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1 INTRODUCTION 

Scope of this Statement 

This Planning Statement has been prepared in support of an outline planning 

application for the development of up to 145 dwellings on land north of 

Whittingham Lane, Goosnargh. 

The description of development is as follows: 

“Outline planning application for the erection of up to 145 
dwellings with public open space, landscaping and sustainable 
drainage system (SuDS) and vehicular access point from 
Whittingham Lane. All matters reserved except for means of 
access.” 

The application is a re-submission of application 06/2018/0867 which was 

submitted to Preston City Council (PCC) in August 2018 and refused in March 

2020. Further information regarding the planning history of the site follows at 

chapter 1.5. 

The Development Plan 

The starting point for the determination of this application is the development 

plan, comprising principally of: 

Central Lancashire Core Strategy (adopted 2012) 

Preston Local Plan (adopted 2015) 

Joint Lancashire Minerals and Waste Core Strategy (adopted 2009) and 

site allocations and Development Management (adopted 2013) 

The application site falls outside of the settlement boundary for Goosnargh 

and as such conflicts with policy EN1 of the Local Plan. However, this policy is 

inconsistent with the National Planning Policy Framework (the Framework) and 

is therefore out of date for the purposes of decision-making. Policies 1 and 4 
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of the Core Strategy, which are also among the “most important” for the 

determination of the application, are also out of date. Conflict with these 

policies should therefore be attributed limited weight. In circumstances where 

the most important policies for the determination of an application are out of 

date, the NPPF at paragraph 11d) states that permission should be granted 

unless the adverse impacts of the proposed development would significantly 

and demonstrably outweigh the benefits.  

As this Planning Statement illustrates, there are significant material 

considerations to support a decision other than in accordance with the 

development plan on this occasion. In accordance with paragraph 11(d) of the 

Framework, the development proposal clearly constitutes ‘sustainable 

development’. The proposed scheme is in conformity with the up-to-date 

policies of the development plan and the benefits which the development 

would bring would outweigh the harms. 

Site Location 

The 7.89ha site lies adjacent to the existing residential development on the 

western edge of Goosnargh, in the parish of Whittingham and comprises three 

fields in use as pasture. The northern field is separated from the southern fields 

by a ditch to the south west and south east, along with a treed hedgerow. The 

northern boundary of the top field is marked by an existing hedgerow and 

public footpath (6-5-FP 4), beyond which lie properties along Oakleaf Close 

and a further pastoral field. To the east, the field is bound by an existing 

hedgerow which separates the Site from the adjoining field. The western 

boundary of the site is marked by a mature treed hedgerow, with footpath 6-

9-FP 7 partially within the boundary of the site to the south before exiting the 

boundary at the top of the southern field. The eastern boundary of the 

southern field parcels abuts existing residential development along Highgate, 

Churchgate and Parkgate. The southern boundary is formed by a number of 
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mature trees, several of which are covered by Tree Preservation Orders, with 

Whittingham Lane immediately beyond. The southern field parcels are 

separated internally by gapped hedgerow with a small number of internal 

trees.  

The settlement lies approximately 6.6km to the north east of Preston City 

Centre, which offers a range of services, employment and transport links, 

including a railway station. From Preston it is possible to reach the centre of 

Manchester in 40 minutes.  

Measured from the centre, the site is situated within approximately 600m of 

the centre of Goosnargh and is therefore in walking and cycling distance of 

existing shops, services and employment opportunities in the village. The site’s 

proximity to key services and facilities is shown in Figure 3.8 of the Design and 

Access Statement (DAS).  

Scope of the Planning Application 

The outline planning application is seeking approval in principle for the 

development proposals. Together, the description of development, Design 

and Access Statement (DAS) and other supporting documents describe the 

nature and content of the development proposed.  

Details of the parameters of the development for which outline planning 

permission is sought are included within the DAS, ensuring that an appropriate 

level of information is provided on the scale, nature and general arrangement 

of the development proposed at the outset. 

This Statement is one of a suite of documents submitted to support this 

application and comprehensively demonstrates the suitability and 

sustainability of the site for development, as proposed. The following 

documents have been submitted in support of the planning application:  
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Development Framework Plan 

Design and Access Statement 

Landscape and Visual Impact Assessment 

Transport Assessment and Framework Travel Plan 

Ecological Appraisal & Update Note 

Arboricultural Assessment 

Phase 1 Preliminary Risk Assessment 

Flood Risk Assessment 

Foul Drainage Analysis Report 

Air Quality Assessment 

Noise Assessment 

Archaeological Desk Based Assessment 

Utilities Appraisal  

Statement of Community Involvement 

Planning and Affordable Housing Statement 

Socio-Economic Report 

Crime Impact Statement 

The information contained within the application documents is summarised in 

Section 3.3 and provides the framework for future, detailed reserved matters 

planning applications. 

This Planning Statement explains why development is needed in this location 

and the significant social, environmental and economic benefits that the 

proposal will bring to the area. It also confirms, drawing on the supporting 

technical information, that no significant and demonstrable adverse impacts 

to outweigh these benefits would arise as a consequence of the development.  

The Statement also explains the policy context, including how the proposed 

development complies with the Framework and why it is appropriate to bring 

forward development now at this site.  
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The Proposal  

The drawings submitted as part of this outline planning application for 

approval are: 

Location Plan (drawing number: 9281-L-01) 

Indicative Site Access Arrangements (drawing number: 2204-F01 REV 

J) 

The application proposal includes the following: 

Up to 145 residential dwellings (including 35% affordable housing 

delivered in accordance with current adopted planning policy); 

Structural landscape planting and the retention and positive 

management of key landscape features; 

3.79 ha of formal and informal open space (over 48% of the gross site 

outline application area), including a new area of allotments and a 

community orchard; 

A SuDS strategy to ensure that the flood risk to the surrounding area 

is not increased, nor is there any exacerbation of flooding downstream 

from the development; and 

New access arrangements, including vehicular access from 

Whittingham Lane and footpath links to Goosnargh Lane via the 

existing public right of way along the northern site boundary 

It is proposed that the site will be accessed from Whittingham Lane, via a 

simple priority junction.  It has been confirmed that the required visibility 

splays can be achieved and that the site access junction will operate 

comfortably within capacity in both the morning and evening peak periods 

with the proposed development traffic as demonstrated by the Transport 

Assessment (TA) prepared by Croft.  
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A range of densities and house types are proposed to meet local need. 35% 

of the units would be affordable in order to meet the requirement of adopted 

local planning policy.  Affordable housing provision will be secured through a 

Section 106 legal agreement.  

The illustrative Development Framework Plan for the site demonstrates how 

the built development will be set within a framework of open space and green 

infrastructure. The green space will include a formal locally equipped children’s 

play area (LEAP), informal open space, allotments and a community orchard. 

The proposal seeks to retain existing landscape features; the existing trees and 

hedgerows are maintained where possible and any loss will be mitigated 

elsewhere on site. The illustrative Development Framework Plan incorporates 

these elements within a strategic landscape framework. 

EIA Screening 

As the application proposals are for urban development on a site of more than 

0.5 hectares, the proposals fall under Schedule 2 of the Town and Country 

Planning (Environmental Impact Assessment) (England and Wales) Regulations 

2017. Such projects only require an EIA if the development is likely to have 

significant effects on the environment by virtue of factors such as its nature, 

size or location. 

The proposed development is for up to 145 dwellings in a location that does 

not present any environmental constraints and nor is it in a sensitive area. 

The LPA did not require an ES to be submitted in support of the initial 

application on this site. It is therefore considered that the proposal does not 

constitute EIA development.  
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Planning History 

An identical application to this one was submitted to PCC by Gladman in 

August 2018. It was reported to the Council’s Planning Committee on 6th 

December 2018 with a recommendation for approval, which members voted 

in favour of. At the time, PCC considered that they were unable to demonstrate 

a five year housing land supply when measured against the Core Strategy 

housing requirement.  

However, following the resolution to grant planning permission, the 

application was subject to a third party request to the Secretary of State to call 

in the application for his own determination. While negotiations with the 

Council progressed in respect of the Section 106 agreement, a Holding 

Direction issued by the Ministry for Housing, Communities and Local 

Governnment (MHCLG) prevented the Council from issuing the planning 

permission in line with the committee’s resolution. 

In December 2019, while the application was still subject to the holding 

direction from the SoS, an appeal decision was issued in South Ribble1 which 

had implications for the way in which the Central Lancashire Authorities 

considered their housing requirement for the purposes of the five year 

housing land supply assessment. It found that, contrary to PCC’s stated 

position at the time, Policy 4 of the Core Strategy (which contains the housing 

requirements for the 3 boroughs) had not been subject to a review in 2017 

and that therefore, in line with paragraph 73 of the Framework, as the strategic 

policies in the Core Strategy were over 5 years old, five year housing land 

supply should be calculated against Local Housing Need derived from the 

government’s standard method.  

 
1 Land off Chain House Lane, Whitestake (APP/F2360/W/19/3234070) 
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Following the decision in the Chain House Lane case, PCC issued a statement 

confirming that they now considered that they were able to demonstrate a five 

year housing land supply against their standard methodology requirement. In 

light of this assertion, they proposed that a number of planning applications 

which had received positive resolutions but where decisions had not been 

issued, including the application at Land north of Whittingham Lane, be 

returned to planning committee for re-determination in light of the cited 

material change in circumstances. 

Having been informed of the Council’s intentions in this regard, Gladman 

wrote to the Council to outline its position that if the standard method is used 

to calculate the housing need for the city, this would result in a marked change 

compared to the Council’s own housing requirement and spatial strategy, and 

would therefore deem the strategic policies of the Core Strategy out-of-date, 

triggering the tilted balance irrespective of the ability to demonstrate a five 

year housing land supply. 

However, in January 2020, the officer’s revised report for application 

06/2018/0867 was published, confirming that in light of the claimed five year 

land supply position, the scheme was now recommended for refusal as a 

departure from the development plan. The applicant’s argument regarding the 

application of the tilted balance for reasons other than the lack of a five year 

land supply were rejected. 

During the period prior to the second committee, it emerged that the 

appellant in the Chain House Lane case had applied to the High Court to 

challenge the decision under section 288 of the Town & Country Planning Act. 

However, the Council proceeded to report the application to committee on 

13th February 2020 where it received a unanimous resolution to refuse 

planning permission. 
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Prior to the issue of the decision notice confirming refusal, it emerged that the 

Secretary of State had consented to judgment in the Chain House Lane JR, on 

the basis that the inspector there had failed to take into account the argument 

advanced by the applicant in this case, that the application of the standard 

method for the purpose of assessing housing land supply would result in the 

strategic policies of the plan being out of date and the tilted balance engaged. 

Nevertheless, South Ribble Borough Council continued to the contest the case 

and on 6th March 2020, PCC issued the decision notice confirming the refusal 

of the application.  

The judgment in the Wainhomes v SSHCLG & South Ribble BC case was handed 

down on 21st August 2020. The appeal decision which the Council had sought 

to rely upon to justify the re-determination of the application was quashed. 

The implications of this judgment are considered in further detail at section 4 

of this statement.   
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2 THE NATIONAL HOUSING CRISIS 

Introduction 

It is widely acknowledged at all levels that there is a housing crisis in this 

country, which has arisen as a direct consequence of too few houses being 

completed to keep pace with a growing population and household formation 

rates. 

While there is often great debate about the delivery of both market and 

affordable housing, in reality it is about meeting a very basic human need. 

People wish to be able to live in suitable accommodation which they can afford 

and in a place that they want to live. Where sufficient housing of a suitable 

type is not available this has a real, negative social impact.   

Government’s Assessment and Response 

The Conservative Government elected in 2017 had a manifesto pledge to meet 

the 2015 commitment to deliver one million homes by the end of 2020 and to 

“deliver half a million more by the end of 2022” (equating to approximately 

200,000 new homes per annum).  

This commitment fell short of the number of homes identified by the National 

Housing Federation2, the research of which indicated that 245,000 new homes 

per annum would be required. Later, at the 2017 General Election, all three 

major parties had manifesto commitments to build between 200,000 and 

300,000 new homes per annum.  

Since the start of the financial crisis during the first decade of this century, the 

delivery of new homes has not yet come close to delivering this nationally 

recognised need. Considering past completion rates, it is self-evident that a 

 
2 Research issued in 2015 from the National Housing Federation highlighted a massive shortfall (over 500,000 homes) in the 

number of homes built in England between 2011 and 2014. The Federation calculated that 974,000 homes (effectively 245,000 
a year) should have been constructed over that period to meet the country’s housing needs.   
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significant step-change is required in the delivery of new homes in order to 

get anywhere close to meeting requirements and preventing the housing crisis 

from being exacerbated further.  

Through its manifesto in late 2019, the Conservative Government restated its 

ambition to deliver 300,000 homes a year from the mid-2020s. 

Furthermore, the Government has been clear that the recovery from the 

substantial economic damage caused by the coronavirus pandemic is a matter 

of paramount importance.  In the opening to his Written Ministerial Statement 

on 13 May 2020, which detailed the steps to ensure the planning system kept 

moving, the Secretary of State made clear: 

“The planning system has a vital role to play in enabling the 
delivery of housing and economic growth that will support the 
UK’s economic recovery.” 

This application responds to the national housing crisis and the need to grant 

additional planning permissions in order to meet the Government’s objectives. 

In addition, as will be explained later in this Planning Statement, this document 

responds to the local housing issues in Preston, which are contributing to the 

problem overall. 

Preston’s Position 

One effect of the national housing crisis is a profound effect on affordability. 

The Affordable Housing Statement submitted with this application 

demonstrates that the current ratio of average house price in the city to the 

average earnings stands at 5.35. Looking more closely at Goosnargh, the ratio 

rises to 11.7, which is considerably above both the regional and national 

average.  

Mortgage lenders typically offer loan-to-income ratios from 3.25 times’ annual 

salary up to a cap at around 4.5 times’ annual salary. More often than not, this 
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requires a deposit and loan-to-value ratio of 95%. As is demonstrated by the 

house price to earnings ratio, getting on the housing ladder in Goosnargh is 

therefore simply not possible for most people living there.  

The Affordable Housing Statement also identifies that there are currently 2,813 

households on the affordable housing waiting list, and that there are 4,678 

households in the city living in unsuitable housing.  

The Statement goes on to identify that the recent Central Lancashire Housing 

Study identifies a net annual affordable housing need of 250 dwellings per 

annum over the period 2018-36. Looking at the delivery of affordable housing 

in the city since 2014, it can be seen that Preston has consistently failed to 

deliver enough affordable housing to meet its identified need. Indeed, the 

cumulative shortfall now stands at 532 dwellings, which represents 532 

households in the city whose needs have not been met.  

Year  Annual 
Affordable 
Housing Need 

Affordable 
Housing  
Completions 

Cumulative 
Delivery 
Shortfall 

2014/15 239 141 98 

2015/16 239 83 254 

2016/17 250 179 325 

2017/18 250 183 392 

2018/19 250 110 532 

 

The Affordable Housing Statement goes on to explain that the Council is 

unlikely to be able to meet its identified local housing need whichever housing 

requirement it utilises going forward (for context see chapter 5).  

Consequently, it is apparent that there is a significant and demonstrable need 

to deliver additional market and affordable housing in Preston to tackle the 

affordability issues facing the authority and meet the district’s affordable 
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housing needs. This lends further weight to the benefits of delivering 

additional market and affordable homes on the application site.  
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3 SITE AND LOCATIONAL SUSTAINABILITY  

Site Location 

The 7.89ha site lies adjacent to the existing residential development on the 

edge of Goosnargh. 

In the wider context, Goosnargh lies approximately 6.6km to the north east of 

Preston City Centre. 

The site is in a sustainable location and will be able to make a valuable 

contribution to the supply of housing in Preston and the wider Central 

Lancashire area.  

Suitability of Location  

The application site comprises three fields in agricultural use.  It is well related 

to the settlement and it is contained by physical features at its urban edge. 

The development would represent a logical extension to Goosnargh, 

continuing the historic pattern of development between Whittingham Lane 

and Goosnargh Lane.  

The following is relevant in terms of the site’s suitability and sustainability for 

development: 

The site is well contained within the landscape and important trees 

and other landscape features are retained; 

The local highway network has capacity to accommodate the 

additional traffic associated with the development, without adverse 

impact; 

The site does not have a significant ecological value and on the basis 

of the evidence submitted with the application (Ecological Impact 

Appraisal prepared by CSA), any habitats of value are retained under 

the proposals with significant planting to compensate for 
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development areas. The loss of habitat would therefore not be 

significant and with mitigation net biodiversity gains can be readily 

achieved; 

The application site falls within the EA Flood Risk Zone 1 (i.e. land 

assessed as having a less than 1 in 1,000 annual probability, or <0.1% 

chance of flooding); 

There are no designated heritage assets within or immediately 

adjacent to the site, and the development is not considered to affect 

the setting of any listed buildings. 

The DAS prepared by CSA and submitted in support of the application sets 

out how the site can accommodate the quantum of development proposed in 

a manner which reflects the local landscape character and the edge of 

Goosnargh. 

In summary the application site presents an opportunity for the sustainable  

growth of Goosnargh: 

The land to which the development proposals relate is not of high 

environmental value. 

The site is suitable for residential development in terms of its general 

location and characteristics. 

There are opportunities through development to improve the 

environmental conditions of the area. 

Application Documents 

A number of reports have been submitted with this application and are 

summarised below.  
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Design and Access Statement 

The Design and Access Statement outlines and explains the design rationale 

and how the proposed development represents an appropriate and suitable 

response to the site and its surroundings. This is informed by the other reports 

submitted alongside the application and through an analysis of the Council’s 

relevant policies. The Design and Access statement shows how the 

development meets the three dimensions to sustainable development. 

The Council did not raise any concerns with the previous application on the 

basis of design, layout, or amenity. 

Landscape and Visual Appraisal 

The Landscape and Visual Appraisal (LVA) identifies that development in 

accordance with Development Framework Plan and key landscape principles 

set out within, can be accommodated without giving rise to material 

landscape, townscape or visual effects.   

No landscape objections were raised by the Council in respect of the original 

application on this site. 

Transport Assessment 

The Transport Assessment has identified the numerous services and facilities 

that are available to the future residents of the scheme via walking, cycling 

and public transport. In addition, the Transport Assessment has analysed the 

impact that the proposed development may have on the highway network and 

found that it would have no material detrimental impact. 

The Transport Assessment has been updated in light of the passage of time 

since the original application on this site was submitted. Its conclusions remain 

that the proposed development will be sustainable in transport terms.  

The Highway Authority did not object to the previous application on this site. 
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Flood Risk Assessment & Outline Surface Water Drainage Strategy 

The Flood Risk Assessment & Outline Surface Water Drainage Strategy notes 

that the site lies entirely within flood zone 1, the lowest risk area.  

Attenuation and controlled discharge will be utilised to control surface water 

flows, including discharging into the existing off-site watercourses to ensure 

that the risk of flooding is not increased on site and elsewhere as a result of 

the development of the site. 

The Lead Local Flood Authority did not object to the previous application on 

this site.  

Arboricultural Assessment 

The Arboricultural Assessment submitted with the planning application 

demonstrates that no overriding arboricultural constraints have been 

identified which would preclude development from coming forward. The 

identified constraints have informed the preparation of the Development 

Framework Plan, and in the context of the scale of development, the retained 

vegetation, and the potential for the site to deliver new tree planting, the 

impacts of the outline proposals are considered acceptable in arboricultural 

terms. 

An addendum to the Arboricultural Assessment will be submitted to the LPA 

shortly, following a recent site walkover to ensure that the data in the previous 

report remains accurate.  

No arboricultural objections were raised in respect of the previous application. 

Ecological Appraisal 

The Ecological Appraisal identifies that the proposed development provides 

the ability to deliver significant ecological enhancements for wildlife in the 

form of additional habitats. In particular, the retention and strengthening of 

linear boundary features will promote habitat connectivity, and the 
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incorporation of SUDS features, allotments and orchard planting will 

supplement habitat diversity. Subject to mitigation measures set out therein 

to be implemented by planning condition, the development may be delivered 

without harm to nature conservation interests. 

An addendum to the Ecological Appraisal is provided which demonstrates that 

on the basis of a further walkover survey in Autumn 2020, the conclusions of 

the previous report have not changed.   

No ecological objections were raised in respect of the previous application on 

this site. The case officer considered that there was potential for a net 

biodiversity gain as a result of the development.  

Air Quality Assessment 

The Air Quality Assessment demonstrates that future residents of the 

proposed development will experience acceptable air quality, with pollutant 

concentrations well below the relevant objectives. The proposed development 

will generate additional traffic on the local network but there will not be 

significant effects on air quality at any existing sensitive receptor. Overall, the 

effects of the development are judged to be “not significant”.  

There were no objections to the previous application on this site from 

statutory consultees in respect of air quality.  

Noise Assessment 

The Noise Assessment identifies that subject to mitigation which can be 

secured by planning condition, there will be no significant effect in respect of 

noise as a result of the proposed development, nor will residents of the 

proposed development be significantly affected by existing noise sources.  

No statutory objections were raised in respect of noise impact in relation to 

the previous application on the site.  
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Foul Drainage Analysis 

The Foul Drainage Analysis concludes that the development, from both legal 

and technical aspects, could be effectually drained without causing detriment 

to the public sewerage network. 

No issues were raised by the Council in respect of foul drainage on the 

previous application on this site. 

Sustainability Summary  

In summary, the application site presents an opportunity for the sustainable 

growth of Goosnargh because: 

The land to which the development proposals relate is not of high 

environmental value; 

The site is suitable for residential development in terms of its 

sustainable location and characteristics; 

There are opportunities, through development, to improve the 

environmental conditions of the area;  

There are no designated heritage assets within or immediately 

adjacent to the site, and the development is not considered to affect 

the setting of any listed buildings; 

The site has a low ecological value, as evidenced in the Ecological 

Appraisal submitted with the application. The loss of habitat would 

therefore not be significant and mitigation and net biodiversity gains 

can be readily achieved through new planting, landscaping and 

private back gardens; 

The site is well contained within the landscape and important 

landscape features such as hedgerows are retained and improved; and  

The local highway network has capacity to accommodate the 

additional traffic associated with the development, without adverse 

impact. 
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4 DEVELOPMENT PLAN 

Introduction 

Section 38(6) of the Town and Country Planning and Compulsory Purchase Act 

2004 places a statutory duty on local planning authorities to determine 

planning applications in accordance with the development plan unless 

material planning considerations indicate otherwise. Section 39 of the Act 

requires decision makers to exercise their functions with the objective of 

contributing to the achievement of sustainable development. 

At the time of writing, the adopted development plan applicable to the site 

comprises: 

Central Lancashire Core Strategy (adopted 2012) 

Preston Local Plan (adopted 2015) 

Joint Lancashire Minerals and Waste Core Strategy (adopted 2009) and 

site allocations and Development Management (adopted 2013) (Not 

relevant to this application) 

The Framework is a material planning consideration but does not change the 

statutory status of the development plan as the starting point for decision 

making. Paragraphs 2 and 12 of the Framework confirm: 

2.  Planning law requires that applications for planning 
permission be determined in accordance with the 
development plan, unless material considerations 
indicate otherwise. The National Planning Policy 
Framework must be taken into account in preparing the 
development plan, and is a material consideration in 
planning decisions. Planning policies and decisions must 
also reflect relevant international obligations and 
statutory requirements.  

12.  The presumption in favour of sustainable development 
does not change the statutory status of the development 
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plan as the starting point for decision making. Where a 
planning application conflicts with an up-to-date 
development plan (including any neighbourhood plans 
that form part of the development plan), permission 
should not usually be granted. Local planning authorities 
may take decisions that depart from an up-to-date 
development plan, but only if material considerations in 
a particular case indicate that the plan should not be 
followed.  

Further, in determining the weight to relevant policies the guidance at 

paragraph 213 of the Framework confirms: 

“…existing policies should not be considered out-of-date 
simply because they were adopted or made prior to the 
publication of this Framework. Due weight should be given to 
them, according to their degree of consistency with this 
Framework (the closer the policies in the plan to the policies in 
the Framework, the greater the weight that may be given).” 

The planning application should be considered in this context. 

This chapter of the Planning Statement examines the development plan and 

considers the relevance of, and weight that should be attributed to, the 

policies contained within it. 

This Planning Statement only considers the key policies which relate to the 

principle of development on the application site. It is considered that the 

proposal is in conformity with all other policies of the development plan as no 

conflict was alleged in the committee report for the first application and they 

were not cited in the Reason for Refusal, however for completeness they are 

considered at Appendix 1 to this statement.  

The Central Lancashire Core Strategy 2012 

The Central Lancashire Core Strategy was adopted in July 2012 and was 

designed to serve as an overarching development framework for the 

authorities of the central Lancashire Housing Market Area between 2010 and 
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2026. The authorities covered by the plan are Preston City Council, South 

Ribble and Chorley Borough Council.  

Policies of relevance 

Policy 1: Locating Growth 

Policy 1 sets out the spatial strategy for the CLCS area over the plan period. It 

states that growth will be focused 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 in South Ribble whilst protecting the 

character of suburban and rural areas. The policy is clear that “some greenfield 

development will be required on the fringes of the main urban areas”. 

Goosnargh is identified as tier (f) other village, 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 schemes” 

Although Goosnargh is not identified directly within the policy, it is described 

at paragraph 3.5 in the Core Strategy as a “flourishing village”.  

It is accepted that larger scale development in Goosnargh is not preferred as 

a matter of principle.  

Nevertheless, numerous “exceptional reasons” exist in this case to justify a 

larger scale development in this location: 

- The LPA needs to achieve a step change in delivery in order to meet its City 

Deal targets (see Chapter 5 below) 

- Policy 1 was intended to deliver the requirements identified in Policy 4. As 

will be described below, the Council accepts that Policy 4 is out-of-date. If 

the LPA utilises the government standard methodology for the purpose of 

its five year housing land supply assessment, this clearly deems Policy 1 
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out-of-date as it advocates a markedly different spatial strategy to that 

which is facilitated by the government’s standard methodology (56% of 

growth would be concentrated in Chorley, compared to 31% in Policy 4- 

which identifies Preston as the focus for growth).  

- Irrespective of the distributional consequences of the standard method, it 

is important to note that considerable amounts of development have been 

permitted, both on appeal and locally, in tier (f) villages in recent years. For 

example, two appeals were allowed in Broughton in 2018, where the 

inspectors accepted that sustainable development could be located in tier 

(f) areas. This premise was accepted by the Council, who went on to 

recommend development in excess of 1000 dwellings in tier (f) areas, 

including the proposed development on this site. It was only when the now 

quashed Chain House Lane appeal was published that this 

recommendation was reversed in respect of development in Goosnargh. 

Nevertheless, a scheme for up to 26 dwellings directly to the north of the 

application site was approved by the LPA. All of this leads to the conclusion 

that policy 1 is not operating as it was intended and is therefore out-of-

date.  

It is therefore considered that only limited weight can be afforded to the 

conflict with the hierarchical spatial strategy identified in policy 4, and the 

policy is out-of-date.  

 Policy 4: Housing Delivery 

This policy states that the Councils will provide for and manage the delivery of 

new housing by setting and applying “minimum” requirements as follows: 

Preston  507 dwellings per annum 

South Ribble   417 dwellings per annum 
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Chorley  417 dwellings per annum 

The policy also states that the Councils will ensure there is enough deliverable 

land suitable for house building capable of providing a continuous forward 

looking 5 year supply in each district from the start of each annual monitoring 

period and in locations in line with Policy 1 (inter alia). 

It is accepted by the Council in the 2020 Memorandum of Understanding on 

the Provision and Distribution of Housing Land (See Chapter 5 below) that 

Policy 4 is now out-of-date (“The Councils consider that maintaining the use of 

the housing requirements set out in Policy 4, which is now out of date…is not 

appropriate and has been superseded by the standard methodology”). This is 

because the housing requirement figures identified in Policy 4, which were 

derived from Regional Spatial Strategy targets from the mid-2000s, are 

markedly different to the need identified for the three authorities by the 

government’s standard method. The assertion that policy 4 is out of date was 

also expressed in the February 2020 committee report for the original 

application on this site.  

This conclusion was supported in the recent appeal decision at Land off Pear 

Tree Lane, Euxton3, where it was common ground between the Appellant and 

Chorley Borough Council that Policy 4 was out of date. The inspector endorsed 

this view, stating: 

“The courts have established that a policy may become ‘out-of-date’ where 

it is overtaken by a change in national policy. That is clearly the situation 

applying to policy 4 of the CLCS, where its housing requirements were 

derived from the former Regional Spatial Strategy for the North West, 

which in turn relied on the 2003-based household projections. This, 

combined with the introduction of the standard method in the 2018 

 
3 APP/D2320/W/20/3247136 
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Framework and the application of the 2014-based household projections, 

renders the housing requirements in Policy 4 out-of-date” 

Policy 19: Areas of Separation and Major Open Space 

Policy 19 has a requirement to protect the ‘identity, local distinctiveness and 

green infrastructure of certain settlements and neighbourhoods by the 

designation of Areas of Separation and Major Open Space, to ensure that 

those places at greatest risk of merging are protected and environmental/ 

open space resources are safeguarded.’ The policy states that an area of 

separation will be designated around Goosnargh/Whittingham although the 

precise location was left to the Preston Local Plan.  

Compliance is considered in respect of policy EN4 of the Preston Local Plan 

below.   

Preston Local Plan 2015 

The Preston Local Plan was adopted in July 2015 and provides the Site 

Allocations & Development Management Policies for the authority between 

2012 and 2026. The adoption of the 2015 Local Plan replaces the majority of 

the saved policies within the 2004 Local Plan with a small number of policies 

retained.  

Policies of Relevance  

Policy EN1 – Development in the Countryside 

Policy EN1 identifies that unless a scheme falls within the remit of Policy HS4 

or HS5, development within the countryside will be limited to that associated 

with agricultural uses or accommodation, infilling within smaller rural 

settlements and the re-use of existing buildings. The supporting text states 

that it is important that the areas of open countryside are “protected from 

unacceptable development which would harm its open and rural character”.  
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It is acknowledged that the proposed development does not comply with the 

criteria of this policy, nor does it fall within the remit of HS4 or HS5. However, 

as considered above, the housing requirement in the CLCS, and the spatial 

strategy which it informed, are out-of-date as they do not reflect the updated 

housing need evidence. This renders the settlement boundaries themselves 

out-of-date, predicated as they are on those outdated housing needs and 

spatial strategy. Furthermore, in imposing an almost-blanket restriction on 

development outside settlement boundaries, the policy does not fully reflect 

the provisions of the Framework which does not advocate such a restriction, 

instead promoting the recognition of the intrinsic beauty of the countryside 

while protecting valued landscapes and areas designated nationally for its 

landscape value. As will be described further in section 5 below, the application 

of EN1 is also preventing the Council from achieving its targets under the City 

Deal. As such, Policy EN1 is also out-of-date, and restrictions on development 

outside settlement boundaries should be afforded limited weight.   

The aforementioned judgment in the Wainhomes v SSHCLG &South Ribble BC 

case (relating to the legal challenge into the Chain House Lane appeal decision 

which PCC cited in overturning its recommendation for approval for the first 

application) is helpful in considering this point. The case run by Wainhomes in 

the Chain House Lane appeal was that if standard methodology was used as 

the requirement for the purpose of the five year housing land supply 

assessment, it would deem the ‘safeguarded land’ policy (which contained a 

similar restriction on development outside settlement boundaries albeit in 

relation to a specific designation of land which had been removed from the 

green belt for future development) on the basis that the application of the 

standard method housing requirement results in a radically different 

distribution across the housing market area when compared with the strategy 

contained at Core Strategy Policy 4. Thus, by adopting the standard method, 

Policy G3 of the South Ribble Local Plan was out-of-date.  The inspector failed 
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to grapple with this assertion in the appeal decision. In quashing the appeal 

decision, Mr Justice Dove agreed that the Inspector’s reasons in this respect 

were inadequate. Paragraph 37 of the judgment states the following 

(emphasis added): 

“This is ground 5, related to the conclusion that Local Plan Policy G3 was 

not out of date. In my view there is conspicuous merit in this ground, on 

the basis that the Inspector’s reasoning failed to deal with the claimant’s 

argument or explain her conclusions in relation to it. The argument which 

was made by the claimant was related to the consequences of deploying 

the standard method’s measurement of local housing need as a result of 

the earlier conclusions which the Inspector had reached. The figures set 

out above identify a stark difference in the housing distribution using the 

local housing need housing requirement, as compared to the distribution 

contained within Core Strategy Policy 4(a). The Inspector simply failed to 

provide an answer to the point raised in relation to the adoption of the 

standard method and its consequences for the distribution of housing 

contained within that policy which, in turn, underpinned the quantity and 

distribution of safeguarded land reflected in Local Plan Policy G3….”  

“,,,, Indeed, the Inspector’s reliance in her reasoning on a future exercise of 

policy making, involving review and a fresh exercise of redistribution, 

reinforced the point that Local Plan Policy G3 was in fact out of date and 

requiring review at the time of making the present decision if the housing 

requirement derived from the standard method was to be deployed….  

“…. Further, her reference to this situation as not being one referred to in 

the Framework or PPG as rendering this type of policy out of date does 

nothing to explain either why the claimant’s detailed point in relation to 

the impact on the current distribution of housing of use of the standard 

method did not render Local Plan Policy G3 out of date.” 
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Clearly, similar conclusions can be reached in respect of Policy EN1, in that the 

housing requirement ‘underpins the quantity and distribution’ of land 

protected by this policy.  

Further support can be taken from the recent Pear Tree Lane appeal decision, 

where Policy BNE3, a similar safeguarding policy to that in the South Ribble 

case, was found to be out-of-date for similar reasons: 

“…the boundaries of the Safeguarded Land and thereby the adjoining 

settlement boundaries, as identified on the CLP Policies Map, are 

predicated on a housing requirement in the CLCS which is out-of-date.” 

…”Case law has confirmed that settlement boundaries may be out-of-date 

to the extent that they derive from out-of-date housing requirements, 

constraining the ability to meet housing need. That is evidently the case 

here.” 

…”for the above reasons, Policy BNE3 is out-of-date in the circumstances 

of this appeal” 

It is therefore beyond doubt that as the settlement boundaries defined by the 

Preston Local Plan are similarly based upon the CLCS housing requirement, 

they are out-of-date. As such, policy EN1 is similarly out-of-date and conflict 

with it should be afforded limited weight.  

Policy EN4 – Areas of Separation 

This policy states that: 

“Areas of Separation, shown on the Policies Map, are designated 

between: 

- Broughton and the Preston Urban Area 

- Goosnargh Whittingham and Grimsargh 
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- Grimsargh and the Preston Urban Area” 

The purpose of the area of separation (AoS) surrounding Goosnargh is to 

protect the settlements of Goosnargh, Whittingham and Grimsargh from 

encroaching on one another through new development. It states that 

development will be assessed in terms of its impact upon the AoS including 

any harm to the effectiveness of the gap between settlements and, in 

particular, the degree to which the development proposed would compromise 

the function of the AoS in protecting the identity and distinctiveness of 

settlements.  

The proposed scheme, being to the west of Goonargh, will not bring the built 

form of Goosnargh any closer to that of either Whittingham or Grimsargh, 

which both lie to the south. Whilst the proposals are located within the area 

of separation, they are not in an area which, if developed, would reduce the 

effectiveness of the designation as described in Policy EN4 or Policy 19. As 

such, the proposals comply with the policy.  

The case officer considered the application proposals’ conformity with policy 

EN4 in some detail in the committee report for the original application. He 

concluded as follows: 

“The application site directly adjoins the southern boundary of Goosnargh 

village. The next nearest settlement to the south east of Goosnargh is 

Grimsargh, approximately 2.9km away. The nearest settlement to the west 

of the site is Broughton, which is around 1.9km west of Goosnargh. The 

Area of Separation runs between these two  settlements, and also southerly 

and easterly of these settlements. The full extent of the AoS runs around 

6km from the eastern side of the M6 towards the settlement of Longridge. 

The proposed scheme would not result in the merging of the settlements 

of Goosnargh, Broughton and Grimsargh. As such, it is considered the 
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effectiveness of the AoS gaps would be maintained. It is therefore 

considered that the proposal would not cause harm to the effectiveness of 

the AoS and would not conflict with [Policy EN4]” 

Summary of the Development Plan  

It is clear that the development proposal accords with all parts of the 

development plan that are up to date.  

Where a conflict arises, those policies are out of date and the conflict with 

those policies should be accorded corresponding limited weight. 

The application falls to be determined in accordance with the tilted balance of 

paragraph 11d of the Framework. Section 6, below, considers the planning 

balance.  
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5 OTHER MATERIAL CONSIDERATIONS 

National Planning Policy and Guidance 

The NPPF and PPG are important material considerations in the determination 

of this application. As well as references to important paragraphs of the 

Framework and Guidance within this statement, a full appraisal of the 

proposed development against the various strands of the Framework is 

provided at Appendix 2.  

The Emerging Central Lancashire Local Plan  

The Central Lancashire authorities began work on their new Local Plan in 2019. 

The plan will be a full local plan covering all three authorities, and including 

both strategic and non-strategic policies. To date, the plan is at a relatively 

early stage of progress, with three call for sites exercises having been 

undertaken, and consultation on the Issues & Options version of the plan in 

late 2019/ early 2020.  

The most recent version of the Councils’ Local Development Scheme, as 

reported to the Central Lancashire Joint Advisory Committee on 28th January 

2020, outlined that timescales for the production of the emerging local plan 

have slipped. Preferred Options consultation will now not be undertaken until 

mid-2021, with submission to the Planning Inspectorate anticipated in early 

2023 and adoption in late 2023.  

Issues & Options Document 

The Issues & Options document sets out the vision, objectives and key issues 

for the three authorities over the plan period of 15 years to 2036. A key 

objective is to provide a mix of housing types and sizes to create healthy, 

vibrant, safe and sustainable communities that deliver the City Deal and meet 

the changing housing needs of Central Lancashire’s population, and support 
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a range and variety of tenures alongside a range of family homes and any 

potential need for the traveller community, with affordable housing delivery 

being a high priority. Another objective is for Preston’s strategic role to be 

fulfilled as a regional city and a major economic driver for Central Lancashire, 

a place where people choose to live and work, providing opportunities “for 

both rural and city centre living”.  

The document sets out that “it is likely that the number of homes we must 

deliver for this plan period…will be different to our existing policy”. The 

document states that in line with government guidance, the starting point for 

the housing requirement will be the combined standard methodology figure 

for the three authorities. It is stated that “the three Councils are still looking 

into the number of homes we need in Central Lancashire and how these will 

be spread across Preston, Chorley and South Ribble”, and that further 

information will be brought forward at subsequent stages. It is explained that 

the three Councils have agreed to work together to agree where new homes 

are needed, taking account of things like investment and locations where new 

jobs can be created.  

Several Call for Sites exercises have taken place in respect of the new Local 

Plan to date. A list of submitted sites was published alongside the Issues & 

Options document; the application site is identified as site 19P008.  

Five-Year Housing Land Supply 

The supply of available and deliverable sites for housing in Preston is a material 

consideration in the determination of residential applications. Paragraph 73 of 

the Framework states: 

Local planning authorities should identify and update annually a 

supply of specific deliverable sites sufficient to provide a minimum 

of five years’ worth of housing against their housing requirement 
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set out in adopted strategic policies, or against their local housing 

need where the strategic policies are more than five years old4. The 

supply of specific deliverable sites should in addition include a 

buffer (moved forward from later in the plan period) of:  

a) 5% to ensure choice and competition in the market for land 

b) 10% where the local planning authority wishes to demonstrate a 

five year supply of deliverable sites through an annual position 

statement or recently adopted plan, to account for any 

fluctuations in the market during that year; or 

c) 20% where there has been significant under delivery of housing 

over the previous three years, to improve the prospect of 

achieving the planned supply5.  

 

Preston’s strategic policies are more than five years old as the Core Strategy 

was adopted in 2012. Until recently, PCC’s position was that a review had been 

undertaken in 2017 which had found that the strategic policies had been 

reviewed and found not to require updating. As such, five year supply was 

measured against the Core Strategy Policy 4 requirement. However, as 

described in respect of Policy 4 above, Preston now consider that the housing 

requirement in Policy 4 has been superseded by the government standard 

method i.e. “local housing need” as identified in paragraph 73.  

PCC’s most recent published position, which was due to be reported to the 

Central Lancashire Joint Advisory Committee in March 2020 until this meeting 

 
4 Unless these strategic policies have been reviewed and found not to require updating. Where local housing need is used as the 

basis for assessing whether a five year supply of specific deliverable sites exists, it should be calculated using the standard 
method set out in national planning guidance. 

5 From November 2018, this will be measured against the Housing Delivery Test, where this indicates that delivery was below 85% 
of the housing requirement. 
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was cancelled in light of the COVID pandemic, measured five year land supply 

against the requirement identified in the “2020 Memorandum of 

Understanding on the Distribution of Housing Need” (the 2020 MoU). This 

document pools the standard method housing requirements for Preston, 

Chorley and South Ribble and re-distributes it across the housing market area 

based on a methodology outlined in a Housing Needs Report produced in late 

2019 by Iceni for the Central Lancashire authorities. It is understood that the 

methodology in this report will form the outline of the housing requirement 

for the emerging local plan but remains subject to change through the process 

of preparing that plan. Nevertheless, the three authorities adopted the 

requirements in the 2020 MoU for the purpose of five year land supply 

assessment in early 2020. The March 2020 report outlines that against a 

requirement of 410dpa, the Council can identify a five year housing land 

supply of 7.4 years, with a base date of 1st April 2019 and incorporating a 5% 

buffer.  

For the avoidance of doubt, if the identified supply were to be assessed against 

the Policy 4 requirement of 507 dpa, incorporating the shortfall against that 

requirement in the plan period to date, PCC would be unable to demonstrate 

a five year housing land supply.  

In light of various recent material changes such as the aforementioned Pear 

Tree Lane appeal decision, which afforded limited weight to the 2020 MoU 

requirements, and the impact of the recent COVID lockdown, it is unknown 

what PCC’s housing land position will be at the point when this application is 

determined. Gladman therefore reserve the right to comment further should 

an updated position be released. However , for the purpose of this planning 

statement it is assumed that the Council are currently claiming a five year 

housing land supply based on the March 2020 statement. However, as will be 

discussed in the Planning Balance chapter, a lack of a five year housing land 
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supply is not the only route to the “tilted balance” at paragraph 11d of the 

Framework.  

The Preston, South Ribble and Lancashire City Deal 

The Preston, South Ribble and Lancashire City Deal was signed between the 

three main councils serving the Preston/South Ribble urban area and the 

Government in September 2013. Under the deal, PCC and South Ribble 

Borough Council provided a commitment to delivering 17,420 new homes 

between 1st April 2014 and 31st March 2024, in return for up-front funding on 

local infrastructure.  

As at 30th September 2019, the two local planning authorities covered by the 

City Deal had delivered a total of 5,474 dwellings. This is a shortfall of 1423 

dwellings compared to what should have been delivered at this stage in the 

deal. As such, in order to meet the requirement of the current City Deal, 11,946 

dwellings remain to be delivered before March 2024, which results in an 

average annual requirement of 2655 dwellings. It is abundantly clear that 

applying their Local Housing Need minimum requirements, which total just 

469 dwellings per annum (inclusive of 5% buffer), it will not be possible to 

achieve anywhere near the requirement in the City Deal. Indeed, if this were to 

be achieved, the Council’s combined supply in their five year housing land 

supply assessments should total 11,946 dwellings or more. However, adding 

Preston and South Ribble’s own claimed supply positions for the 2019-2024 

period (without applying any scrutiny to the delivery rates and lead in times 

claimed) totals 7,202. It is therefore abundantly clear that the Councils 

themselves do not anticipate the requirements of the City Deal can be 

achieved and further sustainable development on sites which can together 

deliver 4,744 homes in the five year period is required to allow them to be 

met.  
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The requirements of the current City Deal, which to date have simply not been 

met, are a very important material consideration which should be given very 

significant weight in the determination of the application. It is noted that 

good progress has been made with the critical infrastructure commitments in 

the City Deal, including the Broughton Bypass which was opened in 2017 and 

will be of direct benefit to residents of the proposed development. It is 

important that the housing comes forward alongside the infrastructure to 

support the economic growth of the wider city region.  

The COVID-19 pandemic and economic recovery 

It is no stretch to say that the country is in unprecedented times, this extends 

to the current climate for Planning. The government is placing great weight 

on the delivery of housing which will aid the economic recovery from the worst 

economic downturn in nearly a century. This is evident from the opening 

sentence of the Secretary of State’s Written Ministerial Statement from May 

2020 where he stated: 

“The planning system has a vital role to play in enabling the delivery of 

housing and economic growth that will support the UK’s economic 

recovery.” 

A month later when announcing the New Deal for Britain, the Prime Minister 

summarised the approach as ‘Build, Build, Build”. The importance of the 

delivery of housing in the economic recovery was further evident in the recent 

Secretary of State Decision at Audlem Road, Nantwich Land off Peter De 

Stapeleigh Way, Nantwich (refs  2197532 & 2197529). In this decision the 

Secretary of State acknowledged that Cheshire East could demonstrate a five-

year housing land supply but took into account that nationally it is a 

government policy imperative to boost the supply of housing, as set out at 

paragraph 59 of the Framework. In his decision he acknowledged that: 
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“Weighing in favour of the proposal, the provision of market housing in a 

sustainable location is afforded significant weight.” 

“The provision of affordable housing to help meet a need in Cheshire East 

is also given significant weight.” 

“The economic benefits in terms of direct and indirect employment during 

its construction and expenditure into the local economy of the proposal 

are given medium weight.” 

Current Government Consultations on the Planning System 

The Government is currently undertaking two concurrent consultations on 

future changes to the planning system. The first, entitled Changes to the 

Current Planning System, closed on 1st October 2020. It set out a number of 

proposed short-term changes to national policy and guidance, including a 

revised version of the government’s standard methodology for calculating 

housing need which proposes to reduce the influence of household 

projections and increase reliance upon a set annual increase in the existing 

housing stock in an area. Under the proposed revised standard method, 

Preston’s local housing need would increase to 385 dwellings per annum, with 

Central Lancashire as a whole seeing an increase in housing need to 1,394dpa. 

The government is currently reviewing consultation responses but has 

expressed a desire to implement the proposals swiftly following the closure of 

the consultation. 

A further consultation which closes on 29th October, on a White Paper entitled 

Planning for the Future, details the government’s proposals for more wide-

ranging reform of the planning system in England. This is the first stage in the 

process and any future changes will require legislative changes which will take 

some time to implement.  
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Preston CIL 

The Preston Community Infrastructure Levy was adopted in August 2013 and 

charging commenced on 30th September 2013. The schedule provides that CIL 

is chargeable on all dwelling houses, excluding apartments, and therefore the 

appeal scheme will be chargeable for CIL at the Reserved Matters stage at the 

rate applicable at that time.  
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6 PLANNING BALANCE AND CONCLUSIONS 

Planning Balance 

This outline planning application is made in the context of the Government’s 

requirement to boost housing land supply and the presumption in favour of 

sustainable development. The proposal responds positively to the identified 

needs for both market and affordable housing in the authority area. 

Section 38(6) of the Planning & Compulsory Purchase Act 2004 sets out that 

applications should be determined in accordance with the development plan, 

unless material considerations indicate otherwise. It is acknowledged that the 

application does not conform with policy EN1 of the development plan, as the 

site lies outside the settlement boundary of Goosnargh. However, the 

Framework is an important material consideration in the determination of this 

application.  

Paragraph 11d of the Framework states that in circumstances where the most 

important policies for the determination of an application are out-of-date, 

permission should be granted unless the adverse effects of doing so 

significantly and demonstrably outweigh the benefits.  

Most Important Policies 

It is the applicant’s case that the most important policies for the determination 

of the application are Policies 1 and 4 of the Core Strategy, and Policy EN1 of 

the Preston Local Plan, and that all three of these policies are out-of-date. Case 

law6 indicates that an overall judgment must be made as to whether the 

‘basket’ of most important policies is out-of-date. As per the Pear Tree Lane 

appeal decision, even if the applicant is incorrect that policy 1 is out of date, it 

is clear that the ‘basket’ of most important policies as a whole is out-of-date. 

 
6 Wavendon Properties Ltd and SoS for Housing Communities and Local Government and Milton Keynes Council [2019] EWHC 

1534 Admin 
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In this case therefore, paragraph 11d) of the Framework applies, unless policies 

in the Framework provide a clear reason for refusal as per paragraph 11c).  

Paragraph 11c) 

Footnote 6 of the Framework provides a closed list of the policies of the 

Framework which protect assets of particular importance, including habitats 

sites, and have the potential to disapply the ‘tilted balance’ of paragraph 11d. 

The applicant does not consider that any of these policies are engaged in this 

case. As such, the application proceeds to be determined under the ‘tilted 

balance’ at paragraph 11d). 

The ’tilted balance’ 

This proposal would be deliverable in the short term and would increase the 

supply and choice of housing in Goosnargh. It would contribute towards 

economic growth and have wider social benefits to the local community, 

meeting a range of housing requirements, including affordable housing. The 

principles outlined within the DAS would secure a high-quality scheme. 

The supporting material, assessments and reports demonstrate that there are 

no technical or environmental constraints that would preclude the 

development of this site, subject to planning conditions and/or obligations. 

Indeed, no technical objections were received in respect of the original 

application on this site, and the only reason for refusal related to the principle 

of development when the “tilted balance” was not engaged. Gladman is willing 

to enter into constructive dialogue with the Council to agree a list of 

conditions and Section 106 heads of terms (based upon the previously agreed 

terms) that are necessary to make the development acceptable in planning 

terms. 
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The development of the site, as proposed, would be both suitable and 

sustainable, and there is justification to grant planning permission in 

accordance with the presumption in favour of sustainable development. 

The relevant material considerations in this case are: 

The strategic policies of the Core Strategy, are out-of-date as they are 

based upon long-outdated housing targets from the Regional Spatial 

Strategy, which do not meet the requirements of current national policy 

in meeting the Local Housing Need in the housing market area  

The development plan policies in respect of settlement boundaries, the 

open countryside and the provision of housing are out of date, based 

as they are upon the outdated housing requirement;  

As the most important policies for the determination of the application 

are out-of-date, the tilted balance at paragraph 11d of the Framework 

is engaged in this case, irrespective of the council’s ability to 

demonstrate a five year housing land supply;  

The Council (along with South Ribble) has an obligation under the 2013 

Preston, South Ribble and Lancashire City Deal to deliver over 17,000 

new homes over the period 2014-24 and is currently falling significantly 

short of meeting this obligation. An additional 949 dwellings must be 

provided each year across the two boroughs between 2019 and 2024, 

over and above those sites already within their five year housing 

land supply, a target which simply will not be met if the Councils do 

not apply the tilted balance and permit development beyond their 

standard method minimum annual requirements. In such 

circumstances, the provision of market housing cannot be afforded less 

than significant weight in the determination of the application; 
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The national housing crisis, and the government’s imperative to 

significantly boost the delivery of housing supports the assertion that 

delivery of housing cannot be afforded less than significant weight; 

The provision of affordable housing, without subsidy, is a significant 

benefit in circumstances where the Council is not delivering sufficient 

affordable homes to meet pressing needs with a cumulative shortfall of 

532 over a period of just five years, when there are currently over 2,000 

households on the affordable housing waiting list, and when the need 

going forward simply cannot be met by applying the standard method 

minimum local housing need (indeed, the affordable need alone is 

greater that the local housing need figure).   

The economic impacts of the current COVID-19 pandemic, and the 

government’s imperative for housebuilding to play a key role in the 

economic recovery, mean that the economic benefits of the proposal 

should be afforded significant weight; 

The benefits to the local community in Goosnargh, such as the 

provision of new allotments, a new community orchard and the 

potential to improve the existing bus service through S106 

contributions, should be afforded considerable weight; 

The lack of any technical or environmental harm, as evidenced by the 

lack of objections from statutory consultees on the previous 

application. 

The site is suitable for residential development in terms of location and 

characteristics and it is not of high environmental value, any habitats of 

value have been retained and accommodated within the proposed 

Framework Plan; 
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The site is well contained in the landscape, and will be surrounded by 

built development on three sides with the grant of planning permission 

for 26 dwellings on the site directly to the north in 2019; and 

The landscape features of the site will be retained and reinforced to 

retain a suitable landscape edge and setting 

Benefits   

The table below highlights some of the key benefits arising in respect of the 

application proposal: 

Market 

Housing 

It will help to deliver much needed new, quality, family 
homes, in a community where people wish to live, in a 
suitable and sustainable location close to existing public 
transport, shops, employment opportunities and 
community services. 

Affordable 

Housing 

It will provide a wide range of homes including a policy-
compliant provision of affordable housing (35% or up to 
51 units) in an area where there is an existing unmet need 
unlikely to be delivered through alternative means. 

Jobs and the 

Economy 

Immediate Impacts 

The build cost for the development is expected to be 
around £15.9 million. Calculations suggest that this 
construction expenditure would support around 135 Full 
Time Equivalent (FTE) construction jobs over the period 
of the build. 

The development of new homes in the proposed 
development could help to address local unemployment 
in the industry and provide apprenticeship and training 
opportunities for young unemployed people. 

Over the four years following the completion of the 
development, Preston City Council will benefit from circa 
£700,000 via the New Homes Bonus.  

Lasting Impacts 

It is anticipated that 173 of the residents from the new 
development will be of working age and in employment. 
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Household expenditure from the 145 new homes would 
be circa £3.9 million per year.  

The scheme will supply new affordable rented and 
intermediate housing, helping to address substantial 
local affordable housing needs by providing 
opportunities for lower income households to own their 
own home or to secure rented accommodation.  

Protecting 

and enhancing 

Vitality and 

Viability 

The new residents will increase demand for and use of 
local services and businesses and increased spending will 
help to protect, maintain and enhance the services 
available and accessible within the settlement and 
surrounding area. 
 

Public Open 

Space and 

Recreation 

It will provide formal and informal public open space and 
green infrastructure and secure its long-term 
management for use by the new and existing community. 

It will enable the creation of allotments and a community 
orchard for future residents of the scheme and existing 
residents of Goosnargh. 

Additional walking routes will be provided within open 
space around the site and linking in to the existing public 
rights of way along the northern and western boundaries 
of the site, which will be preserved and set within open 
space 

Environmental 

Benefits 

Biodiversity of the site will be protected, diversified and 
improved through new hedgerow and tree planting and 
delivery of new garden spaces and formal and informal 
green spaces.  Overall, the proposal will achieve a net 
gain in biodiversity. 

Harms 

The supporting material, assessments and reports demonstrate that there are 

no unacceptable adverse impacts associated with the scheme.  

As with any greenfield site, the development will introduce changes to the area 

and some urbanising effects and it will involve the loss of some agricultural 

land however, this is to be expected and the LVA demonstrates the scheme 

can be delivered without unacceptable wider landscape and visual impacts.   
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Any harm related to conflict with policies 1 and EN1 can only be afforded 

limited weight for the reasons outlined in this statement.  

It is quite clear that significant and demonstrable harm will not arise through 

development overall as proposed. 

Conclusions 

The Framework policies on the delivery of sustainable housing development 

carry significant weight, and the delivery of the proposed development would 

support housing and economic development objectives and meet the aims 

and objectives of sustainable development, securing net gains across all three 

strands of sustainable development (economic, social and environmental). 

There are no technical or environmental impacts that would significantly or 

demonstrably outweigh the substantial benefits of the proposal, as 

demonstrated by the lack of objections to the original application on this site 

from statutory consultees, and specific policies of the Framework do not 

indicate that development should be restricted.  

In accordance with paragraph 11 of the Framework, the development proposal 

clearly constitutes ‘sustainable development’. The applicant supports the case 

officer’s assessment of the site in the December 2018 committee report: 

“…the Framework supports the presumption in favour of sustainable 

development. Paragraph 8 of the Framework states that achieving 

sustainable development means the planning system has three 

overarching objectives: the ‘economic objective’, the ‘social objective’, and 

the ‘environmental objective’. 

The proposal is contrary to Policy 1 of the Adopted Core Strategy and 

Policy EN1 of the Adopted Local Plan, as discussed earlier in the report. 

However, in terms of the three dimensions of sustainable development, as 
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set out in the Framework, the proposal would fulfil an economic objective 

as a result of the employment of construction workers to carry out the 

various aspects of the development. The proposal would also make an 

important contribution to the supply of housing. In terms of the 

development’s social objective, the proposal would provide market and 

affordable housing on the site. In terms of the environmental objective, the 

proposed development would result in the loss of an existing field and 

would introduce built development into what has been identified as open 

countryside that has local value. The site is not however of any notable 

landscape value in terms of its character and appearance and the impact 

of the proposal is therefore not considered to be significant. Subject to 

conditions, there would be no unacceptable impact on protected species. 

It would also achieve the required sustainability levels and would provide 

electric vehicle charging points. As a result of the development, there 

would be no severe impact on the operation or use of the highway. Subject 

to securing a Section 106 Agreement, the development would also 

contribute towards improving public transport services in the village. 

It is considered that there would be no adverse impacts as a result of the 

proposed development that would significantly and demonstrably 

outweigh the benefits of the scheme or direct the Local Planning Authority 

to refuse the application. It is therefore considered that the proposal is in 

accordance with the Framework and that planning permission should be 

granted. 

In line with the important principle of consistency of decision making, the 

assessment above applies equally today as it did in 2018. In light of the 

significant material considerations outlined at 6.1.9 above, even if the Council 

is able to demonstrate a five year housing land supply, the weight to the 

benefits of market and affordable housing cannot conceivably be less than 
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significant. Similarly, if there is a demonstrable five year housing land supply, 

the weight to be afforded to conflict with out-of-date policies is limited, so 

such policy conflict could not conceivably significantly and demonstrably 

outweigh the myriad benefits of the scheme in the planning balance. 

Accordingly, it is plain that there are significant material considerations 

supporting the proposal, alongside its compliance with the up-to-date 

provisions of the development plan, and the planning application should 

therefore be approved without delay.  
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APPENDIX 1- ASSESSMENT AGAINST RELEVANT LOCAL 

PLAN POLICIES 

 

Central Lancashire Core Strategy (2012) 

 

Policy 2: Infrastructure 

Policy 2 identifies that “If a funding shortfall in needed infrastructure provision is identified, 

secure, through developer contributions, that new development meets the on and off-site 

infrastructure requirements necessary to support development and mitigate any impact of 

that development on existing community interests as determined by the local planning 

authority.” 

Gladman will proactively seek to cooperate with local infrastructure providers and statutory 

consultees in order to assess if there is adequate infrastructure provision available and where 

necessary, provide financial contributions to enhancement. The proposals are therefore in 

accordance with this policy.  

Policy 3: Travel 

Policy 3 emphasises the importance of; 

- Reducing the need to travel 

- Improving pedestrian facilities 

- Improved opportunities for cycling 

- Improved public transport 

- Enabling travellers to change their mode of travel on trips 

- Encouraging car sharing and managing car use. 

- Improving the road network 

- Enabling the use of alternative fuels for transport. 
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The proposals include a Travel Plan which will promote the use of sustainable modes of 

transport and the benefits of car sharing schemes. The development will feature high speed 

broadband which will help facilitate working from home and provision of private charging 

points can be investigated. Financial contributions to sustainable transport modes can also be 

made available to enhance services. The proposals are therefore in accordance with this policy.  

Policy 7: Affordable and Special Needs Housing 

Policy 7 identifies that in rural areas there will a requirement for 35% affordable housing on 

new developments over 15 dwellings. The development will deliver a policy compliant level of 

affordable housing and these benefits will be secured by way of a Planning Obligation.  

Policy 16: Heritage Assets 

Policy 16 seeks to protect and enhance the historic environment, heritage assets and their 

settings. It states that support will be given to developments where it has been demonstrated 

that heritage assets are protected, their character and setting enhanced and their significance 

safeguarded. 

The proposal site does not form the setting of any nearby designated or non-designated 

heritage assets and does not share any intervisibility with any such asset. The scheme will 

therefore have no impact on the significance of any assets and as such, is in accordance with 

this policy. 

Policy 17: Design of New Buildings  

Policy 17 identifies that new development will be expected to take account of the character 

and appearance of the local area. Key factors to be incorporated include, siting, layout, 

massing, scale, design, materials, safeguarding the historic environment, strong linkages with 

the surrounding area, minimising opportunities for crime and demonstrating, through the 

Design and Access Statement, the appropriateness of the proposal. 

The submitted Design and Access statement demonstrates how a high quality development 

of up to 145 dwellings can be accommodated on the site. The scheme is of an appropriate 

scale and density to complement the existing settlement, whilst identifying the possibility for 

new pedestrian linkages accessible to existing residents. Suitable materials will be selected 

during construction to ensure the character of Goosnargh is retained and respected, although 

this level of detail will be agreed at the Reserved Matters stage. The development is therefore 

           |  Page 67 of 1098                                                                                                                              CD1.05 



in compliance with this policy, insofar as it relates to the level of details presented in support 

of an outline planning application.  

Policy 18: Green Infrastructure 

Policy 18 identifies the need to manage and improve environmental resources through a 

Green Infrastructure approach so as to protect and enhance the natural environment where it 

already provides economic, social and environmental benefits. 

The submitted Development Framework Plan identifies how the scheme will provide 

significant levels of green infrastructure and retain as far as possible existing trees, hedgerows 

and ecologically significant features. Further, where removal of green infrastructure is required 

to facilitate the delivery of the scheme, additional planting will be provided to provide an 

overall net gain in the levels of planting on site as well a broadening the available habitats. 

The proposal is therefore in compliance with this policy.    

Policy 22: Biodiversity and Geodiversity 

The objectives of Policy 22 are to ‘conserve , protect and seek opportunities to enhance and 

manage the biological and geological assets of the area through promoting the conservation 

and enhancement of biological diversity, having particular regard to the favourable condition, 

restoration and re-establishment of priority habitats and species populations and to seek 

opportunities to conserve, enhance and expand ecological networks.’ 

As part of the application, a detailed ecology assessment has been compiled and submitted 

to identify and account for any protected habitats or species. The development has been 

designed with an extensive network of open space and wildlife corridors to preserve the 

habitats present on site, while new planting will broaden the habitats and biodiversity 

available. The development is therefore in compliance with this policy.  

Policy 23: Health 

Policy 23 identifies the importance of ‘safeguarding and encouraging the role of allotments; 

garden plots within developments’ as well as the importance of seeking contributions from 

developers for new health care provision where appropriate.  

The development proposals identify the provision of allotments and an orchard as part of the 

scheme, helping meet the objective of more locally produced food. Financial contributions 

can be made towards health care provision should a shortfall be identified by the statutory 

consultee. The scheme is therefore in compliance with this policy.  
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Policy 26: Crime and Community Safety 

Policy 26 identifies that developments should plan for reduced levels of crime and increases 

in community safety. This is to be achieved through community cooperation, through the 

design principles of the development itself and providing infrastructure and leisure activities 

for young people. 

A Crime Impact Statement has been submitted as part of the application which identifies how 

the development will be designed to minimise the potential for crime and antisocial 

behaviour. The proposals include an equipped area of play, accessible to both new and 

existing residents, so catering for younger people. Financial contributions towards local 

facilities can also be provided to further enhance provision for younger people. The proposals 

are therefore in accordance with this policy.  

Policy 27: Sustainable Resources and New Developments 

Policy 27 identifies the need for dwellings on new development to meet a minimum Code for 

Sustainable Homes Level 6, as of January 2016. The Code for Sustainable was superseded in 

March 2015 by the relevant Building Regulations.   Full details of how the scheme will fully 

achieve any Part L Building Regulation targets can only be confirmed at detailed design stage 

but will encompass a ‘Fabric First’ approach.  

It can be considered that the development is in compliance with this policy so far as it is able 

at the outline stage. 

Policy 29: Water Management 

The objectives of Policy 29 are to improve water quality, water management and reduce the 

risk of flooding. These are to be achieved by;  

- managing and reducing flood risk in all new developments, avoiding 

inappropriate development in flood risk areas,  

- pursuing opportunities to improve the sewer infrastructure, particularly in 

Grimsargh, Walton-le-Dale and Euxton, due to the risk of sewer flooding; 

- Encouraging the adoption of Sustainable Drainage Systems (SuDS). 

The proposal site is located within Flood Zone 1, the lowest category of risk and incorporates 

the use of SuDS to effectively manage and dissipate water collected on site from rainfall. The 

Framework Plan and submitted drainage strategy identify the size and location of the 

           |  Page 69 of 1098                                                                                                                              CD1.05 



balancing pond, which will control the discharge of surface water, limiting it to a greenfield 

run-off rate. 

The provision and enhancement of additional sewer infrastructure can be discussed with 

statutory consultees and provided as part of the development as necessary. The proposals are 

therefore in compliance with this policy.  

Policy 30: Air Quality 

Policy 30 identifies the need 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 proposals deliver significant levels of green infrastructure and will promote the use of 

sustainable modes of transport through a transport plan. Contributions to sustainable 

transport modes can be made available in conjunction with statutory consultees. The 

proposals are therefore in compliance with this policy.  

Central Lancashire Core Strategy (2012) 

Policy AD1 (a) – Development within (or in close proximity to) the Existing Residential 

Area 

Policy AD1 (a) identifies the criteria where development will be permitted in relation to existing 

villages. These criteria include an appropriate design and scale, no adverse impact on nearby 

residential amenity, no over concentration of non-residential use or an over intensification of 

use on the site.  

The proposals provide an appropriately scaled development in close proximity to an existing 

residential area on the western edge of Goosnargh. The proposed development will provide 

a density of 35dph, reflective of the current neighbouring density. The proposals also include 

significant levels of open space and planting, up to 3.79ha equating to 48% of the total site 

are, meaning it will not result in an over intensification of use. The scheme is therefore in 

compliance with this policy.  

Policy HS3 – Green Infrastructure in New Housing Developments 

Policy HS3 identifies the public open space requirement that new developments comprising 

a net gain in dwellings is required to meet. The requirements are as follows: 

Parks, gardens - 1.81ha per 1000 population 

           |  Page 70 of 1098                                                                                                                              CD1.05 



Semi-natural greenspace - 1.78ha per 1000 population 

Amenity greenspace - 0.54ha per 1000 population 

Provision for children and young people - 0.02ha per 1000 population 

Allotments - 0.17ha per 1000 population 

Playing pitches - 1.01ha per 1000 population 

The proposed scheme provides 3.79ha of open space which incorporates parks and gardens, 

semi natural greenspace, amenity greenspace, an equipped are of play and allotments. The 

majority of the policy requirements are therefore met on site and in most regards, significantly 

exceeded. Where a requirement cannot be met on site, a financial contribution will be made 

available to accommodate the necessary provision.  

Policy ST1 – Parking Standards 

Policy ST1 identifies the minimum parking standards that must be met by individual 

developments. The proposals will provide a policy compliant level of parking as part of the 

scheme.  

Policy ST2 – General Transport Considerations  

Policy ST2 identifies the transport considerations that must be taken into account by new 

development schemes. These include road safety, public transport provision, facilitating 

access to pedestrians and cyclists and meeting disabled needs.  

The development will be subject to extensive input from statutory consultees, including 

Lancashire County Council Highways which will ensure that all aspects with regard to the 

provision of safe and sustainable transport modes and routes are met. The development will 

feature new footpaths and cycle routes linking to the wider network while contributions can 

be made available towards public transport provision should it be required. The scheme is 

therefore in compliance with this policy.  

Policy EN7 – Land Quality 

Policy EN7 requires that new development must demonstrate that any existing land 

contamination can be addressed through mitigation, there will be no unacceptable risk of 

pollution arising from the development and the proposal will not cause the land to become 

contaminated in the future.  
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The site proposed for development is not affected by any form of contamination, nor will it 

result in the land to become contaminated in the future. Further, there will be no unacceptable 

risk of pollution from the development, which will be constructed to the required energy 

efficiency standards. Sustainable transport usage will be encouraged through the submission 

of a travel plan, with contributions available to sustainable transport modes if required. Overall 

the scheme is in compliance with this policy.  

Policy EN9 – Design of New Development 

EN9 refers to design standards that all new developments must designed with regard to the 

following principles as set out and explained in the Central Lancashire Design Guide SPD;  

Movement and Legibility 

Space and Enclosure 

Mix of Uses and Tenures 

Adaptability and Resilience 

Resources and Efficiency 

Architecture and Townscape 

The submitted Design and Access Statement and Framework Plan demonstrate how the site 

can accommodate the proposed development while taking into consideration the requisite 

design principles identified in EN9 and the relevant SPD. The final design and layout of the 

scheme will be confirmed at the reserved matters stage and will incorporate energy saving 

measures and efficiency through a fabric first approach.  The scheme is therefore in 

compliance with this policy. 

Policy EN10 – Biodiversity and Nature Conservation 

Policy EN10 identifies the importance of protecting, safeguarding and enhancing designated 

habitats as well as areas non designated habitats capable of accommodating protected 

species. It goes on to state the importance of retaining habitat/features such as trees, 

hedgerows, ponds and streams. Developments should also aim to result in a net gain in 

biodiversity following completion, while mitigating any impacts that are unavoidable during 

construction. 
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The submitted Ecology Assessment and Framework Plan identifies how the development has 

been designed so as to maximise the retention of assets of particular ecological value and 

that any potential for habitat beneficial to protected species has been appropriately 

accommodated. The site is not subject to any designations and will gain significant levels of 

planting to compensate for any removal during development, resulting in a net gain in 

planting above current levels present on site, in addition to providing a broader array of 

habitats for biodiversity. The development is therefore in compliance with this policy.  

Policy EN11 – Species Protection 

Policy EN11 identifies that planning permission will not be granted for development which 

would have an adverse effect on a protected species unless the benefits of the development 

outweigh the need to maintain the population of the species in situ. It goes on to state that 

should a protected species be affected by a development, efforts should be made to facilitate 

the survival of the species, reduce the potential disturbance and provide alternative habitat.  

As part of the scheme, any potential habitat capable of accommodating protected species, 

such as the ponds, is to be retained and provided with appropriate mitigation to ensure that 

any protected species present will not be impacted by the development. The scheme is 

therefore in compliance with this policy.   
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APPENDIX 2- SUSTAINABLE DEVELOPMENT: THE NATIONAL 

PLANNING POLICY FRAMEWORK 

Introduction 

The MHCLG published a revised Framework in July 2018, which was updated with minor revisions in 

February 2019. 

This section of the Planning Statement sets out why the planning application meets with the 

objectives of the Framework in delivering sustainable development. 

The Presumption in Favour of Sustainable Development 

At the heart of the Framework is the ‘presumption in favour of sustainable development’1. For 

decision-taking this that, where a proposal accords with an up-to-date development plan, where 

there are no relevant development plan policies or where the policies which are most important for 

determining the application are out of date, granting permission unless adverse impacts would 

significantly and demonstrably outweigh the benefits, or policies in the Framework indicate 

development should be restricted2. 

The relevant technical reports that accompany this planning application demonstrate that the 

proposed development would give rise to no unacceptable adverse impacts that would significantly 

and demonstrably outweigh the benefits associated with the proposals. Further, the application site 

is not the subject of any of the designations cited within footnote 6 of the Framework and therefore 

policies do not apply which indicate the presumption should be disapplied. 

Delivering a Sufficient Supply of Homes 

The Framework sets out the Government’s key housing objective of “significantly boosting the 

supply of homes”. Paragraph 73 sets out how LPAs should achieve this, including a requirement to 

provide a delivery buffer of 5%, 10% or 20% to ensure choice and competition in the market for land. 

The latest Housing Delivery Test results (published February 2020) indicate that Preston is required 

to apply a 5% buffer. 

 
1 Paragraph 10. 
2 Paragraph 11. 
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The proposals entirely accord with this national policy objective in so far as the application will 

deliver new housing which will assist the Council in contributing towards the central Government 

objective of boosting significantly the supply of housing now. 

Building a Strong, Competitive Economy 

The Framework is clear that the Government is committed to delivering sustainable economic 

growth identifying that planning policies should, “positively and proactively encourage sustainable 

economic growth.” (paragraph 81). 

Housing development is a key component of economic growth and this is fully recognised in 

Government policy and the 2017 housing white paper (‘Fixing our broken housing market’), which 

states on page 15: 

 “If we fail to build more homes, it will get ever harder for ordinary working people to afford 

a roof over their head, and the damage to the wider economy will get worse.” 

Through the development of the site a significant amount of investment will be made to the area in 

terms of the construction value of the project and associated spend during the construction period. 

The construction industry, and housebuilding in particular, make an important contribution to both 

the local and national economy in terms of job creation. The accompanying Socio-economic 

Sustainability Statement estimates the following key benefits arising from the proposal: 

Construction spend - £15.9 million 

GVA over the build period - £4.9 million 

Resident annual expenditure - £3.9 million 

Council Tax - £2.4 million over 10 years 

New Homes Bonus - £700,000 over a 4-year period 

The provision of quality housing in Goosnargh is central to the achievement of sustainable economic 

growth across Preston City and is fully supported by the requirements and advice of the Framework; 

indeed, paragraph 80 is clear that significant weight should be placed on the need to support 

economic growth through the planning system.  

The importance of the economic element of sustainability is only underlined by the current 

economic downturn caused by the COVID-19 pandemic. Central Government has recognised that the 

planning process will have a crucial role in aiding economic recovery and the large number of local 
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people currently seeking employment in construction3 who could be supported by further planning 

permissions being granted in Braintree only further enhances this.  

Promoting Sustainable Transport 

At paragraph 102, the Framework requires LPAs to consider transport issues from the earliest stages 

of the plan-making process and development proposals, encouraging “…opportunities to promote 

walking, cycling and public transport use…”. 

At paragraph 103, to the Framework requires significant development to: 

“…be focused on locations which are or can be made sustainable, through limiting the need 

to travel and offering a genuine choice of transport modes.” 

Goosnargh has a number of services and facilities which are within easy walking and cycling distance 

of the site, including: Primary School, village shop, public houses, hairdressers, a pharmacy, playing 

fields and a church. 

The closest bus stop to the development site lies approximately 200m to the north east of the site 

along Goosnargh Lane. The number 45 and 46 buses serve Goosnargh, together providing a twice 

hourly bus service to Preston City Centre. There is the potential to improve the level of service 

provision serving Goosnargh through the provision of S106 contributions on this and other 

applications in the village, if permitted.  

The closest employment centre would be Preston City, which can be accessed via the number 45/46 

bus service in just half an hour. Goosnargh therefore has good public transport links to the 

surrounding areas and local centres of employment, with a range of employment, leisure, retail and 

community facilities.” 

To support the application a Transport Assessment (TA) has been undertaken which confirms that 

the site is well located in relation to sustainable transport options and is well positioned in relation 

to the local and strategic highway network. 

Access will be achieved via a priority junction off Whittingham Lane. The TA and Access Plan 

demonstrate how the access can be accommodated to a safe standard. 

The proposals retain the existing public rights of way (6-9-FP 7) and informal footpaths that connect 

the site to the surrounding area. A range of improvements are proposed to enhance pedestrian 

 
3 Circa 590 people (see Socioeconomic Sustainability Statement). 
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access, details of which are contained in the TA. The TA confirms that the package of measures 

proposed offers accessibility enhancements to encourage more sustainable means of travel in the 

area and will mitigate any significant impacts on the highway. 

Achieving Well-Designed Places 

The DAS demonstrates how the scheme will deliver a high quality residential sustainable 

development. The proposals are based on sound design principles that have taken into account site 

constraints and opportunities presented by the site. 

Whilst detailed design is a matter reserved for future determination, the DAS demonstrates the site 

could accommodate a scheme that would be in scale and character with its surroundings and 

Goosnargh through delivering dwellings of a suitable size and utilising materials that reflect the local 

vernacular. It is demonstrated through the DAS and Transport Assessment that the site would be 

accessible to people on foot and cycle and to those with disabilities. The illustrative masterplan 

seeks to create an attractive place that responds to the attributes of the site and the local context. 

The development has been designed taking into account the recommendations of the Landscape 

and Visual Appraisal. The green infrastructure within the built development will sit as an integral 

part of the framework and is key in creating an accessible, open and engaging place within which to 

live. The proposal provides a strong green framework comprising: 

The creation of a 3.79 Ha of Green Infrastructure comprising a variety of potential habitats; 

An area of open space to the east of the scheme to feature a children’s play area and to the north 

west to provide allotments and a Community Orchard; 

Reinforcement of existing hedgerows around the site boundary to improve the quality and 

connectivity of habitat; and 

Retnetion of the existing Public Right of Way along the northern boundary of the site, as well as 

creating new informal footpaths around the site, which are not currently accessible, for the use of 

both new and existing residents. 

Conserving and Enhancing the Natural Environment 

Landscape 

The site is not subject to any landscape quality designation and is not identified as a National Park, 

AONB or locally-designated landscape area. Neither the site nor the immediate landscape contains 
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any rare or unusual landscape features and so the LVA prepared for the application concludes that 

the site does not comprise a valued landscape.  

Development will result in a permanent change to the character of the application site, however the 

proposals will aim to retain notable existing landscape features where evident, such as boundary 

hedgerows, mature hedgerow trees and drainage ditches.. The site’s landscape character can absorb 

change through the introduction of high-quality development such as that proposed. In summary, it 

is considered that the proposed development will not give rise to any unacceptable landscape and 

visual harm. 

Ecology 

Paragraph 170d of the Framework requires the minimisation of impacts on, and provision of net 

gains for, biodiversity. 

The Ecological Assessment confirms that the proposal is unlikely to have any significant effect on any 

statutory designated sites. The plan demonstrates the ability to deliver significant ecological 

enhancements for wildlife in the form of additional habitats. In particular, the retention and 

strengthening of linear boundary features will promote habitat connectivity, and the incorporation 

of SUDS features, allotments and orchard planting will supplement habitat diversity. It is considered 

that the proposals provide the opportunity for a net gain in biodiversity on site.  

Meeting the Challenge of Climate Change 

Paragraph 148 of the Framework requires the planning system to 

“help to: shape places in ways that contribute to radical reductions in greenhouse gas 

emissions…”   

The application proposal meets these criteria as it will be delivered to the relevant Building 

Regulations or equivalent standard applicable at the time of permission. 

Conserving and Enhancing the Historic Environment  

Section 16 of the Framework provides policy guidance on the conservation and investigation of 

heritage assets.  

There will be no impact on any designated or non-designated heritage assets as a result of the 

development of this site. Further, there is no intervisibility between the site and any designated or 

non-designated heritage assets.  
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Summary 

From the above, it is clear that the application proposal complies with relevant provisions of the 

Framework.  Accordingly, it can reasonably be concluded that the proposal is also in compliance with 

the broad planning objectives of the Framework.   

The assessment against the relevant policies does not indicate any circumstances under which 

permission should be restricted and which might result in the disapplication of the presumption in 

favour of sustainable development.   
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