
PRESTON CITY COUNCIL 
PLANNING COMMITTEE meeting 6th February 2020 
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. 

__________________________________________________________________________ 

Housing provision section and conclusions of reports 
The reports that refer to paragraph 12 of the Framework state that where a planning 
application conflicts with an up-to-date development plan, permission should not be 
granted.  However, the word ‘usually’ is missing from that sentence. Paragraph 12 actually 
states: “permission should not usually be granted”.    

__________________________________________________________________________ 

Agenda Item 5a: 06/2018/1180 
Land off Inglewhite Road & Halfpenny Lane 
Pages 37 - 58 

Changes: 

Section 3.5 Consultation responses 
Parks and Street Scene (Arborist) – The trees adjacent to Inglewhite Road are unlikely to 
require felling, however a group of trees (G1), adjacent to Halfpenny Lane, which are 
considered as Category A, are likely to require removal. The other trees outlined for felling 
are poor quality Category U trees and not suitable for retention. A row of Willow trees to the 
north may cause shading to proposed dwellings. 

County Education – Based upon the latest assessment, seek a financial contribution for 
6no. primary school places and 3no. secondary school places. 

Section 3.6 Analysis 
Housing Provision 
This section of the report refers to an appeal decision in the administrative area of South 
Ribble, a Council that shares its housing supply policy, being Core Strategy Policy 4, with 
Preston and Chorley. The appellant in that appeal has applied to the high court to challenge 
the appeal decision. The appellant, now the Claimant, contends that the decision is flawed 
and contains multiple errors. Notably, amongst other things, the Claimant considers the 
Inspector should have applied the tilted balance for very much the same reasons this 
Council had been doing prior to 13th December 2019. The Claimant considers the decision
should be quashed. It is therefore up to the Committee how much weight it attaches to the 
South Ribble appeal decision. It could take the view it should be given limited weight in view 
of the challenge or alternatively it could take the view it should be given full weight until the 
challenge has been resolved. The committee report was prepared before the challenge was 
issued and so the South Ribble appeal decision is given full weight in it. The 
recommendation is made on that basis. Officers consider that is how the Committee should 
proceed.  

Impact on residential amenity 
Since the publication of the report, the applicant has submitted an updated version of the 
odour assessment, which was provided as supporting information for this application. The 
updated version takes account of comments provided by the Council’s agricultural advisor, 
ADAS, and provides some updated technical inputs with regard to the modelling exercise. 
ADAS has reviewed the updated version of the odour assessment, and has concluded that 
this still demonstrates that odour emissions from the current buildings and those which 
benefit from planning permission at Belmont Farm would have a very high risk of adverse 
odour impacts upon the amenity of occupiers of the proposed residential development. 
ADAS again further advise that this is prior to factoring in any contributions from outdoor pig 



rearing activities. ADAS again make a recommendation to the Council that the proposed 
residential development should be refused planning permission on the basis of harmful 
odour levels upon the amenity of future occupiers, which the applicant has failed to 
demonstrate suitable mitigation measures for. 

Trees 
The Arborist notes that the trees adjacent to Inglewhite Road are unlikely to require felling, 
however a group adjacent to Halfpenny Lane, which are considered as Category A trees, 
would require to be felled in order to create the vehicular access. Whilst felling of Category 
A trees is regrettable, it is considered that an adequate landscaping scheme including 
mitigation tree planting would assist with offsetting the impact of such a loss. Subject to a 
suitable landscaping scheme at reserved matters stage, it is considered that this application 
would not have an unacceptable impact in this regard should the application be approved, 
and therefore would accord with Policy 18 of the Core Strategy and Policy EN10 of the 
Local Plan. 

Education 
County Education has advised that based upon the latest assessment, they would be 
seeking a contribution towards 6no. primary school places, and 3 no. secondary school 
places. The applicant has confirmed they would be agreeable to this contribution, which 
would be secured through a Section 106 agreement should planning permission be 
granted. The application therefore complies with Policy 14 of the Core Strategy.

No change to the recommendation. 
__________________________________________________________________________ 

Agenda Item 5b: 06/2019/0050 
Land north of Old Rib Farm 
Pages 59 - 82 

Changes 

Section 3.6 Analysis 
Housing Provision 
This section of the report refers to an appeal decision in the administrative area of South 
Ribble, a Council that shares its housing supply policy, being Core Strategy Policy 4, with 
Preston and Chorley. The appellant in that appeal has applied to the high court to challenge 
the appeal decision. The appellant, now the Claimant, contends that the decision is flawed 
and contains multiple errors. Notably, amongst other things, the Claimant considers the 
Inspector should have applied to tilted balance for very much the same reasons this Council 
had been doing prior to 13th December 2019. The Claimant considers the decision should 
be quashed. It is therefore up to the Committee how much weight it attaches to the South 
Ribble appeal decision. It could take the view it should be given limited weight in view of the 
challenge or alternatively it could take the view it should be given full weight until the 
challenge has been resolved. The committee report was prepared before the challenge was 
issued and so the South Ribble appeal decision is given full weight in it. The 
recommendation is made on that basis. Officers consider that is how the Committee should 
proceed.  

Impact on residential amenity 
Since the publication of the report, the applicant has submitted an updated version of the 
odour assessment, which was provided as supporting information for this application. The 
updated version takes account of comments provided by the Council’s agricultural advisor, 
ADAS, and provides some updated technical inputs with regard to the modelling exercise. 
ADAS has reviewed the updated version of the odour assessment, and has concluded that 
this still demonstrates that odour emissions from the current building and those which 
benefit from planning permission at Belmont Farm would have a very high risk of adverse 
odour impacts upon the amenity of occupiers of the proposed residential development. 
ADAS again further advise that this is prior to factoring in any contributions from outdoor pig 



rearing activities. ADAS again make a recommendation to the Council that the proposed 
residential development should be refused planning permission on the basis of harmful 
odour levels upon the amenity of future occupiers, which the applicant has failed to 
demonstrate suitable mitigation measures for. 

No change to the recommendation. 
__________________________________________________________________________ 

Agenda Item 5c: 06/2019/1032 
Ingol Golf and Squash Club, Tanterton Hall Road 
Pages 83 - 92 

Changes: 

Section 2.1 Conditions & Informatives 
Additional Condition 
3. Boundary treatment details 

Section 3.5 Consultation responses 
Parks and Street Scene (Arborist) – The retention of one of the three Category A trees 
which were previously proposed for removal is noted. The site would contain a good mix of 
established tree cover within the site and surrounding perimeters. Mitigation tree planting is 
required for the loss of the two trees. 

Parks and Street Scene (Landscape) – The retention of one of the three Category A trees 
which were previously proposed for removal is noted. Mitigation tree planting is required for 
the loss of the two trees. No objections regarding the wider landscape proposals. 

Publicity – One additional objection letter has been received, summarised as follows: 

•   The application disregards the footpath/cycleway, between Tanterton Hall Road and 
Wychnor, which runs through the northern boundary of the site, and which connects 
communities adjacent to and within the Ingol site; 

•   The redevelopment of this site offers an opportunity to integrate adjacent verge 
areas, which are currently neglected and overgrown, into the development. 

Officer comment 
Condition 33 of the hybrid planning application (06/2017/0757) requires the upgrading of 
pedestrian links through the site and to the adjacent public highway. This reserved matters 
application does not propose the closure or diversion of any public rights of way within the 
wider Ingol Golf Club site, and these are matters which were dealt with at the hybrid 
application stage. 

Section 3.6 Analysis 
Landscaping, Ecology and Trees 
The applicant has submitted further landscaping plans and supporting documents. The 
Council’s Landscape Architect is supportive of the proposed landscaping scheme across 
the site. Both the Landscape Architect and the Council’s Arborist welcome retention of one 
of the Category A trees out of the three previously proposed for removal. In light of this, it is 
considered that the landscaping of the site is appropriate, according with Policies 17 and 22 
of the Core Strategy, and Policies EN10 and EN11 of the Local Plan. 

No change to the recommendation. 
__________________________________________________________________________ 

Agenda Item 5d: 06/2019/1114 
Land to the rear of 248 Lightfoot Lane 
Pages 1 – 16 (additional reports pack) 

Changes: 



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

Defer the application. 

Officer comment 
The applicant has submitted a viability appraisal to demonstrate the proposal as submitted 
would not be able to provide the financial contribution towards the East West Link Road 
requested by County Highways. As such, extra time is required to allow the viability 
appraisal to be assessed independently.  

Change recommendation to defer the application. 
__________________________________________________________________________ 

Agenda Item 5e: 06/2019/1244 
Land off Garstang Road, Garstang Road, Bilsborrow 
Pages 93 - 116 

Changes: 

Section 3.5 Consultation responses 
County Highways: No comments received on the applicant’s updated Transport Technical 
Note. Any comments received following the publication of late changes will be reported to 
the Committee verbally.  

Section 3.6 Analysis: 
Housing Provision 
This section of the report refers to an appeal decision in the administrative area of South 
Ribble, a Council that shares its housing supply policy, being Core Strategy Policy 4, with 
Preston and Chorley. The appellant in that appeal has applied to the high court to challenge 
the appeal decision. The appellant, now the Claimant, contends that the decision is flawed 
and contains multiple errors. Notably, amongst other things, the Claimant considers the 
Inspector should have applied to tilted balance for very much the same reasons this Council 
had been doing prior to 13th December 2019. The Claimant considers the decision should 
be quashed. It is therefore up to the Committee how much weight it attaches to the South 
Ribble appeal decision. It could take the view it should be given limited weight in view of the 
challenge or alternatively it could take the view it should be given full weight until the 
challenge has been resolved. The committee report was prepared before the challenge was 
issued and so the South Ribble appeal decision is given full weight in it. The 
recommendation is made on that basis. Officers consider that is how the Committee should 
proceed.  

Traffic and Highway Safety 
Notwithstanding the above, the concerns raised by County Highways have indicated that a 
modelling exercise may identify spare capacity that could provide opportunities for further 
development. However until the outcome of the modelling is known, County Highways 
standby their position of concern. The Framework states that development should only be 
prevented or refused on highways grounds if the residual cumulative impacts on the road 
network would be severe. To date County Highways cannot evidence their concern relating 
to network capacity. Furthermore, the County Highways Engineer has indicated that the 
investigation may reveal spare capacity that could provide opportunities for further 
development. In such circumstances, the Council can not substantiate a reason for refusal, 
and there is no reason to delay the determination of the application, based on currently 
unsubstantiated concerns that County Highways have indicated may fall away.

No change to the recommendation. 
__________________________________________________________________________ 
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