. 

The closest residential properties are at Yew Tree Avenue approximately 440m to the west 
of the site, and Thornley Road, approximately 500m to the southwest of the site boundary 
both on the opposite side of the M6 motorway. Given the separation distances and the 
location of the motorway between the properties and the proposed site, the impact on 
residential amenity would not be unacceptable or significant as to warrant an objection 
being raised. In relation to neighbouring businesses within Red Scar, Environmental Health 
notes a potential risk to businesses from worst case scenario Nitrogen Dioxide levels which 
requires further assessment. They have also requested whether the consultants believe 
that this exceedance could breach the Air Quality Objective by exceeding the limit 18 times 
a year and therefore triggering the need for an Air Quality Action Plan. Subject to 
appropriate additional information being submitted there is no further objection raised by 
Environmental Health subject to conditions to cover construction hours, cycling facilities and 
the installation of electric vehicle charge points.

Change to the recommendation. 
No objection subject to the recommended conditions and requested further information as 
set out in section 2.1. 
________________________________________________________________________ 


