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Dear Sir/Madam 
 
Planning Committee - 7 January 2021 
 
Further to consultation with the Chair the following item has been added to the agenda 
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Preston City Council 

 

Report to Planning Committee 
Meeting to be held on 7th January 2021        
 

Electoral Wards Affected 
Preston Rural North, 
Preston Rural East 

Report submitted by: Director of Development and Housing 
 

Application Numbers:  
 
06/2018/0811 - Goosnargh Cottage, 826 Whittingham Lane and land to the 
south/rear of Chingle Hall Cottage, 780-818 Whittingham Lane and Goosnargh 
Cottage, 826 Whittingham Lane; 
 
06/2018/0884 - Bushells Farm, Mill Lane, Goosnargh; 
 
06/2019/0311 - Land south of Whittingham Lane, Goosnargh; 
 
06/2019/0772 - Land north east of Swainson Farm, Goosnargh Lane, 
Goosnargh; and  
 
06/2019/0773 - Land at Swainson Farm, Goosnargh Lane, Goosnargh. 
 
 
1. Summary  
 
1.1 The purpose of this report is to allow Planning Committee to consider whether or not the 

Council should argue at the forthcoming inquiry arranged to consider the above appeals 
that the cumulative impacts of the above proposals adjacent to Goosnargh, which are also 
the subject of current planning applications/appeals, some of which appear on this agenda, 
would result in a radical change to the character of the rural village.  

 
1.2 The applications are now all the subject of a conjoined appeal that is following the inquiry 

procedure and the conjoined Public Inquiry is due to commence on Tuesday 13th April 
2021.  
 

1.3 This report relates to the following applications: 
 

Application number Site address Proposal 

06/2018/0811 Goosnargh Cottage, 826 Whittingham 
Lane and land to the south/rear of 

Chingle Hall Cottage, 780-818 
Whittingham Lane and Goosnargh 

Cottage, 826 Whittingham Lane 

Outline planning application 
for up to 65no. dwellings 
(access applied for only) 

06/2018/0884 Bushells Farm, Mill Lane Outline planning application 
for up to 140no. dwellings 
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with all matters reserved 
except for access 

06/2019/0311 Land south of Whittingham Lane Outline application seeking 
approval for 80no. dwellings 

and car parking area for 
Goosnargh Methodist Church 

with access from 
Whittingham Lane (all other 

matters reserved) 

06/2019/0772 Land north east of Swainson Farm, 
Goosnargh Lane 

Outline planning application 
seeking approval for access 
only for up to 87no. dwellings 
(all other matters reserved) 

06/2019/0773 Land at Swainson Farm, Goosnargh 
Lane 

Outline planning application 
seeking approval for access 
only for up to 40no. dwellings 
(all other matters reserved) 

 
 
2. Decision Recommended 
  
2.1     Planning Committee agrees that, in addition to the original reason for refusal, the Council 

should present a case at the forthcoming inquiry into the appeals for the applications listed 
above in paragraph 1.3 that: 

 
The cumulative impacts of the proposal and other proposals adjacent to Goosnargh, which 

are the subject of current planning applications/appeals, would result in a radical change 

to the character of the rural village. Not only would the scale of development proposed by 

the application proposal and other proposals collectively destroy its character as a rural 

settlement and its intimate relationship with the surrounding countryside, by surrounding 

the village on all sides with suburban new development, but they would also represent 

rapid and unsustainable unplanned growth, which would be inappropriate and contrary to 

the aims of Policy 1 of the Core Strategy and Policy EN1 of the Local Plan, which seek to 

limit development in such rural locations to small scale, infill development. The need to 

promote sustainable development, set out in paragraph 8 of the Framework, involves 

bringing forward land of the right type in the right place with accessible services. By virtue 

of the location of application proposal, and other proposals adjacent to Goosnargh, the 

proposed development would demonstrably fail to do this. The proposed development is 

contrary to Policy 1 of the Central Lancashire Core Strategy, Policy EN1 of the Preston 

Local Plan 2012-26 (Site Allocations and Development Management Policies) and the 

National Planning Policy Framework. 

 
        
3. Information 
 
3.1  The above five sites were all originally considered by the Planning Committee with a 

recommendation for approval between December 2018 and December 2019. Officers 
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recommended approval of the applications on the basis that the Council could not 
demonstrate a five year supply of deliverable housing land at the time and as such, the 
tilted balance was engaged. In engaging the tilted balance, officers considered the benefits 
proposed by the proposals, namely the increase in housing supply, significantly and 
demonstrably outweighed the harm of non-compliance with the development plan. 

 
3.2 However, the Council was unable to grant planning permission on the above five sites due 

to a Holding Direction issued under Article 31 of the Town and Country Planning 
(Development Management Procedure) (England) Order 2015 (as amended) being placed 
upon all the applications to allow the Secretary of State to consider whether or not he 
wanted to call in the applications for his consideration. 

 
3.3 Following an appeal decision in the administrative area of South Ribble (a Council that 

shares its housing supply policy with Preston), when the Inspector took a different 
approach to that previously presented to the Planning Committee, the five undetermined 
applications, together with others, were returned to the Planning Committee on 13th 
February 2020. This was because when initially considering the applications between 
December 2018 and November 2019, some members of the Planning Committee 
expressed their frustration that they could not give the relevant policies of the development 
plan the weight they would have preferred to give them due to the lack of a five year supply 
at the time of their initial consideration. Accordingly, the appropriate course of action was 
to refer the applications back to the Planning Committee so that the Committee could be 
advised that there was and is a reasonable option available to them. It was considered that 
there was a real danger that if the applications were not to be reported back to the Planning 
Committee in these circumstances, any planning permissions based on the earlier 
resolutions might be subject to legal challenge by interested third parties.  Moreover, there 
was concern that there could be a reasonable prospect those challenges would succeed 
if the Council had ignored a material consideration.  

  
3.4 All five applications were recommended for refusal because the proposals fail to comply 

with the development plan. Given that all five applications were to be considered during 
one Planning Committee meeting officers considered whether or not the cumulative 
impacts of the five proposals should be assessed. However it was decided at the time there 
was little merit in analysing the cumulative impacts because all five applications were 
recommended for refusal.   

 
3.5 Now that the proposals are being considered at the same inquiry and there is a prospect 

that an Inspector may grant planning permission simultaneously for some or all of the five 
proposals, the cumulative impact of adding an extra 412 new dwellings to all edges of the 
rural village of Goosnargh cannot be ignored and it is considered appropriate to assess 
the cumulative impact of all five proposals upon the adjacent village. 

 
4. Analysis 
 
4.1 Members of the Committee are aware that three of the appeal proposals have been subject 

to re-submissions and appear on this Agenda.  When those applications were considered 
by the Committee on 13 February 2020, a sole reason for refusal was given.  A second 
reason for refusal based on the cumulative impacts of the proposals has been included in 
the reports on this Agenda.   The reason for refusal based on cumulative impact states: 
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The cumulative impacts of the proposal and other proposals adjacent to Goosnargh, which 

are the subject of current planning applications/appeals, would result in a radical change 

to the character of the rural village. Not only would the scale of development proposed by 

the application proposal and other proposals collectively destroy its character as a rural 

settlement and its intimate relationship with the surrounding countryside, by surrounding 

the village on all sides with suburban new development, but they would also represent 

rapid and unsustainable unplanned growth, which would be inappropriate and contrary to 

the aims of Policy 1 of the Core Strategy and Policy EN1 of the Local Plan, which seek to 

limit development in such rural locations to small scale, infill development. The need to 

promote sustainable development, set out in paragraph 8 of the Framework, involves 

bringing forward land of the right type in the right place with accessible services. By virtue 

of the location of application proposal, and other proposals adjacent to Goosnargh, the 

proposed development would demonstrably fail to do this. The proposed development is 

contrary to Policy 1 of the Central Lancashire Core Strategy, Policy EN1 of the Preston 

Local Plan 2012-26 (Site Allocations and Development Management Policies) and the 

National Planning Policy Framework. 

 
4.2 Turning to the appeals, the five applications subject to appeal were submitted separately 

between July 2018 and July 2019 (with the expectation of 06/2019/0772 and 06/2019/0773 
relating to Swainson Farm which were submitted together). Prior to their submission in 
2018/2019, none of the applicants engaged in pre-application discussions with the Local 
Planning Authority, therefore the Local Planning Authority was, in 2018/2019, unaware of 
the level of speculative development that was to be proposed around Goosnargh village. 
Furthermore, as all the applications were submitted over a period of 12 months they were 
all, with the expectation of the two applications at Swainson Farm, considered at different 
committee meetings. 06/2018/0811 was first considered in December 2018, 06/2018/0884 
was first considered in January 2019, 06/2019/0311 was first considered in September 
2019 and 06/2019/0772 and 06/2019/0773 were first considered in November 2019.  

 
4.3 Due to the Council’s dire housing supply position at the time, all the applications were  

recommended for approval as the Council was in need to boost the supply of housing. As 
described above, the Local Planning Authority were then unable to grant the five planning 
permissions due to the issuing of a collective Holding Direction by the Secretary of State 
across these five sites, and others within the city. 

 
4.4 All five sites are located within the open countryside and adjacent to the village boundary 

of Goosnargh, as defined by the Policies Map within the Adopted Preston Local Plan 2012-
26 (Site Allocations and Development Management Policies). All five sites, with the 
exception of the application at Swainson Farm, which proposes development on 
agricultural land. 

 
4.5 The origins of the village of Goosnargh date back to the early thirteenth century and, as a 

settlement, the village has grown organically since. At the time of the last census the 
population of the village was 1,072. Currently within the rural settlement boundary (as 
defined on the Policies Map of the Local Plan) the number of dwellings within the village is 
532. In total, the five sites propose an additional 412 dwellings on sites which adjoin the 
village, which would rapidly and unsustainably increase the number of dwellings in 
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Goosnargh if approved. This cumulative result would be a radical change to the character 
of the rural village. Goosnargh would essentially become a historic village encircled by 
suburban development, thus destroying its character as a rural settlement and its intimate 
relationship with the surrounding countryside. It is inconceivable that this is an approach 
which would be countenanced through the development plan process. Rather, this is the 
outcome of a series of ad hoc development proposals which have been formulated without 
regard (or adequate regard) for the overall cumulative effect on this community and its 
residents. 

 
4.6 Not only would the scale of development proposed by the these five sites adjacent to 

Goosnargh collectively destroy the character of Goosnargh as a rural settlement in visual 
terms, but they would also represent rapid and unsustainable unplanned growth, which 
would be inappropriate and contrary to the aims of Core Strategy Policy 1 and Local Plan 
Policy EN1, which seek to limit development in such rural locations to small scale, infill 
development. The need to promote sustainable development, set out in paragraph 8 of the 
Framework, involves bringing forward land of the right type in the right place with 
accessible services. By virtue of the location of application proposal, and other proposals 
adjacent to Goosnargh, the proposed development would demonstrably fail to do this. 

 
4.7  Officers now consider that given that the proposals are all being considered at the same 

inquiry and there is a prospect that an Inspector may grant planning permission 
simultaneously for some or all five proposals following the same conjoined inquiry, the 
cumulative impact of adding up to an extra 412 new dwellings to all edges of the rural 
village of Goosnargh cannot be ignored and it is appropriate to assess the cumulative 
impact of all five proposals upon the adjacent village. As a consequence, and whilst it is 
appreciated that the introduction of a new strand to the Council’s case may  be criticised 
by the appellants, it is considered that there is a reasonable case to be made regarding 
the impact the five appeal proposals would have on the character of Goosnargh as a rural 
settlement. 

   
5. Financial/Legal implications 
 
5.1     It is possible that the addition of a further reason for refusal may lead to a contention by 

the appellants, and representations at the Inquiry, that it is too late to do this. There is also 
the possibility that it might lead to an application for an award of costs against the Council 
on the ground that the Council has behaved unreasonably in seeking to add this extra 
element to its argument.  Whilst these factors have been taken into consideration in arriving 
at this recommendation to members, it is clear to officers that on the facts the cumulative 
impact of the proposals cannot be ignored at the conjoined inquiry and the Council should 
set out its position on cumulative impact to the Inspector. 

 
6.  Reasons For Urgency and Recommendation  
 
6.1  The Planning Inspectorate have asked for clarity on this issue by Friday 8th January 2021 

as the Council’s Statement of Case raises the matter of cumulative impact.  However the 
Inspector notes that none of the refusal notices for the five Goosnargh cases include 
landscape and visual impact as a reason for refusal. In addition, the Inspector notes that 
all five proposals were considered at the same Planning Committee, 13th February 2020, 
and there was no reference to or apparent consideration of cumulative landscape and 
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visual impact.  The Inspector’s initial view is that the Council is raising a new issue and a 
new reason for refusal. Should Members agree with the recommendation of this report, the 
Inspector can be informed that the Council is raising concerns about the cumulative impact  
of the five proposals on the character of the village, not matters relating to landscape and 
visual impact, and clarify its position to the Inspector..  Any delay in clarifying the position 
will lead to criticism of the Council’s conduct and could increase the prospect of an 
application for an award of costs.  

 
 

7. Background Documents: 
 

Background documents open to inspection in accordance with Section 100D of the Local 
Government Act 1972: 

 
7.1    Statement of Case submitted on behalf of the Local Planning Authority – Goosnargh 

Appeals. 
 

Date Contact/Directorate/Ext 

 
06/01/21 

James Mercer 
Development and Housing 
Directorate; 01772 906576 
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