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Appendix EP4: Response to 3rd party representations

Appeal C: PINS Ref: 3258896 LPA
Ref: 06/2019/0773

54 letters of comment were received in relation to this appeal. These have been reviewed in detail and whilst it is not
considered necessary or appropriate to respond to each comment individually, the comments made have been
summarised into topic areas and the key matters raised are responded to in the Table below.

Comment topic Comment summary Response
Number of dwellings/Housing
land supply

Already met housing needs. No demand for housing. Not small or infill. Too many homes on greenfield when there are
brownfield sites available (Whittingham Hospital site).

Matters of Housing need and supply are addressed in detail in the joint PoE of Mr
Pycroft. It is my contention that there is both a need and demand for housing in this
location. National housebuilders, who respond only to demand, are interested in
delivering the appeal sites. The LPA in the November 2019 committee report do
consider the site to be 'Small scale'.

Traffic/access Parked cars and existing heavy traffic are affecting visibility and safety. Residents will be reliant on private transport.
M55/A6 already operate close to or over capacity. Inadequate public transport and dangerous access to Goosnargh Lane.
Narrow pavements leading to site and bad lighting - not suitable for wheelchairs and prams. Roads aren't wide enough for
larger vehicles. Misleading traffic assessment submitted. Site access is dangerous. Speeding along Goosnargh Lane up to
101mph.

The removal of Johnson and Swarbrick from this edge of settlement location will
serve to reduce HGV traffic in the local area. The settlement is well served with
everyday services and facilities and Appendix 11 of this PoE demonstrates there is a
good bus service offering a viable alternative to the private car for journeys out of
the settlement.

Ecology Loss of wildlife and habitats. Effects of more vehicles on ecology, increased pollution. Deers, Lapwings (red listed) and
other animals living in the fields. Loss of trees. Loss of agricultural land. TPOs.

The site consists of approximately 84% built form. What small grass land is included
within the site is of little or no ecological merit.  The ecological assessments
submitted with the proposals did not identify any ecological constraints to the
development of the site. The site does not include any TPO's. This is accepted in the
Officer's reports.

Design Design would result in loss of privacy. Smaller green spaces will increase localised noise and crime. Not enough
open/shared green space proposed on site.

The application is in outline only. Matters of detailed design will be dealt with at RM
stage. The submitted illustrative MP however, demonstrates how the site could be
development to provide appropriate residential amenity to existing and future
residents. This is accepted in the Officer's reports.

Employment / education /
amenities

Limited access to employment and schools. Lack of job opportunities and school spaces. Lack of school funding. Loss of an
employment site and rural businesses. Few shops and amenities, residents already have to travel for shopping/healthcare
etc. Lack of parks and leisure to support new development. Loss of a meat provider (Swainson Farm). The NHS building in
the village is not a GP/medical facility, but a mental health secure unit.

Access to infrastructure is addressed in the evidence of Mr Rob Hindle. No concerns
with regard to infrastructure provision have been raised by the LPA. Financial
contributions towards schools and upgrading of the bus service will be made
thorough the S106. The Appeal site is not an 'employment site' for the purposes of
the local plan and this was addressed within the Officer's report. Whilst the loss of
the business is regrettable this has been an unfortunate consequence of the
Coronavirus Pandemic.

Drainage/flooding Roads are already flooding and sewers are full. Increasing flooding risk, UU admitting drainage system is outdated on 8
November 2020 visit. Sewers flooding on Mill Lane. Preston Council has previously failed to act on breaches of condition
relating to flooding storage on other sites - worries of same re this site and NMAs to amend drainage details if approved.
Flood storage from neighbouring 93 dwelling scheme isn't working. Worries about insurance due to flooding. How is
surface water run off going to be dealt with as the site is higher than most existing homes.

The site lies within Flood Zone 1. An FRA was submitted to support the application
and identified no constraints to the development of the site.  No objections have
been received form the LLFA or the EA.

Location Whittingham is not recognised as a growth area and is not permissible in open countryside (refers to Policy 1 of Central
Lans CS and Policy EN1 of Preston LP). Urban sprawl, loss of rural character. Outside the village. Site falls outside of parish
boundaries and within a different ward. Brownfield sites should be developed first. Loss of greenery.

It is acknowledged that the site is outside the settlement boundary. However,
approximately 84% if it is already covered with building and hard standing. It does
not contribute to the objectives of Policy CS1 and EN1 to protect the 'open
countryside'. Indeed the proposals offer an opportunity to enhance the character of
the village.
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Appendix EP4: Response to 3rd party representations

Appeal D: PINS Ref: 3258898 LPA
Ref: 06/2019/0772

55 letters of comment were received in relation to this appeal. These have been reviewed in detail and whilst it is not
considered necessary or appropriate to respond to each comment individually, the comments made have been
summarised into topic areas and the key matters raised are responded to in the Table below.

Comment topic Comment summary Response
Number of dwellings/Housing land
supply

Already met housing needs. No demand for housing. Not small or infill. Too many homes on greenfield when there are
brownfield sites available (Whittingham Hospital site).

Matters of Housing need and supply are addressed in detail in the joint PoE of Mr
Pycroft. It is my contention that there is both a need and demand for housing in this
location. National housebuilders, who respond only to demand, are interested in
delivering the appeal sites.

Traffic/access Parked cars and existing heavy traffic are affecting visibility and safety. Residents will be reliant on private transport.
M55/A6 already operate close to or over capacity. Inadequate public transport and dangerous access to Goosnargh Lane.
Narrow pavements leading to site and bad lighting - not suitable for wheelchairs and prams. Roads aren't wide enough for
larger vehicles. Misleading traffic assessment submitted. Site access is dangerous. Speeding along Goosnargh Lane up to
101mph.

The removal of Johnson and Swarbrick from this edge of settlement location will serve
to reduce HGV traffic in the local area. The settlement is well served with everyday
services and facilities and Appendix 11 of this PoE demonstrates there is a good bus
service offering a viable alternative to the private car for journeys out of the
settlement. The Appeal proposals will deliver a 2m footway to the front of the site and
introduce street lighting to this part of Goosnargh Lane.  The village speed limit will
also be extended to west of the site entrance and speed reduction markings will be
introduced. It is considered these factors will enhance pedestrian and vehicular
highway safety. LCC Highways and HE have accepted there are no highway capacity
issues arising from the proposal and have raised no objection.

Ecology Loss of wildlife and habitats. Effects of more vehicles on ecology, increased pollution. Deers, Lapwings (red listed) and other
animals living in the fields. Loss of trees. Loss of agricultural land. TPOs. Loss of green energy source (Miscanthus). The
survey doesn't reflect the year round habitats. Not enough habitats left or created to support the existing wildlife.

The ecological assessments submitted with the proposals did not identify any
ecological constraints to the development of the site. The site does not include any
TPO's and existing trees and hedgerows will be retained and enhanced thereby
creating valuable new habitat and biodiversity. The indicative layout plan also
indicates a significant landscape buffer to the northern edge of the site. This is
accepted in the Officer's reports. The Miscanthus crop grown is not a cash crop but
instead fuels the Johnson and Swarbrick business.  Its loss will not impact the wider
supply of such crops.

Design Design would result in loss of privacy. Smaller green spaces will increase localised noise and crime. Not enough
open/shared green space proposed on site - only leaving the existing hedges and trees.

The application is in outline only. Matters of detailed design will be dealt with at RM
stage. The submitted illustrative MP however, demonstrates how the site could be
development to provide appropriate residential amenity to existing and future
residents. the proposals also include appropriate open space provision. This is
accepted in the Officer's reports.

Employment/ education/
amenities

Limited access to employment and schools. Lack of job opportunities and school spaces. Lack of school funding. Loss of an
employment site and rural businesses. Few shops and amenities, residents already have to travel for shopping/healthcare
etc. Lack of parks and leisure to support new development. Loss of a meat provider/local business (Swainson Farm). The
NHS building in the village is not a GP/medical facility, but a mental health secure unit.

Access to infrastructure is addressed in the evidence of Mr Rob Hindle. No concerns
with regard to infrastructure provision have been raised by the LPA. Financial
contribution towards schools and enhancement of the bus service will be made
thorough the S106. The Appeal site is not an 'employment site' for the purposes of the
local plan and this was addressed within the Officer's report. Whilst the loss of the
business is regrettable this has been an unfortunate consequence of the Coronavirus
Pandemic.

Drainage/flooding Roads are already flooding and sewers are full. Increasing flooding risk, UU admitting drainage system is outdated on 8
November 2020 visit. Sewers flooding on Mill Lane. Preston Council has previously failed to act on breaches of condition
relating to flooding storage on other sites - worries of same re this site and NMAs to amend drainage details if approved.
Flood storage from neighbouring 93 dwelling scheme isn't working. How is surface water run off going to be dealt with as
the site is higher than most existing homes.

The site lies within Flood Zone 1. An FRA and drainage strategy was submitted to
support the application and identified no constraints to the development of the site.
No objections have been received from the LLFA or the EA.

Location Whittingham is not recognised as a growth area and is not permissible in open countryside (refers to Policy 1 of Central
Lans CS and Policy EN1 of Preston LP). Urban sprawl, loss of rural character. Outside the village. Site falls outside of parish
boundaries and within a different ward. Brownfield sites should be developed first. Loss of greenery. The land is linked to
and needed by the farm. Trans-Pennine ethylene pipe line to north-west boundary of site.

It is acknowledged that the site is outside the settlement boundary. However, it is
relatively small scale and well contained with built form located to three sides. The
development of this site would not extend built for beyond the existing extent of
development on Appeal site C and the ongoing development to the rear of Holme Fell.
The presence of the pipeline is noted and appropriate stand of distances will be
maintained by any development.
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Note
For rights of appeal in respect of any conditions attached to the permission see the
attached notes.

C M Hayward
Director of Development

Development Directorate
Preston City Council
Town Hall
Lancaster Road
Preston
PR1 2RL

- 1 -

Town and Country Planning Act 1990

OUTLINE PLANNING PERMISSION

Application no: 06/2018/1356

Agent: Applicant:

Helen Leggett,
Emery Planning Partnership Ltd
Units 2 - 4 South Park Court
Hobson Street
Macclesfield
SK11 8BS

.,
Mrs Gillian Wells, Mr Thomas Swarbrick
& Mrs Lynn Johnson
C/O Agent

Decision date: 06-Nov-2019 Valid date: 11-Dec-2018

Development proposed:

Outline planning application seeking approval for access from Goosnargh Lane and
up to 26no. dwellings and associated works (all other matters reserved)

at:

Land opposite Swainson House Farm, Goosnargh Lane, Preston, PR3 2JU

Preston City Council hereby give notice that OUTLINE PERMISSION HAS BEEN
GRANTED for the carrying out of the above development in accordance with the
application plans and documents listed below or as may otherwise be amended following
written approval by the Local Planning Authority and subject to the following conditions:

1. The development hereby permitted shall only be implemented in accordance with
the approved plans.  This approval relates to drawing numbers:
Location Plan; and
J1018 access fig 1 Rev. B, Proposed Site Access Plan.

2. Application for approval of reserved matters must be made not later than the
expiration of three years beginning with the date of this permission and the
development must be begun not later than which ever is the later of the following
dates: a) the expiration of three years from the date of this permission,    b) the
expiration of two years from the final approval of the reserved matters or, in the
case of approval on different dates, the final approval of the last such matter to be
approved.
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3. Before any development is commenced approval shall be obtained from the Local
Planning Authority with respect to the reserved matters, namely, the layout, scale,
appearance and landscaping. The landscaping proposals shall be carried out
before any of the buildings are occupied or at such time as the approved proposals
may provide.

4. Prior to the first occupation of any dwelling, that dwelling shall be provided with an
electric vehicle charging point which shall be retained for that purpose thereafter.

5. Prior to the commencement of the development hereby approved, a scheme shall
be submitted and approved in writing by the Local Planning Authority to
demonstrate that all dwellings shall achieve not less than a 19% improvement in the
Dwelling Emission Rate (DER) over the Target Emission Rate (TER) as defined in
Part L1A of the 2013 Building Regulations. The development shall thereafter be
carried out in accordance with the approved scheme.

6. If during site preparation or development works contamination is encountered, or is
suspected in areas where it had not been anticipated, then a scheme for detailed
investigation, risk assessment, remedation and verification shall be submitted to
and agreed in writing by the Local Planning Authority. The remediation shall be
carried out in accordance with the approved details.

7. Prior to the commencement of the development hereby approved, details of the
design, based on sustainable drainage principles, and implementation of an
appropriate surface water sustainable drainage scheme shall be submitted to and
approved in writing by the Local Planning Authority. Those details shall include, as
a minimum:

a) Final sustainable drainage layout plan appropriately labelled to include all
pipe/structure references, dimensions, design levels, finished floor levels in AOD
with adjacent ground levels, all existing drainage within the development site should
be included on this plan with cover and invert levels, final surface water longitudinal
sections plan labelled to include dimensions, gradients and design levels in AOD.
Cross section drawings of swales, flow control manhole and new manholes on the
existing culvert are also required.

b) The drainage scheme should demonstrate that the surface water run-off and
volume shall not exceed the pre-development run-off rate calculated at 8 litres per
second. The scheme shall subsequently be implemented in accordance with the
approved details before the development is completed.

c) Sustainable drainage flow calculations ( 1 in 1, 1 in 2, 1 in 30 and 1 in 100 plus
climate change).

d) Plan identifiying areas contributing to the drainage network.

e) Measures taken to prevent flooding and pollution of receiving groundwater and/or
surface waters, including watercourses.

f) A plan to show overland flow routes and flood water exceedance routes and flood
extents.

g) Evidence of an assessment of the site conditions to include site investigation and
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test results to confirm infiltration rates.

h) Breakdown of attenuation in pipes, manholes and swales.

i) Details of an appropriate management and maintenance plan for the sustainable
drainage system for the lifetime of the development. This shall include
arrangements for the adoption by an appropriate public body or statutory undertaker
or management and maintenance by a Management Company and any means of
access for maintenance and easements, where applicable.

The scheme shall be implemented in accordance with the approved details prior to
the first occupation of any of the approved dwellings, or completion of the
development, whichever is the sooner. The drainage systems shall thereafter be
retained.

8. The drainage for the development hereby approved shall be carried out in
accordance with the principles set out in the submitted Flood Risk Assessment
(FRA)(Ref. No. 2018-133, Dated 13/11/2018) prepared by Flood Risk Consultancy
Limited. No surface water will be permitted to drain directly or indirectly into the
public sewer. Any variation to the discharge of foul water shall be agreed in writing
by the Local Planning Authority prior to the commencement of the development.
The development shall be completed in accordance with the approved details.

9. Any future application for reserved matters shall include proposals for glazing,
associated ventilation and specificiation and location of the proposed noise barrier
as recommended in the Noise Impact Assessment.

10.A Landscape and Ecological Management Plan (LEMP) shall be submitted to, and
be approved in writing by, the Local Planning Authority as part of any reserved
matters application.  The content of the LEMP shall include the following.

a)            Description and evaluation of features to be managed.
b)            Ecological trends and constraints on site that might influence
management.
c)            Aims and objectives of management.
d)            Appropriate management options for achieving aims and objectives.
e)            Prescriptions for management actions.
f)             Preparation of a work schedule (including an annual work plan capable of
being rolled forward over a five-year period).
g)            Details of the body or organisation responsible for implementation of the
plan.
h)            Details of biodiversity enhancement measures
i)            Ongoing monitoring and remedial measures.

The LEMP shall also include details of the legal and funding mechanism{s} by
which the long-term implementation of the plan will be secured by the developer
with the management body(ies) responsible for its delivery.  The plan shall also set
out (where the results from monitoring show that conservation aims and objectives
of the LEMP are not being met) how contingencies and/or remedial action will be
identified, agreed and implemented so that the development still delivers the fully
functioning biodiversity objectives of the originally approved scheme. The approved
plan shall be implemented in accordance with the approved details.
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11.The development hereby approved shall be carried out in accordance with the
precautionary measures for avoidance of harm to great crested newts as described
in the ecology survey prepared by Pennine Ecological and implemented in full.

12.There shall be no tree felling, vegetation clearance works, or other works that may
affect nesting birds on the development site or off-site habitat creation areas,
between March and August inclusive, unless the absence of nesting birds has been
confirmed by further surveys or inspections submitted to and approved in writing by
the Local Planning Authority.

13.Prior to any site clearance works taking place, a survey of the site for the presence
of badger setts should be undertaken. If a sett is found, then a method statement
should be submitted to and approved in writing by the Local Planning Authority
detailing the measures to be taken to avoid any possible harm to badgers.

14.Prior to the commencement of development hereby approved, a construction and
environmental management plan (CEMP) shall be submitted to and approved in
writing by the Local Planning Authority.   The CEMP shall provide for:

(i) The means of highway access and parking for construction vehicles, plant and
construction workers' vehicles and sustainable travel methods for construction
workers,
(ii) loading and unloading of plant and materials,
(iii) storage of plant and materials used in constructing the development,
(iv) storage, disposal and removal of spoil and waste arising out of the construction
works,
(v) hours of working and access,
(vi) site security arrangements, including hoardings and other means of enclosure,
(vii) piling methods, if used,
(viii) wheel cleaning facilities,
(ix) measures to control the emission of dust and dirt during construction,
(x) measures to control the emission of noise.

The approved CEMP shall be adhered to throughout the construction phase of the
development.

15.No part of the development hereby approved shall be occupied until the new site
access junction to Goosnargh Lane (based on, but not restrictive to Drawing No.
J1018 access fig 1.)  and off-site highway works have been constructed in
accordance with a scheme which shall be submitted to and approved by the Local
Planning Authority prior to the commencement of the development. The off-site
highway works shall include; relocate the speed limit change west of the site access
(to include new village gateway signs), together with the extension of street lighting
appropriate for the speed limit change and highlight the new junction. The provision
of speed bars to moderate vehicles speeds in advance of the speed limit change
and before the new junction which would be highlighted with a contrasting surface
dressing.

16.The new estate road/access shall be constructed in accordance with the Lancashire
County Council Specification for Construction of Estate Roads to at least base
course level before any development takes place within the site.

17.Prior to the commencement of the development hereby approved, details of the
proposed arrangements for future management and maintenance of the proposed
streets within the development shall be submitted to and approved by the Local
Planning Authority. The streets shall thereafter be maintained in accordance with

038



- 5 -

the approved management and maintenance details until such time as an
agreement has been entered into under Section 38 of the Highways Act 1980 or a
private management and maintenance company has been established.

18.A 2.0m wide footway shall be constructed in accordance with the Lancashire
County Council Specification for Construction of Estate Roads across the full
highway frontage to Goosnargh Lane before the development is first occupied.

19.Any future application for reserved matters shall include proposals for the means of
storage and disposal of refuse and recycling bins. Thereafter the development shall
be carried out in accordance with the approved details.

The reasons for the conditions are:

1. To ensure the development is implemented in accordance with the approved plans
and to avoid ambiguity.

2. Required to be imposed pursuant to section 92 of the Town and Country Planning
Act 1990.

3. The permission is an outline planning permission.
4. To enable the use of alternative fuels for transport purposes such as electric vehicle

charging stations in order that sustainable travel alternatives need are supported
and promoted within the development in accordance with Policy 3 of the Adopted
Central Lancashire Core Strategy.

5. To ensure that the development contributes to a reduction in carbon emissions, in
accordance with Policy 27 of the Central Lancashire Core Strategy.  The scheme is
required prior to the commencement of development to ensure that the measures
identified in the scheme can be properly carried out at the appropriate stage of
construction.

6. To ensure that the proposed site investigation and remediation strategy will not
cause pollution of ground and surface waters both on and off site; to ensure that the
potential effects of ground contamination are known about and adequately mitigated
in accordance with the Policy EN7 of the Adopted Preston Local Plan 2012-26 (Site
Allocations and Development Management Policies) and the National Planning
Policy Framework.

7. Details are required prior to the commencement of the development to ensure that
the proposed development can be adequately drained, that there is no flood risk on
or off the site resulting from the proposed development, to ensure that the final
drainage designs are appropriate following detailed design investigation, to ensure
that water quality is not detrimentally impacted by the development and to identify
the responsible organisation/body/company/undertaker for the sustainable drainage
system,  in accordance with Policy 29 of the Adopted Central Lancashire Core
Strategy and the National Planning Policy Framework.

8. To prevent flooding by ensuring the satisfactory storage of/disposal of surface water
from the site and to reduce the risk of flooding from blockages of existing culvert(s)
and to the proposed development and future occupants, in accordance with
Adopted Central Lancashire Core Strategy Policy 29 and the National Planning
Policy Framework
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9. In order to ensure that the amenities of the future occupants of the proposed
properties are not adversely impacted by noise in accordance with Policy AD1(a)
Adopted Preston Local Plan (Site Allocations and Development Management
Policies) and the National Planning Policy Framework.

10.To ensure the protection of wildlife and supporting habitat and secure opportunities
for the enhancement of the nature conservation value of the site in accordance with
Policies EN10 and EN11 of the adopted Preston Local Plan 2012-26 (Site
Allocations and Development Management Policies), the National Planning Policy
Framework and The Conservation of Habitats and Species Regulations 2010.

11.To ensure the protection of wildlife and supporting habitat and secure opportunities
for the enhancement of the nature conservation value of the site in accordance with
Policies EN10 and EN11 of the adopted Preston Local Plan 2012-26 (Site
Allocations and Development Management Policies), the National Planning Policy
Framework and The Conservation of Habitats and Species Regulations 2010.

12. In order to ensure that ground nesting birds are not unacceptably affected, in
accordance with Policies EN10 and EN11 of the adopted Preston Local Plan 2012-
26 (Site Allocations and Development Management Policies) and the National
Planning Policy Framework.

13.To ensure the protection of wildlife and supporting habitat and secure opportunities
for the enhancement of the nature conservation value of the site in accordance with
Policies EN10 and EN11 of the adopted Preston Local Plan 2012-26 (Site
Allocations and Development Management Policies), the National Planning Policy
Framework and The Conservation of Habitats and Species Regulations 2010.

14.Details are required prior to the commencement of the development to maintain the
operation of the local and strategic highway networks and to protect to amenities of
neighbouring residents in accordance with Adopted Central Lancashire Core
Strategy Policy 3 and Policies ST2 and AD1(a) of the Adopted Preston Local Plan
2012-26 (Site Allocations and Development Management Policies).

15.Details are required prior to the commencement of the development to ensure that
satisfactory vehicular and pedestrian access is provided to the site before the
development hereby permitted becomes occupied and in the interests of traffic and
highway safety in accordance with Policy ST2 of the Adopted Preston Local Plan
2012-2026 (Site Allocations & Development Management Policies) and the National
Planning Policy Framework.

16.To ensure that satisfactory access is provided to the site before the development
hereby permitted becomes operative in accordance with Policy ST2 of the Adopted
Preston Local Plan 2012-26 (Site Allocations and Development Management
Policies) and the National Planning Policy Framework.

17.Details are required prior to the commencement of the development to ensure the
future management and maintenance of the proposed streets is secured in
accordance with Policy ST2 of the Adopted Preston Local Plan 2012-26 (Site
Allocations and Development Management Policies) and the National Planning
Policy Framework.

18. In the interests of highway safety and to secure adequate visibility splays in
accordance with Policy ST2 of the Adopted Preston Local Plan 2012-26 (Site
Allocations and Development Management Policies) and the National Planning
Policy Framework.
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19.To ensure satisfactory provision for waste and recycling facilities is provided in
accordance with the National Planning Policy for Waste.

INFORMATIVE:

Compliance with paragraph 38 of the National Planning Policy Framework

The Local Planning Authority has acted positively and proactively in determining this
application, in accordance with paragraph 38 of the National Planning Policy Framework,
by assessing the proposal against relevant planning policies and all material
considerations, identifying matters of concern within the application (as originally
submitted) and negotiating acceptable amendments to the proposal with the applicant in
order to address those concerns. As a result, the Local Planning Authority has been able
to grant planning permission for an acceptable proposal, in accordance with the
presumption in favour of sustainable development.

NOTES:

You are advised that as of 30th September 2013, the Central Lancashire Community
Infrastructure Levy (CIL) Charging Schedule came into effect. CIL applies to all applicable
planning permissions granted on or after this date. The development has been assessed
and it is the Council's view that it is CIL LIABLE. Full details are available on the CIL
liability notice and on the Council's website www.preston.gov.uk/CIL
County Highways:

a. The grant of planning permission will require the applicant to enter into an
appropriate Legal Agreement, with the County Council as Highway Authority.  The
Highway Authority hereby reserves the right to provide the highway works within the
highway associated with this proposal.  Provision of the highway works includes design,
procurement of the work by contract and supervision of the works.  The applicant should
be advised to contact the Highways service at Cuerden Mill Depot, Cuerden Way, Bamber
Bridge, Preston PR5 6BJ in the first instance to ascertain the details of such an agreement
and the information to be provided.

b. The applicant is advised that to discharge condition 17 the Local Planning Authority
requires a copy of a completed agreement between the applicant and the local highway
authority under Section 38 of the Highways Act 1980, or the constitution and details of a
Private Management and Maintenance Company confirming funding, management and
maintenance regimes.

c. The alterations to the existing highway as part of the new works may require
changes to the existing street lighting at the expense of the client/developer.

d. This consent does not give approval to a connection being made to the County
Council's highway drainage system. The applicant is further advised that highway surface
water drainage system must not be used for the storage of any flood waters from the
adoptable United Utility surface water system, or any private surface water drainage
system.
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Lead Local Flood Authority:

For the avoidance of doubt, the response from the Lead Local Flood Authority does not
grant the applicant permission to connect to the ordinary watercourse and, once planning
permission has been obtained, it does not mean that land drainage consent will be given.

The applicant should obtain Land Drainage Consent from Lancashire County Council
before starting any works on site. Information can be found on the County Council's
website.

For further details on the decision and the reasons for granting planning permission please
see the application report which can be viewed on the Council’s website
www.preston.gov.uk/planningsearch
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APPEAL PROCEDURE FOR PUBLIC INQUIRES

Appellants seeking an inquiry are asked to give the Planning Inspectorate and Local
Planning Authority at least 10 days’ notice that they intend to submit an inquiry appeal.

Appellants should send an email to the Local Planning Authority’s email
devcon@preston.gov.uk and also to the Planning Inspectorate’s email
inquiryappeals@planninginspectorate.gov.uk at least 10 working days before
submitting a planning appeal they wish to follow the inquiry procedure.

In the notification, appellants should include:

 Appellant name
 The Local Planning Authority that the appeal will be against
 Reason for appeal
 Site address
 Description of development
 Planning application number
 Likely submission date of appeal
 Proposed duration of inquiry in days

A template can be found at:
https://www.gov.uk/government/publications/notification-of-intention-to-submit-an-
appeal

For clarity, this only applies to planning appeals that follow the inquiry procedure.
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NOTE:

Appeals to The Secretary Of State

Planning Applications
You have the right to appeal against the Local Planning Authority’s refusal of planning permission
or grant of permission subject to conditions.  You may appeal to the Secretary of State for
Communities and Local Government under Section 78 of the Town and Country Planning Act
1990.  For further information on how to make an appeal please visit the Planning Portal website
www.planningportal.co.uk

If you want to appeal, then you must do so within six months of the date of the enclosed
notice.  Please note, only the applicant possesses the right to appeal.

The Secretary of State need not consider an appeal if it seems to him that the local planning
authority could not have granted planning permission for the proposed development or could not
have granted it without the conditions which it imposed.

The Secretary of State has the power to allow a longer period for the giving of a notice of appeal
but he will not normally be prepared to exercise this power unless there are special circumstances
which excuse the delay in giving notice of appeal.

In practice, the Secretary of State does not refuse to consider appeals solely because the local
planning authority based its decision on a direction by him.

Purchase Notices

Planning Applications
If either the local planning authority or the Secretary of State for Communities and Local
Government refuses permission to develop land or grants it subject to conditions, the owner may
claim that he can neither put the land to a reasonably beneficial use in its existing state nor can he
render the land capable of reasonably beneficial use by the carrying out of any development which
has been or would be permitted.

In these circumstances, the owner may serve a purchase notice on the City Council.  This notice
will require the Council to purchase his interest in the land in accordance with the provisions of Part
VI of the Town and Country Planning Act 1990.

Other Permissions

This notice relates only to the application as described.  It does not convey a decision under any
other enactment, byelaw, order or regulation.  Separate applications may be needed for such other
approvals as may be required e.g. Planning Permission, Approval of Reserved Matters, Listed
Building Consent, Express Consent to Display Advertisements, Building Regulations, etc.

Please visit the Council’s website for further information.
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Officer Report

1 Information

1.1 Location

The application site is located on the south side of Goosnargh Lane and bounded by open
fields to the south and west. To the north is Goosnargh Lane and to the east is existing
development in Goosnargh village. The site covers approximately 1.29 hectares and is
located in the Open Countryside and Area of Separation 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).

1.2 Proposal

The application seeks outline approval for up to 26no. dwellings with access applied for only.
The application seeks to create a new access on the south side of Goosnargh Lane.

An indicative site layout plan has been submitted with the application which indicates the
proposed development could be accommodated through a number of cul-de-sacs radiating
off a central access road. Given the application seeks approval for access, the information
submitted with the application indicates that a 5.5m wide carriageway would be provided
from Goosnargh Lane with 2m wide footways on each side.

1.3 Relevant Planning History

No relevant history.

1.4 Planning Policy Framework

Section 38(6) of the Planning and Compulsory Purchase Act 2004 states that if regard
is to be had to the Development Plan for the purpose of any determination to be made
under the Planning Acts the determination must be made in accordance with the plan
unless material considerations indicate otherwise.

The Development plan comprises:

Central Lancashire Core Strategy
Policy 1: Locating Growth

Application Number: 06/2018/1356

Proposal: Outline planning application seeking approval for access
from Goosnargh Lane and up to 26no. dwellings and
associated works (all other matters reserved)

Site Address: Land opposite Swainson House Farm, Goosnargh Lane,
Preston, PR3 2JU

Case Officer: James Mercer

Decision: Approval in outline
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Policy 2: Infrastructure
Policy 3: Travel
Policy 4: Housing Delivery
Policy 5: Housing Density
Policy 6: Housing Quality
Policy 7: Affordable Housing and Special Needs Housing
Policy 14: Education
Policy 17: Design of New Buildings
Policy 18: Green Infrastructure
Policy 19: Areas of Separation and Major Open Space
Policy 21: Landscape Character Areas
Policy 22: Biodiversity and Geodiversity
Policy 27: Sustainable Resources and New Developments
Policy 29: Water Management
Policy 30: Air Quality
Policy 31: Agricultural Land

Preston Local Plan 2012-2026 (Site Allocations & Development Management Policies)
Policy AD1(a): Development within (or in close proximity to) the Existing Residential Area
Policy HS3: Green Infrastructure in New Housing Developments
Policy ST1: Parking Standards
Policy ST2: General Transport Considerations
Policy EN1: Development in the Open Countryside
Policy EN3: Future Provision of Green Infrastructure
Policy EN4: Areas of Separation
Policy EN7: Land Quality
Policy EN9: Design of New Development
Policy EN10: Biodiversity and Nature Conservation
Policy EN11: Species Protection

Other Material Considerations:

Central Lancashire Supplementary Planning Documents
Affordable Housing
Design Guide
Open Space and Playing Pitch

National Planning Policy
National Planning Policy Framework (the Framework)
National Planning Practice Guidance
National Planning Policy for Waste
National Design Guide

The Community Infrastructure Levy Regulations 2010 (as amended)

1.5 Consultation responses

Environmental Health – No objections subject to conditions relating to land contamination,
noise and odour.
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SABIC – No observations to make.

Parks and Street Scene (Landscape) – Comments made relating to the content of the
Landscape Visual Impact Assessment and request a condition requiring full landscaping
details.

County Highways – The proposed access is considered acceptable. When originally
submitted, concerns were raised relating to the sustainability of the site and the lack of
information submitted with the application to demonstrate the highway network can
strategically support the impacts of the proposal. Following the completion of the traffic
modelling at M55J1, the County Council are satisfied there is spare capacity to accommodate
this development.

United Utilities – No objections subject to a condition requiring the development to be carried
out in accordance with the submitted Flood Risk Assessment.

Waste Management – No objections. Comments provided relating to collection points and
vehicle access.

County Education – A contribution towards ten primary school places and four secondary
school places is required.

Lead Local Flood Authority – No objections subject to a condition requiring the submission
of a final sustainable drainage scheme.

Greater Manchester Ecology Unit – No objections subject to conditions to ensure protected
species are safeguarded.

Whittingham Parish Council – Object to the proposal on the following grounds:
 The proposed development is contrary to the Core Strategy and Local Plan;
 The development would not be small scale;
 The proposal would extend into the Open Countryside and beyond the settlement

boundary;
 No highway capacity for the extra traffic;
 Unsustainable location; and
 Impact on highway and pedestrian safety.

Goosnargh Parish Council – Object to the proposal on the following grounds:
 No community consultation;
 Not compliant with the Local Plan;
 Negative impact on residential amenity;
 Increase in noise;
 Increase in traffic;
 Increased risk of surface water flooding;
 Lack of capacity within local schools; and
 Detrimental impact on highway and pedestrian safety.
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Ben Wallace MP objects to the application on the grounds the application does not comply
with the Local Plan.

Publicity – 100 letters of objections have been received which can be summarised as follows:
 The development cannot be considered small-scale or infill;
 The development does not comply with the Core Strategy or Local Plan;
 Goosnargh will lose its rural identity as a result of urban sprawl;
 Goosnargh Lane cannot cope with any more traffic;
 Existing public transport provision is inefficient;
 Local schools cannot support any more houses;
 Whittingham Hospital site should be built out first before any development in the

countryside;
 Lack of community consultation;
 No facilities in the village to support further development;
 Increased risk of flooding;
 Impact on highway and pedestrian safety;
 Adverse impact on biodiversity and conservation;
 Increase in traffic in the village; and
 No capacity on the A6 for further traffic.

1.6 Analysis

Principle of development and impact on the Open Countryside
The application site consists of open countryside, falling outside of but adjacent to the defined
village of Goosnargh, which distinguishes between the built-up elements of the village and
the surrounding countryside, as identified on the Policies Map of the Adopted Preston Local
Plan. Policy 1 of the Adopted Core Strategy relates to all types of development, seeking to
focus growth and investment on well located brownfield sites, identified strategic locations
and other main urban areas whilst protecting suburban and rural areas. The hierarchical
sequence for locating development puts other places, including smaller villages, at the
bottom of the hierarchy where development is expected to be small scale and limited to
appropriate infilling unless there are exceptional needs for a larger scale redevelopment
scheme.

Policy EN1 of the Local Plan seeks to protect areas of open countryside from unacceptable
development which would harm its open and rural character and limits development to that
which it is needed for the purposes of agriculture or forestry or other appropriate rural uses,
the re-use or re-habitation of existing buildings or infilling within small groups of buildings
within smaller rural settlements. The supporting text to Policy EN1 states that it is important
that these areas (of open countryside) are protected from unacceptable development which
would harm its open character (the actual policy wording is silent on this matter).

The site is set to the west of existing development within Goosnargh, with access proposed
to be gained off Goosnargh Lane. The development would not constitute infill development
or the re-use of existing buildings and therefore would not accord with Policy 1 of the Core
Strategy Policy.

The proposed development of up to 26no. dwellings is considered to be small-scale in the
context of Goosnargh village but would not constitute infill development or the re-use of
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existing buildings. The proposed development is not required for any exceptional purposes
set out in Policy EN1, nor is it located within the defined boundaries of a small rural settlement
or village. In this case, the proposal would not comply with Policy EN1 of the Adopted Local
Plan.

Policy 31 of the Adopted Core Strategy seeks to protect the best and most versatile
agricultural land (Grades 1, 2 and 3a) to achieve full potential of the soil. The application site
has previously been in agricultural use and is classified as Grade 3 (Agricultural Land
Classification Maps do not differentiate between Grade 3a and 3b) therefore the loss of
agricultural land at this location would not lead to the loss of the highest value of agricultural
land. The application therefore would not conflict with Policy 31 of the Adopted Core Strategy.

Therefore, the principle of the proposed development at this site would be contrary to Policy
1 of the Adopted Core Strategy and Policy EN1 of the Adopted Local Plan. The development
would however not conflict with Policy 31 of the Adopted Core Strategy. The acceptability of
the proposed development is then considered against material considerations which are
considered further within the report.

Impact on Area of Separation (AoS)
Policy 19 of the Core Strategy and Policy EN4 of the Adopted Local Plan aim to avoid the
merging of settlements and prevention of any harm to the effectiveness of the gap between
settlements. Proposals that lead to a risk of settlements merging should be resisted. Policy
EN4 further states that proposals will be assessed in terms of their impact upon the AoS,
including any harm to the effectiveness of the gap between settlements and also the degree
to which the development would compromise the function of the AoS.

The application site directly adjoins the western boundary of Goosnargh village. The next
nearest settlement to the west of the site is Broughton, which is around 1.9km away. The
Area of Separation runs between these two 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 and
Broughton. As such, it is considered the 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 the above policies.

Impact on landscape character and visual amenity
Policy 13 of the Core Strategy requires development to conserve and where possible
enhance the character and quality of the landscape. Policy 21 of the Core Strategy seeks to
ensure that new development is well integrated into existing settlement patterns, appropriate
to the landscape type and contributes positively to its conservation or restoration or the
creation of appropriate new features. The Framework says that the intrinsic character and
beauty of the countryside should be recognised, with the planning system contributing to and
enhancing the natural and local environment. It does not seek to protect all countryside from
development; rather it concentrates on the protection of “valued” and “distinctive”
landscapes, and seeks to encourage development on previously developed land.
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The application is accompanied by a Landscape and Visual Impact Assessment (LVIA) which
describes the site as “Undulating Low-Land Farmland: Goosnargh/Whittingham”. The
character of the ‘Goosnargh/Whittingham’ landscape tract is composed of hedgerows,
irregular fields, winding lanes, a scattered settlement pattern of farm houses and cottages.
The site is a relatively flat green field within the open countryside and an area of separation.

The submitted indicative site layout plan indicates how the site could be laid out whilst
retaining important landscape features such as the boundary hedgerows, mature trees and
the pond to the south west of the site. The Development Framework Plan indicates the
indicative layout would have a lower housing density than the existing village, at 20 dwellings
per hectare to allow for areas of the site to be landscaped and the dwellings set back from
the site boundaries. The LVIA concludes that whilst there would be notable effects on
landscape fabric and character, this would be limited to within 100m of the site. To mitigate
for this, tree planting should be included along the western boundary.

The Council’s Landscape Architect is in general agreement with the findings of the submitted
LVIA and considers the retention of the existing vegetation, including key hedgerows, should
be encouraged. Whilst precise details of public open space and landscaping would be dealt
with at reserved matter stage, it is considered the proposed development would not have a
significant detrimental impact on the landscape character of the area or visual amenity. The
proposal therefore complies with the aforementioned polices.

Housing provision
Policy 4 of the Adopted Core Strategy seeks to deliver a total of 22,158 new dwellings across
the three Central Lancashire districts during the plan period of 2010-2026. The policy sets
the minimum of 507 dwellings per annum for Preston. Policy 4 also seeks to ensure that at
least 70% of new housing developments are located on brownfield sites. Paragraph 73 of
the Framework states that local planning authorities should identify a supply of specific
deliverable sites to provide five years’ worth of housing against their housing requirements
with an additional buffer of 5% to ensure choice and competition in the market for land.

In 2017 the Central Lancashire authorities produced a Memorandum of Understanding to
continue to meet the quantum and distribution of housing contained with Policy 4 in order to
meet the Objectively Assessed Needs as set out in up-to-date evidence at the time. However,
whilst not anticipated at the time, amendments to the Framework published in 2019
fundamentally changed the approach to calculating local housing need figures. Core Strategy
Policy 4 is more than 5 years old, having been adopted in 2012. To address this the three
Central Lancashire authorities are producing revised proposals regarding the provision and
distribution of housing land through a Joint Memorandum of Understanding and Statement
of Co-operation, which will be adopted by all three Councils. A two week consultation on the
revised Joint Memorandum of Understanding and Statement of Co-operation commenced
on 1st November 2019.  For the time being the Council’s stance on housing land supply in
terms of decision-taking remains unchanged i.e. the Council do not currently have a sufficient
housing land supply, the most important policies in determining planning applications are
out-of-date, and there is a presumption in favour of sustainable development. Until such a
time as the Joint Memorandum of Understanding and Statement of Co-operation has been
adopted by all three Councils it carries little weight in the decision-taking process.
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Paragraph 11 of the Framework states that the presumption in favour of sustainable
development means local planning authorities should approve development proposals that
accord with the development plan without delay.

The Council cannot currently demonstrate a five years supply of deliverable housing land.
Paragraph 11d) of the Framework states where there are no relevant development plan
policies, or the policies which are most important for determining the application are out-of-
date, planning permission should be granted unless:

i) The application of policies in the Framework that protect areas or assets of
particular importance provides a clear reason for refusing the development
proposed; or

ii) Any adverse impacts of doing so would significantly and demonstrably outweigh
the benefits, when assessed against the policies in the Framework taken as a
whole.

Therefore in this case planning permission should be granted unless the above points i or ii
apply. This will be considered in the Planning Balance section of the report.

Affordable housing
Policy 7 of the Adopted Core Strategy seeks to ensure on-site affordable housing provision
of 30% within urban areas and of 35% in rural areas subject to such matters as financial
viability and contributions to community services. The threshold for that provision is 15
dwellings in the urban parts of Preston and 5 dwellings in rural areas. The Central Lancashire
Supplementary Planning Document 1: Affordable Housing states that where an element of
affordable housing is required, at least 70% of the units shall be social rented or affordable
rented, unless the Council is satisfied that an alternative mix meets an independently
assessed proven need and agrees to such alternative provision. The SPD goes on to say
that affordable units within residential developments should be dispersed to promote
integration, mixed communities and to minimise social exclusion.

The application is accompanied by a Planning Statement which incorporates an Affordable
Housing Statement which states that the application would provide 35% on-site affordable
housing, which would equate to up to 9no. dwellings. In respect of tenure mix, the applicant
has confirmed that 70% of the affordable dwellings would be social rented in accordance
with the SPD. The provision of the affordable dwellings would be secured by a Section 106
Obligation. Subject to this Obligation, it is considered the application would accord with Policy
7 of the Core Strategy and the Affordable Housing SPD.

Highways and parking
Core Strategy Policy 2 states that the Local Planning Authority will work with infrastructure
providers to establish works that will arise from or be made worse by development proposals.
It further states that the Local Planning Authority will set broad priorities on the provision of
the infrastructure to ensure that it is delivered in line with future growth. Core Strategy Policy
3 outlines a number of measures which are considered to constitute the best approach to
planning for travel. These include reducing the need to travel, improving pedestrian facilities,
improving opportunities for cycling, improving public transport, enabling travellers to change
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their mode of travel on trips, encouraging car sharing, managing car use and improving the
road network.

Policy ST2 of the Adopted Local Plan requires development proposals to demonstrate that
the efficient and convenient movement of all highway users and corridors which could be
developed as future transport routes are not prejudiced, that existing pedestrian, cycle and
equestrian routes are protected and extended; the needs of disabled people are fully
provided for; appropriate provision is made for vehicular access, off-street servicing, vehicle
parking and public transport services; and that appropriate measures are included for road
safety and to facilitate access on foot and by bicycle. Adopted Local Plan Policy ST1 requires
new development proposals to provide car parking and servicing space in accordance with
the parking standards contained within Appendix B to the Adopted Local Plan.

Paragraph 109 of the Framework states that development should only be prevented or
refused on highways grounds if there would be an unacceptable impact on highway safety,
or the residual cumulative impacts on the road network would be severe.

The application is accompanied by a Transport Statement (TS) which states the proposed
development would be served by a priority T-junction on Goosnargh Lane. The junction
would have a carriageway width of 5.5m with 2m wide footways on either side. The access
drawings show that visibility splays extending 97m east and west from the proposed access
could be achieved. Off-site highway works are also proposed, namely the relocation of the
speed limit change into the village and traffic calming measures on Goosnargh Lane. These
would be secured via a Section 278 Agreement with Lancashire County Council. The
proposed site access off Goosnargh Lane and subsequent off-site highway works are
therefore considered acceptable by County Highways.

When originally submitted, County Highways raised concerns that there would be insufficient
highway network capacity to accommodate the additional traffic from this proposal and other
proposed development in the Goosnargh area. Following County Highway’s latest traffic
modelling for the A6 corridor in January 2019, the cumulative assessment has shown there
would be potential capacity on the A6 corridor for future developments with the consideration
of the impact on the wider network at critical congestion points such as Junction 1 of the M55
(Broughton Roundabout), including the development at this site. As such, County Highways
now raise no objections to the scheme based on highway capacity.

The TS suggests that the site is considered to be accessible by non-car modes of transport.
Overall, the TS concludes that the site is sustainable and accessible by non-car modes of
transport and by public transport. Given the sites location adjacent to the existing village, it
is considered the development would be located in a sustainable location within walking
distance of existing facilities within the village. Pedestrian links are proposed to Goosnargh
Lane to the north and existing Public Rights of Way to the south.

In light of the above, it is considered that the proposed development would not have a severe
impact on either the local highway network or the Strategic Road Network and would not
have an unacceptable impact on highway safety. As such, it is considered the proposed
development complies with Policy 3 of the Adopted Core Strategy, Policy ST2 of the Adopted
Local Plan and the Framework.
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Design and layout
Core Strategy Policy 17 states the design of new buildings will be expected to take account
of the character and appearance of the local area, being sympathetic to surrounding land
uses and occupiers and avoiding demonstrable harm to the amenities of the local area. Core
Strategy Policy 5 seeks to secure densities of development which are in keeping with local
areas and which will have no detrimental impact on the character, appearance and
distinctiveness of an area, whilst also making efficient use of land.

Policy EN9 of the Adopted Local Plan states that all new development proposals should be
designed with regard to the principles set out and explained in the Central Lancashire Design
Guide SPD, which are movement and legibility; mix of uses and tenures; adaptability and
resilience; resources and efficiency; architecture and townscape. The policy states
applications will be approved where they accord with the Design Guide SPD, Core Strategy,
national policy and CABE (Commission for Architecture and Built Environment) guidance;
make a positive contribution to the character and local distinctiveness of the area; and are
accompanied by a satisfactory Design and Access Statement that fully explains and justifies
the design approach for the scheme.

The Design Guide SPD seeks to raise the level and quality of design of new buildings, sets
out a number of well established principles of good design and how these can achieve a
clear and robust design concept for site.

Paragraph 124 of the Framework states that good design is a key aspect of sustainable
development, and the creation of high quality buildings and places is fundamental to what
the planning and development process should achieve. Paragraph 130 states permission
should be refused for development of poor design that fails to take the opportunities available
for improving the character and quality of an area and the way it functions, taking into account
any local design standards or style guides in plans or supplementary planning documents.

Although the application is in outline, with landscaping, appearance, layout and scale
reserved for later consideration, the basic design principles can at this stage be appropriately
assessed. The application is accompanied by Design & Access Statement (DAS) which
states that the development could be arranged as a mix of semi-detached and detached
properties with an area of open space and sustainable drainage provided in the south west
corner. The development would be set back from the southern edge of the site to create an
area of green space which could include replacement planting along the existing Public Right
of Way. In relation to the amount and scale of development the density of the development
across the overall site would be 20 dwellings per hectare, which given the sites location and
existing features is considered to be an efficient use of land.

Overall, in design, appearance and scale terms, the submitted DAS and Development
Framework Plan are considered to establish a suitable range of design principles for a
subsequent reserved matters application to develop the site further. The proposed
development would incorporate an acceptable amount of green space and the approximate
density is considered acceptable. As such, whilst full details would be provided at reserved
matters stage, it is considered the parameters set by the submission comply with Policies 5
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and 17 of the Adopted Core Strategy, Policy EN9 of the Adopted Local Plan and the
Framework.

Impact on residential amenity
Policy 17 of the Core Strategy and Policy EN9 of the Adopted Local Plan state that the
design of new buildings will be expected to take account of the character and appearance
of the local area, being sympathetic to surrounding land uses and occupiers and avoiding
demonstrable harm to the amenities of the local area. Policy AD1(a) of the Adopted Local
Plan requires, amongst other things, that the development has no adverse impact on
residential amenity. The Framework seeks to ensure a good standard of amenity for all
existing and future occupants of land and buildings.

As the application is in outline with all matters reserved except access, issues relating to
impacts on privacy, overlooking, loss of light and overshadowing cannot be fully assessed at
this stage. The indicative Site Layout Plan demonstrates that the proposed development
could be satisfactorily accommodated on site without having any unacceptable adverse
impacts on the amenities of properties which border the site.

Given the sites close proximity to a working farm, the application is also accompanied by a
noise assessment and odour assessment. The noise assessment recommends a number of
mitigation measures, including specification of glazing and boundary treatments to reduce
the noise impact on the proposed development. The Environmental Health Officer raises no
objections to the contents of the noise assessment subject to further details of the noise
mitigation measures being submitted at reserved matters stage once the layout of the
development has been finalised.

The odour assessment concludes that there is the potential for significant odour impacts at
the development as a result of emissions from the agricultural building to the west of the site.
In order to remove these impacts, the assessment indicates the applicants would be
agreeable to cease the use of the building for agricultural purposes should planning
permission be granted. Should planning permission be granted, the cessation of the use of
the building for agricultural purposes can be controlled via a legal agreement. On this basis,
the Environmental Health Officer therefore raises no objections to the development in terms
of odour impacts.

As such, subject to conditions and an appropriate legal agreement, it is considered the
proposed development would not have an adverse impact on residential amenity and
therefore complies with the above policies and the Framework.

Open space provision
Policy 17 of the Core Strategy states that the provision of landscaping and open space should
form an integral part of new development proposals, including enhancing the public realm.
Policy 18 seeks to manage and improve environmental resources through the protection and
enhancement of the natural environment. Policy 24 seeks to promote access to sport and
recreation facilities, including children’s play provision, through developer contributions
where new development would result in a shortfall in provision.
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Policy HS3 of the Adopted Local Plan requires this scheme to provide sufficient public open
space to meet the recreational needs of the development in accordance with standards set
out in the Central Lancashire Open Space and Playing Pitch SPD. On-site provision of
amenity green space and active play facilities for children/young people (i.e. play equipment)
would be required as the development would be over the 100 dwelling threshold level.

The Framework states ‘access to high quality open spaces and opportunities for sport and
recreation make an important contribution to the health and well-being of communities’. It
advises that Local Planning Authorities should seek to protect and enhance public rights of
way.

The indicative Site Layout Plan indicates an area in the south west corner of the site, adjacent
to the existing pond, would provide an area of public open space, details of which would be
confirmed at reserved matters stage. The maintenance and management of amenity
greenspace and active play space would be secured by a Section 106 obligation should
planning permission be granted.

Subject to further reserved matters submissions the proposal has demonstrated a capacity
to satisfy the principle of Policies 17, 18 and 24 of the Core Strategy and Policy HS3 of the
Adopted Local Plan.

Ecology
Policy 18 of the Core Strategy seeks to manage and improve environmental resources
through a Green Infrastructure approach, which includes securing mitigation measures
and/or compensatory measures where development would lead to the loss of, or damage to,
part of the Green Infrastructure network. Policy 22 of the Core Strategy seeks to protect and
find opportunities to enhance and manage the biological and geological assets of the area
through certain measures, such as promoting the conservation and enhancement of
biological diversity, having particular regard to the favourable condition, restoration and re-
establishment of priority species and species populations; and seeking opportunities to
conserve, enhance and expand ecological networks.

Policy EN10 of the Adopted Local Plan seeks to protect, conserve, restore and enhance
biodiversity and ecological network resources in Preston. Policy EN11 states 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. Should development be permitted that might have an effect
on a protected species, planning conditions or agreement will be used to mitigate the impact.

Paragraph 170 of the Framework states that planning policies and decisions should, amongst
other things, contribute to and enhance the natural and local environment by minimising
impacts on and providing net gains for biodiversity. Paragraph 175 of the Framework states
that when determining applications, local planning authorities should aim to conserve and
enhance biodiversity by applying a number of principles.

The application is accompanied by an Ecological Appraisal which establishes the ecological
conditions on the site. It also identifies any compensation measures required or potential
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ecological enhancements that could be delivered, stating that the site consists of tall Asian
grass bounded by native hedgerows with mature trees. One pond is present on the site. The
proposal would result in the removal of a section of hedgerow on the northern boundary with
Goosnargh Lane to facilitate the proposed access, however the majority of existing trees and
hedgerows on the site would remain in situ. The appraisal concludes the proposal would
have no adverse impact on statutory or non-statutory designated sites for nature
conservation.

Greater Manchester Ecology Unit have raised no objections to the proposal, subject to
conditions requiring the submission of a Landscape and Ecological Management Plan and
the precautionary measures for the avoidance of harm to great crested newts is implemented
in full. Furthermore, GMEU recommend a pre-ground clearance check for badger setts is
carried out and if a sett is found a method statement must be prepared giving details of
measures to be taken to avoid any possible harm to badgers. Subject to these conditions it
is considered the proposed development would not result in any adverse impacts on
protected species and therefore complies with Policies 18 and 22 of the Adopted Core
Strategy, Policies EN10 and EN11 of the Adopted Local Plan and the Framework.

Ground conditions
Policy EN7 of the Adopted Local Plan seeks to address existing contamination of land by
appropriate mitigation measures to ensure the site is suitable for the proposed use and seeks
to ensure that proposed development would not cause land to become contaminated.

Paragraph 178 of the Framework states planning decisions should ensure that the site is
suitable for its new use taking account of ground conditions and land instability, including
from natural hazards or former activities such as mining, pollution arising from previous uses
and any proposals for mitigation including land remediation or impacts on the natural
environment arising from that remediation. After remediation, as a minimum the land should
not be capable of being determined as contaminated land under Part IIA of the Environmental
Protection Act 1990.

Paragraph 179 goes on to state that where a site is affected by contamination or land stability
issues, the responsibility for securing a safe development rests with the developer and/or
landowner.

The application is accompanied by a Contaminated Land Phase One Desk Study which
concludes that no contamination exists which poses a significant risk of significant harm to
the intended receptors either on the site or in the immediate vicinity. The Environmental
Health Officer raises no objections to the proposal subject to a condition stating that if
contamination is encountered where it has not been anticipated, a further scheme of
investigation, assessment, remediation and verification should be submitted. Subject to this
condition, it is considered the proposal complies with Policy EN7 of the Adopted Local Plan
and the Framework.

Air quality
Policy 3 of the Core Strategy seeks to encourage the use of alternative fuels for transport
purposes. Policy 30 of the Core Strategy seeks to improve air quality through delivery of
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Green Infrastructure initiatives and through taking account of air quality when prioritising
measures to reduce road traffic congestion.

The site does not fall within an Air Quality Management Area and the Environmental Health
Officer has raised no objections to the scheme in terms of its impact on air quality. To
encourage the use of alternative fuels and improving the air quality of the city, it is considered
a condition be attached requiring a scheme for the installation of electric vehicle charging
points to be submitted. Subject to this condition, it is considered the proposal complies with
Policies 3 and 30 of the Adopted Core Strategy.

Utilities/Drainage/Flood risk
Core Strategy Policy 29 seeks to improve water quality, water management and reduce the
risk of flooding by number of measures including minimising the use of portable mains water
in new developments; appraising, managing and reducing flood risk in new developments;
managing the capacity and timing of development to avoid exceeding sewer infrastructure
capacity; encouraging the adoption of Sustainable Drainage Systems; and seeking to
maximise the potential of Green Infrastructure to contribute to flood relief.

Paragraph 163 of the Framework states that Local Planning Authorities should ensure flood
risk is not increased elsewhere (i.e. outside areas at risk of flooding) and only consider
development appropriate in areas at risk of flooding where proposals are informed by a site-
specific flood risk assessment.

The application site is located in Flood Zone 1 which is identified as within the lowest risk of
flooding. The Flood Risk Assessment (FRA) submitted with the application states that
surface water flood risk is designated as low risk across the majority of the site, with an area
of medium to high risk towards the north of the site. Surface water would be managed on site
so that it does not exceed the existing greenfield run-off rates and foul water would be
discharged into the existing foul sewer which runs along Goosnargh Lane. United Utilities
raise no objections to the proposal, subject to a condition that requires the development to
be carried out in accordance with the submitted FRA. The Lead Local Flood Authority (LLFA)
also raise no objections to the scheme subject to a condition requiring the submission of the
final sustainable drainage scheme prior to the commencement of the development. Subject
to these conditions, it is considered the proposed development would be unlikely to lead to
an increase in flooding and would comply with the above policies and the Framework.

Education
Policy 14 of the Adopted Core Strategy states that educational requirements will be provided
for by enabling seeking contributions towards the provision of school places where a
development would result in or worsen a lack of capacity at existing schools.

County Education advises that based upon the latest assessment, taking into account all
approved applications, an education contribution would be required towards primary school
and secondary school places. As the application is in outline, the precise figure required
would be determined at reserved matters stage following the submission of detailed bedroom
information becoming available. The applicant has confirmed their agreement to providing

057



the contribution, which would be secured through an appropriate agreement should planning
permission be granted. As such, the proposal complies with the above policies.

Energy efficiency
Whilst Core Strategy Policy 27 requires all new dwellings meet Level 4 of the former Code
for Sustainable Homes (CSH), the Government has published a statement of intention in
respect of this matter, and in accordance with this statement of intention the Council no
longer requires new developments to comply with code standards. However the written
ministerial statement (published on 25th March 2015) confirms that for the specific issue of
energy performance, Local Planning Authorities will continue to be able to set and apply
policies in their Local Plans which require compliance with energy performance standards
that exceed the energy requirements of Building Regulations. Therefore, the Council requires
only the energy efficiency levels of new developments to be equivalent to Level 4 of the
former CSH which equates to a 19% improvement in the Dwelling Emission Rate (DER) over
the Target Emission Rate (TER) as defined by Part L1A of the 2013 Building Regulations.

The application is accompanied by a Sustainability Statement which sets out a commitment
to adopting energy efficiency standards within the development to exceed Building
Regulations standards. This can be secured by condition and as such, the application would
accord with Policy 27 of the Core Strategy.

Waste management
The National Planning Policy for Waste seeks to ensure that new development makes
sufficient provision for waste management and promotes good design to secure the
integration of waste management facilities, for example by ensuring there is discrete
provision for bins to facilitate a high quality, comprehensive and frequent household
collection service.

Whilst no details of waste provision have been provided, the indicative site plan indicates
there would be sufficient space to the rear of the proposed dwellings to accommodate waste
and recycling facilities. To ensure adequate provision is made for waste and recycling, details
will be required at reserved matters stage. Subject to these details, it is considered the
proposal would comply with the National Planning Policy for Waste.

Financial contributions
Regulation 122(2) of the Community Infrastructure Levy Regulations 2010 (as amended) and
paragraph 56 of the Framework state that a planning obligation may only constitute a reason
for granting planning permission for the development if the obligation is:

a) Necessary to make the development acceptable on planning terms;
b) Directly related to the development; and
c) Fairly and reasonably related in scale and kind to the development

The contribution towards the provision of primary school places is considered to comply with
the tests set out in Regulation 122(2) and the Framework as it would provide educational
provision for the future residents of the development, which would otherwise not be provided.
The level of on-site affordable housing provision is also considered to comply with the tests
set out in Regulation 122(2) and the Framework as it would represent 35% of the total
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number of dwellings on the site and would ensure a range of different types of housing is
provided.

The requirement to cease the use of the adjacent land and building for agricultural use is
considered to comply with Regulation 122(2) and the Framework as it is necessary to make
the development acceptable in terms of its impact on the amenity of the future occupiers, is
directly related to the development and is considered fair and reasonable.

Planning balance – Compliance with the Framework
Paragraph 11 of the Framework sets out a ‘presumption in favour of sustainable
development’ and for decision-taking this means 1) approving development proposals that
accord with an up-to-date development plan without delay; or 2) where there are no relevant
development plan policies, or the policies which are most important for determining the
application are out-of-date, granting planning permission unless:

i) The application of policies in the Framework that protect areas or assets of
particular importance provides a clear reason for refusing the development
proposed; or

i) Any adverse impacts of doing so would significantly and demonstrably outweigh
the benefits, when assessed against the policies in the Framework taken as a
whole.

The proposed development accords with the Local Plan and the Core Strategy. The Council
cannot demonstrate a five year supply of deliverable housing land and as such, in
accordance with Paragraph 11, the policies which are most important for determining the
application are considered to be out of date. The Framework therefore directs that planning
permission should be granted unless either Paragraph 11(d)(i) or 11(d)(ii) apply, as outlined
above.

In considering Paragraph 11(d)(i), the application site is not subject to any specific level of
protection and does not contain any assets of particular importance as defined by the
Framework. In terms of Paragraph 11(d)(ii), there is a presumption in favour of sustainable
development unless the adverse impacts of approving the development would significantly
and demonstrably outweigh the benefits when assessed against the policies in the
Framework taken as a whole.

Paragraph 8 of the Framework states that achieving sustainable development means that
the planning system has three overarching objectives: the ‘economic objective’, the ‘social
objective’ and the ‘environmental objective’. In terms of the three dimensions to sustainable
development as set out in the Framework, the proposed development would have economic
benefits, such as in the employment of construction workers to carry out the development.
The proposal would also result in social benefits, in that, it would encourage new residents
into the area and would deliver on site affordable housing. The proposal would result in
environmental improvements, given the site is sustainable and the development would be
built to high energy efficiency standards and would include electric vehicle charging points.

Returning to Paragraph 11(d)(ii) there are no adverse impacts of approving the development
that would significantly and demonstrably outweigh the benefits when assessed against the
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policies in the Framework taken as a whole. In these terms, the Framework advises that
permission should be granted.

1.7 Value Added to the Development

Amended plans were submitted to address concerns raised by County Highways relating to
the proposed access and the LLFA relating to surface water and flooding. The amended
details are considered acceptable.

1.8 Conclusions

Section 38(6) of the Planning and Compulsory Purchase Act 2004 states that if regard is to
be had to the Development Plan for the purpose of any determination to be made under the
Planning Acts the determination must be in accordance with the plan unless material
considerations indicate otherwise. The National Planning Policy Framework is a material
planning consideration and as the Council is unable to demonstrate a five year supply of
housing land, in accordance with Paragraph 11 of the Framework the relevant policies of the
Development Plan should be considered out of date. In these circumstances the relevant
policies of the Development Plan should only be attributed limited weight and planning
permission should be granted unless any adverse impacts of doing so would significantly
and demonstrably outweigh the benefits, when assessed against the policies of the
Development Plan and the Framework taken as a whole.

Statutory consultee comments and representations have been received which have been
carefully considered and taken into account as part of this planning application.

The application site is not identified for development on the Preston Local Plan 2012-26
Policies Map for the future provision and delivery of housing within the Central Lancashire
Core Strategy and Preston Local Plan 2012-26. As such, the proposed development would
result in the loss of an area of open countryside, which would be contrary to the primary
policy objectives set out in Policy 1 of the Adopted Core Strategy and Policy EN1 of the
Adopted Local Plan.

Paragraph 73 of the Framework requires Local Planning Authorities to 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 set out in adopted strategic policies. As
stated above, given the Council cannot demonstrate a five year supply of housing land, the
tilted balance, as set out in paragraph 11 of the Framework, applies to the determination of
this proposal. In terms of the three dimensions of sustainable development, as 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 social
objective, the proposal would provide 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.

The proposed development is also considered acceptable in terms of its impact on the Area
of Separation, visual and residential amenity, drainage, flooding, energy efficiency, air
quality, ground conditions and waste management subject to the conditions imposed. The
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proposed development would not have a severe impact on the operation of the road network
or an unacceptable impact on highway safety. The potential for odour impacts from the
adjacent agricultural building would be adequately mitigated by legal agreement. Therefore
in applying the tilted balance for the determination of the proposal, it is considered that the
harm of the proposed development would not significantly and demonstrably outweigh the
benefits.

Given such circumstances and in accordance with Section 38(6) of the Planning and
Compulsory Purchase Act 2004 and the Framework, planning permission should be granted.

1.9 Recommendation

Approval in outline.

2 Compliance with paragraph 38 of the National Planning Policy Framework

The Local Planning Authority has acted positively and proactively in determining this
application, in accordance with paragraph 38 of the National Planning Policy Framework, by
assessing the proposal against relevant planning policies and all material considerations,
identifying matters of concern within the application (as originally submitted) and negotiating
acceptable amendments to the proposal with the applicant in order to address those
concerns.  As a result, the Local Planning Authority has been able to grant planning
permission for an acceptable proposal, in accordance with the presumption in favour of
sustainable development.

Conditions

1. The development hereby permitted shall only be implemented in accordance
with the approved plans.  This approval relates to drawing numbers:
Location Plan; and
J1018 access fig 1 Rev. B, Proposed Site Access Plan.

2. Application for approval of reserved matters must be made not later than the
expiration of three years beginning with the date of this permission and the
development must be begun not later than which ever is the later of the
following dates:    a) the expiration of three years from the date of this
permission,    b) the expiration of two years from the final approval of the
reserved matters or, in the case of approval on different dates, the final
approval of the last such matter to be approved.

3. Before any development is commenced approval shall be obtained from the
Local Planning Authority with respect to the reserved matters, namely, the
layout, scale, appearance and landscaping. The landscaping proposals shall
be carried out before any of the buildings are occupied or at such time as the
approved proposals may provide.

4. Prior to the first occupation of any dwelling, that dwelling shall be provided
with an electric vehicle charging point which shall be retained for that purpose
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thereafter.

5. Prior to the commencement of the development hereby approved, a scheme
shall be submitted and approved in writing by the Local Planning Authority to
demonstrate that all dwellings shall achieve not less than a 19% improvement
in the Dwelling Emission Rate (DER) over the Target Emission Rate (TER) as
defined in Part L1A of the 2013 Building Regulations. The development shall
thereafter be carried out in accordance with the approved scheme.

6. If during site preparation or development works contamination is encountered,
or is suspected in areas where it had not been anticipated, then a scheme for
detailed investigation, risk assessment, remedation and verification shall be
submitted to and agreed in writing by the Local Planning Authority. The
remediation shall be carried out in accordance with the approved details.

7. Prior to the commencement of the development hereby approved, details of
the design, based on sustainable drainage principles, and implementation of
an appropriate surface water sustainable drainage scheme shall be submitted
to and approved in writing by the Local Planning Authority. Those details shall
include, as a minimum:

a) Final sustainable drainage layout plan appropriately labelled to include all
pipe/structure references, dimensions, design levels, finished floor levels in
AOD with adjacent ground levels, all existing drainage within the development
site should be included on this plan with cover and invert levels, final surface
water longitudinal sections plan labelled to include dimensions, gradients and
design levels in AOD. Cross section drawings of swales, flow control manhole
and new manholes on the existing culvert are also required.

b) The drainage scheme should demonstrate that the surface water run-off
and volume shall not exceed the pre-development run-off rate calculated at 8
litres per second. The scheme shall subsequently be implemented in
accordance with the approved details before the development is completed.

c) Sustainable drainage flow calculations ( 1 in 1, 1 in 2, 1 in 30 and 1 in 100
plus climate change).

d) Plan identifiying areas contributing to the drainage network.

e) Measures taken to prevent flooding and pollution of receiving groundwater
and/or surface waters, including watercourses.

f) A plan to show overland flow routes and flood water exceedance routes and
flood extents.

g) Evidence of an assessment of the site conditions to include site
investigation and test results to confirm infiltration rates.

h) Breakdown of attenuation in pipes, manholes and swales.
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i) Details of an appropriate management and maintenance plan for the
sustainable drainage system for the lifetime of the development. This shall
include arrangements for the adoption by an appropriate public body or
statutory undertaker or management and maintenance by a Management
Company and any means of access for maintenance and easements, where
applicable.

The scheme shall be implemented in accordance with the approved details
prior to the first occupation of any of the approved dwellings, or completion of
the development, whichever is the sooner. The drainage systems shall
thereafter be retained.

8. The drainage for the development hereby approved shall be carried out in
accordance with the principles set out in the submitted Flood Risk
Assessment (FRA)(Ref. No. 2018-133, Dated 13/11/2018) prepared by Flood
Risk Consultancy Limited. No surface water will be permitted to drain directly
or indirectly into the public sewer. Any variation to the discharge of foul water
shall be agreed in writing by the Local Planning Authority prior to the
commencement of the development. The development shall be completed in
accordance with the approved details.

9. Any future application for reserved matters shall include proposals for glazing,
associated ventilation and specificiation and location of the proposed noise
barrier as recommended in the Noise Impact Assessment.

10.A Landscape and Ecological Management Plan (LEMP) shall be submitted to,
and be approved in writing by, the Local Planning Authority as part of any
reserved matters application.  The content of the LEMP shall include the
following.

a)            Description and evaluation of features to be managed.
b)            Ecological trends and constraints on site that might influence
management.
c)            Aims and objectives of management.
d)            Appropriate management options for achieving aims and objectives.
e)            Prescriptions for management actions.
f)             Preparation of a work schedule (including an annual work plan
capable of being rolled forward over a five-year period).
g)            Details of the body or organisation responsible for implementation of
the plan.
h)            Details of biodiversity enhancement measures
i)            Ongoing monitoring and remedial measures.

The LEMP shall also include details of the legal and funding mechanism{s} by
which the long-term implementation of the plan will be secured by the
developer with the management body(ies) responsible for its delivery.  The
plan shall also set out (where the results from monitoring show that
conservation aims and objectives of the LEMP are not being met) how
contingencies and/or remedial action will be identified, agreed and
implemented so that the development still delivers the fully functioning
biodiversity objectives of the originally approved scheme. The approved plan
shall be implemented in accordance with the approved details.
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11.The development hereby approved shall be carried out in accordance with the
precautionary measures for avoidance of harm to great crested newts as
described in the ecology survey prepared by Pennine Ecological and
implemented in full.

12.There shall be no tree felling, vegetation clearance works, or other works that
may affect nesting birds on the development site or off-site habitat creation
areas, between March and August inclusive, unless the absence of nesting
birds has been confirmed by further surveys or inspections submitted to and
approved in writing by the Local Planning Authority.

13.Prior to any site clearance works taking place, a survey of the site for the
presence of badger setts should be undertaken. If a sett is found, then a
method statement should be submitted to and approved in writing by the Local
Planning Authority detailing the measures to be taken to avoid any possible
harm to badgers.

14.Prior to the commencement of development hereby approved, a construction
and environmental management plan (CEMP) shall be submitted to and
approved in writing by the Local Planning Authority.   The CEMP shall provide
for:

(i) The means of highway access and parking for construction vehicles, plant
and construction workers' vehicles and sustainable travel methods for
construction workers,
(ii) loading and unloading of plant and materials,
(iii) storage of plant and materials used in constructing the development,
(iv) storage, disposal and removal of spoil and waste arising out of the
construction works,
(v) hours of working and access,
(vi) site security arrangements, including hoardings and other means of
enclosure,
(vii) piling methods, if used,
(viii) wheel cleaning facilities,
(ix) measures to control the emission of dust and dirt during construction,
(x) measures to control the emission of noise.

The approved CEMP shall be adhered to throughout the construction phase of
the development.

15.No part of the development hereby approved shall be occupied until the new
site access junction to Goosnargh Lane (based on, but not restrictive to
Drawing No. J1018 access fig 1.)  and off-site highway works have been
constructed in accordance with a scheme which shall be submitted to and
approved by the Local Planning Authority prior to the commencement of the
development. The off-site highway works shall include; relocate the speed
limit change west of the site access (to include new village gateway signs),
together with the extension of street lighting appropriate for the speed limit
change and highlight the new junction. The provision of speed bars to
moderate vehicles speeds in advance of the speed limit change and before
the new junction which would be highlighted with a contrasting surface
dressing.
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16.The new estate road/access shall be constructed in accordance with the
Lancashire County Council Specification for Construction of Estate Roads to
at least base course level before any development takes place within the site.

17.Prior to the commencement of the development hereby approved, details of
the proposed arrangements for future management and maintenance of the
proposed streets within the development shall be submitted to and approved
by the Local Planning Authority. The streets shall thereafter be maintained in
accordance with the approved management and maintenance details until
such time as an agreement has been entered into under Section 38 of the
Highways Act 1980 or a private management and maintenance company has
been established.

18.A 2.0m wide footway shall be constructed in accordance with the Lancashire
County Council Specification for Construction of Estate Roads across the full
highway frontage to Goosnargh Lane before the development is first
occupied.

19.Any future application for reserved matters shall include proposals for the
means of storage and disposal of refuse and recycling bins. Thereafter the
development shall be carried out in accordance with the approved details.

Reasons

1. To ensure the development is implemented in accordance with the approved
plans and to avoid ambiguity.

2. Required to be imposed pursuant to section 92 of the Town and Country
Planning Act 1990.

3. The permission is an outline planning permission.
4. To enable the use of alternative fuels for transport purposes such as electric

vehicle charging stations in order that sustainable travel alternatives need are
supported and promoted within the development in accordance with Policy 3
of the Adopted Central Lancashire Core Strategy.

5. To ensure that the development contributes to a reduction in carbon
emissions, in accordance with Policy 27 of the Central Lancashire Core
Strategy.  The scheme is required prior to the commencement of development
to ensure that the measures identified in the scheme can be properly carried
out at the appropriate stage of construction.

6. To ensure that the proposed site investigation and remediation strategy will
not cause pollution of ground and surface waters both on and off site; to
ensure that the potential effects of ground contamination are known about and
adequately mitigated in accordance with the Policy EN7 of the Adopted
Preston Local Plan 2012-26 (Site Allocations and Development Management
Policies) and the National Planning Policy Framework.

7. Details are required prior to the commencement of the development to ensure
that the proposed development can be adequately drained, that there is no
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flood risk on or off the site resulting from the proposed development, to
ensure that the final drainage designs are appropriate following detailed
design investigation, to ensure that water quality is not detrimentally impacted
by the development and to identify the responsible
organisation/body/company/undertaker for the sustainable drainage system,
in accordance with Policy 29 of the Adopted Central Lancashire Core Strategy
and the National Planning Policy Framework.

8. To prevent flooding by ensuring the satisfactory storage of/disposal of surface
water from the site and to reduce the risk of flooding from blockages of
existing culvert(s) and to the proposed development and future occupants, in
accordance with Adopted Central Lancashire Core Strategy Policy 29 and the
National Planning Policy Framework

9. In order to ensure that the amenities of the future occupants of the proposed
properties are not adversely impacted by noise in accordance with Policy
AD1(a) Adopted Preston Local Plan (Site Allocations and Development
Management Policies) and the National Planning Policy Framework.

10.To ensure the protection of wildlife and supporting habitat and secure
opportunities for the enhancement of the nature conservation value of the site
in accordance with Policies EN10 and EN11 of the adopted Preston Local
Plan 2012-26 (Site Allocations and Development Management Policies), the
National Planning Policy Framework and The Conservation of Habitats and
Species Regulations 2010.

11.To ensure the protection of wildlife and supporting habitat and secure
opportunities for the enhancement of the nature conservation value of the site
in accordance with Policies EN10 and EN11 of the adopted Preston Local
Plan 2012-26 (Site Allocations and Development Management Policies), the
National Planning Policy Framework and The Conservation of Habitats and
Species Regulations 2010.

12. In order to ensure that ground nesting birds are not unacceptably affected, in
accordance with Policies EN10 and EN11 of the adopted Preston Local Plan
2012-26 (Site Allocations and Development Management Policies) and the
National Planning Policy Framework.

13.To ensure the protection of wildlife and supporting habitat and secure
opportunities for the enhancement of the nature conservation value of the site
in accordance with Policies EN10 and EN11 of the adopted Preston Local
Plan 2012-26 (Site Allocations and Development Management Policies), the
National Planning Policy Framework and The Conservation of Habitats and
Species Regulations 2010.

14.Details are required prior to the commencement of the development to
maintain the operation of the local and strategic highway networks and to
protect to amenities of neighbouring residents in accordance with Adopted
Central Lancashire Core Strategy Policy 3 and Policies ST2 and AD1(a) of the
Adopted Preston Local Plan 2012-26 (Site Allocations and Development
Management Policies).

15.Details are required prior to the commencement of the development to ensure
that satisfactory vehicular and pedestrian access is provided to the site before
the development hereby permitted becomes occupied and in the interests of
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traffic and highway safety in accordance with Policy ST2 of the Adopted
Preston Local Plan 2012-2026 (Site Allocations & Development Management
Policies) and the National Planning Policy Framework.

16.To ensure that satisfactory access is provided to the site before the
development hereby permitted becomes operative in accordance with Policy
ST2 of the Adopted Preston Local Plan 2012-26 (Site Allocations and
Development Management Policies) and the National Planning Policy
Framework.

17.Details are required prior to the commencement of the development to ensure
the future management and maintenance of the proposed streets is secured
in accordance with Policy ST2 of the Adopted Preston Local Plan 2012-26
(Site Allocations and Development Management Policies) and the National
Planning Policy Framework.

18. In the interests of highway safety and to secure adequate visibility splays in
accordance with Policy ST2 of the Adopted Preston Local Plan 2012-26 (Site
Allocations and Development Management Policies) and the National
Planning Policy Framework.

19.To ensure satisfactory provision for waste and recycling facilities is provided
in accordance with the National Planning Policy for Waste.

Informatives

1. You are advised that as of 30th September 2013, the Central Lancashire
Community Infrastructure Levy (CIL) Charging Schedule came into effect. CIL
applies to all applicable planning permissions granted on or after this date.
The development has been assessed and it is the Council's view that it is CIL
LIABLE. Full details are available on the CIL liability notice and on the
Council's website www.preston.gov.uk/CIL

2. County Highways:

a. The grant of planning permission will require the applicant to enter into
an appropriate Legal Agreement, with the County Council as Highway
Authority.  The Highway Authority hereby reserves the right to provide the
highway works within the highway associated with this proposal.  Provision of
the highway works includes design, procurement of the work by contract and
supervision of the works.  The applicant should be advised to contact the
Highways service at Cuerden Mill Depot, Cuerden Way, Bamber Bridge,
Preston PR5 6BJ in the first instance to ascertain the details of such an
agreement and the information to be provided.

b. The applicant is advised that to discharge condition 17 the Local
Planning Authority requires a copy of a completed agreement between the
applicant and the local highway authority under Section 38 of the Highways
Act 1980, or the constitution and details of a Private Management and
Maintenance Company confirming funding, management and maintenance
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regimes.

c. The alterations to the existing highway as part of the new works may
require changes to the existing street lighting at the expense of the
client/developer.

d. This consent does not give approval to a connection being made to the
County Council's highway drainage system. The applicant is further advised
that highway surface water drainage system must not be used for the storage
of any flood waters from the adoptable United Utility surface water system, or
any private surface water drainage system.

3. Lead Local Flood Authority:

For the avoidance of doubt, the response from the Lead Local Flood Authority
does not grant the applicant permission to connect to the ordinary
watercourse and, once planning permission has been obtained, it does not
mean that land drainage consent will be given.

The applicant should obtain Land Drainage Consent from Lancashire County
Council before starting any works on site. Information can be found on the
County Council's website.
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COMPANY NO: 5406542

VAT REG: 534 5115 67

Swainson House Farm
Goosnargh Lane,

Goosnargh,
Preston,
PR3 2JU

01772 865251
3

rd
March 2021

Johnson and Swarbrick Goosnargh Ltd has been a family business developed over the

past 35 years.

On the Swainson House Farm site we have reared chickens, ducks, turkeys and geese

then used our on-site slaughter house processing plant to process the birds and sell

the finished products to hotels, restaurants, pubs, butchers and wholesalers

throughout the UK.

The business has had a slaughterhouse license since 3rd October 1994 and a

dedicated processing unit at the Swainson House Farm site. This unit is fully

regulated by the Food Standard Agency and a veterinary practitioner was on site

during all slaughter sessions

Day old ducks and chickens were brought on site weekly, reared for eight weeks.

Turkeys and geese were also reared on site seasonally for the Christmas trade.

The business also had two other sites involved in the business;

Aylesbury Farm Goosnargh Lane and Hilltop Farm Barton. When all the three sites

were in full operation, the business would have a total of approximately 50,000

poultry on the 3 sites as a time, the ducks and chickens would have a 8 week rotation

period.

In June 2013 Mr Adam Swarbrick and Miss Kara Johnson started a business known as

AK Products. They invested in a Feather washing plant business, this business is run

from a building on the Swainson House Farm site.

Due to the high increase cost of producing ducks we stopped rearing them in May

2019. The increased cost of feed, bedding, utility, staff costs involved in the work of

processing and also with the new Food Standard Agency regulation requirements

which have been constantly brought in requiring new investment, it became no
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longer viable to produce ducks on the Swainson House Farm site or the Aylesbury

Farm Goosnargh Lane site.

Due to this decision the duck rearing sheds on both of these sites have not been

utilised since May 2019 and the sheds have become more dilapidated over this

period

The remaining poultry business virtually ceased operating on Saturday 21st of March

2019 when lockdown occurred and we lost most of our clients overnight when the

hospitality industry sector was close down. Our only remaining clients at this time

was Booths supermarket and butchers shops which we supplied

In March 2020 we were still rearing chickens on the Swainson House Farm site, the

chickens had to be slaughtered each week and put in the freezers as we had no

customers for them.

At the end of March 2020 we made the decision to stop rearing day old chickens on

the farm. Our last slaughter date for the chickens was on the 22nd May 2020 after

which nearly all our staff had to be furloughed and all the rearing sheds have mainly

been empty since

The sheds and land at the Aylesbury farm site Goosnargh Lane was gifted to Mr Paul

Johnson, Miss Kara Johnson, Miss Kelly Swarbrick and Mr Adam Swarbrick in 2017.

Since the sheds on this site have been empty since May 2019.

In July 2020 AK products put in a planning application to convert 10 units at the

Aylesbury Farm site into B1 and a B8 industrial units. Planning application number

06/2020/0693 was granted on the 10th of September 2020 and the last of these units

to be converted is now near completion

Due to the current financial situation which has been caused by the COVID-19

pandemic Johnson and Swarbrick Goosnargh Ltd has had a number of clients go into

administration owing a considerable amount of money to the company. Added to

this from our customer list we have 45 clients who have not reopened since March

2019 and we have not been unable to contact them to agree a payment plan. These

customers still have money owing from February and March 2020 which has never

been paid and due to this we have serious concerns that we will never get back this

large amount of money owed back to the business.

One of our main London client went into administration in April 2019 due to this it

would no longer be viable to deliver our produce into London twice weekly.  We had

to make the reluctant decision to make 3 of our driving staff redundant in December

2020.
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As the farm activity has virtually ceased at Swainson House Farm we have had to

make decisions regarding the business going forward. On the farm site we do not

envisage rearing chickens for Johnson and Swarbrick Goosnargh Ltd as the

investment required to re-stock the sheds is not viable in the current situation.

Mainly all the sheds on site are not being utilised and are quickly becoming unsightly

and dilapidated.

Myself, Mr Thomas Swarbrick and my sister-in-law Mrs Lynn Johnson who are

both share holders of Johnson and Swarbrick Goosnargh Ltd and have reached

retirement age.

We hope you will support this appeal and allow us to move forward in planning our

retirement, as we no longer feel the business is a viable option for the future.

Signed:

Mr T Swarbrick

Director

Johnson & Swarbrick Goosnargh Ltd
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Reporting to Planning Committee
Meeting to be held on:  7th January 2021

Electoral Ward Affected
Preston Rural North

Report submitted by: Director of Development and Housing

Application Number: 06/2020/0922

1 Summary

1.1 Land at, Swainson Farm, Goosnargh Lane, Preston, PR3 2JU

Outline planning application seeking approval for access only for up to 40no. dwellings (all
other matters reserved) (resubmission of 06/2019/0773)

Applicant Mr Michael Wells

Agent Emery Planning Partnership Ltd

Case Officer James Mercer

2 Decision recommended

Refusal for the reasons set out in paragraph 2.1.

2.1 Reason for Refusal

1. The application site is located in the open countryside as shown on the policies map
of the Preston Local Plan 2012-2026 (Site Allocations and Development
Management Policies). The proposed development would be contrary to the
hierarchy of locations for focussing growth and investment at urban, brownfield and
allocated sites, within key service centres and other defined places. It fails to accord
with the management of growth and investment set out in Policy 1 of the Central
Lancashire Core Strategy and consequently it would lead to the unplanned
expansion of a rural village. Furthermore the proposed development is not the type
of development deemed permissible in the open countryside under Policy EN1 of
the Preston Local Plan 2012-2026 (Site Allocations and Development Management
Policies), hence the loss of open countryside for the development proposed is
contrary to that policy. The proposed development is contrary to Policy 1 of the
Central Lancashire Core Strategy and Policy EN1 of the Preston Local Plan 2012-26
(Site Allocations and Development Management Policies).

2. 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
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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

This application is a resubmission of planning application (06/2019/0773) that was
considered by the Planning Committee on 13th February 2020. Members resolved to
refuse the previous application. The refusal of planning permission was issued on 6th
March 2020. The applicant is appealing the Council’s decision. The start date for the
appeal was 3rd November 2020 and it has been agreed by all parties that the appeal will
follow the Inquiry procedure. The Inquiry will open on 13th April 2021.

3.1 Location

The application site comprises of Swainson Farm, on the north side of Goosnargh Lane,
covering an area of approximately 1.86 hectares. The application site is located in 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).

3.2 Proposal

The application seeks outline permission for up to 40no. dwellings with access applied for
only. The application seeks to create two new accesses on the north side of Goosnargh
Lane on land occupied by Swainson Farm, one forming the main road into the site and one
serving a private drive to 5no. dwellings. The proposed main access road would also
provide access to the development applied for under application 06/2019/0772 for up to
87no. dwellings on land north east of Swainson Farm, which is recommended for refusal
elsewhere in this agenda.

Information submitted with the application includes an illustrative masterplan which
indicates that 35no. of the proposed dwellings could be accommodated off a central access
road with a series of cul-de-sacs and private driveways radiating off the main estate road
with a further five dwellings accessed via a second access off Goosnargh Lane. The main
access would be via a 5.5m wide carriageway with 2m wide footways on each side with the
second access indicated as a private driveway. Goosnargh Lane is also proposed to be
widened to 6m across the frontage of the site. Potential future footpath links are shown to
land to the north. Public open space would be provided to the north of the site. The
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illustrative masterplan indicates the development could be made up of a mix of detached
and semi-detached dwellings of varying sizes. 35% on site affordable housing is proposed.
On 14th December the applicant’s agent informed officers that the applicant would be
willing to formally increase the affordable offer from 35% to 45% (18 dwellings), which in
their view would meet a shortfall of affordable housing need in Preston.

3.3 Relevant planning history

06/2019/0773 – Outline planning application seeking approval for access only for up to
40no. dwellings (all other matters reserved) – Refused March 2020 and appealed.

Applications within the vicinity of the site that have been approved are as follows:

Land opposite Swainson House Farm, Goosnargh Lane
06/2018/1356 – Outline planning application seeking approval for access from Goosnargh
Lane and up to 26no. dwellings and associated works (all other matters reserved) –
Approved November 2019.

Applications within the vicinity of the site that have been refused and appealed are

as follows:

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
06/2018/0811 – Outline planning application for up to 65no. dwellings (access applied for
only) – Refused March 2020.

Bushells Farm, Mill Lane
06/2018/0884 – Outline planning application for up to 140no. dwellings with all matters
reserved except for access – Refused March 2020

Land south of Whittingham Lane
06/2019/0311 – Outline application seeking approval for 80no. dwellings and car parking
area for Goosnargh Methodist Church with access from Whittingham Lane (all other
matters reserved) – Refused March 2020

Land north east of Swainson Farm, Goosnargh Lane
06/2019/0772 – Outline planning application seeking approval for access only for up to
87no. dwellings (all other matters reserved) – Refused March 2020.

Applications within the vicinity of the site that have been refused and not appealed

are as follows:

Land north of Whittingham Lane
06/2018/0867 - Outline planning application for up to 145no. dwellings with access from
Whittingham Lane and other associated infrastructure (access applied for only) – Refused
March 2020.
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Applications within the vicinity of the site that have been resubmitted and appear

elsewhere on this agenda are as follows:

• 06/2020/0923 – Land north east of Swainson Farm, Goosnargh Lane (resubmission
of 06/2019/0772);

• 06/2020/1136 – Land north of Whittingham Lane (resubmission of 06/2018/0867);
and

• 06/2020/1141 – Bushells Farm, Mill Lane (resubmission of 06/2018/0884).

Applications within the vicinity of the site that have been resubmitted but do not

appear on this agenda are as follows:

• 06/2020/1302 – 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 (resubmission of 06/2018/0811) – Under
consideration; and

• 06/2020/1303 – Land south of Whittingham Lane (resubmission of 06/2019/0311) –
Under consideration.

3.4 Planning Policy Framework

Section 38(6) of the Planning and Compulsory Purchase Act 2004 states that if

regard is to be had to the Development Plan for the purpose of any determination to

be made under the Planning Acts the determination must be made in accordance

with the plan unless material considerations indicate otherwise.

The Development plan comprises:

Central Lancashire Core Strategy
Policy 1: Locating Growth
Policy 2: Infrastructure
Policy 3: Travel
Policy 4: Housing Delivery
Policy 5: Housing Density
Policy 6: Housing Quality
Policy 7: Affordable Housing and Special Needs Housing
Policy 14: Education
Policy 17: Design of New Buildings
Policy 18: Green Infrastructure
Policy 22: Biodiversity and Geodiversity
Policy 27: Sustainable Resources and New Developments
Policy 29: Water Management
Policy 30: Air Quality
Policy 31: Agricultural Land

Preston Local Plan 2012-2026 (Site Allocations & Development Management Policies)
Policy HS3: Green Infrastructure in New Housing Developments
Policy ST1: Parking Standards

081



Policy ST2: General Transport Considerations
Policy EN1: Development in the Open Countryside
Policy EN3: Future Provision of Green Infrastructure
Policy EN7: Land Quality
Policy EN9: Design of New Development
Policy EN10: Biodiversity and Nature Conservation
Policy EN11: Species Protection

Other Material Considerations:

Central Lancashire Supplementary Planning Documents (SPD)
Affordable Housing
Design Guide
Open Space and Playing Pitch

National Planning Policy
National Planning Policy Framework (the Framework)
National Planning Practice Guidance
National Planning Policy for Waste
National Design Guide

The Community Infrastructure Levy Regulations 2010 (as amended)
The Wildlife and Countryside Act 1981

3.5 Consultation responses

Lead Local Flood Authority (LLFA) – No comments received. Any comments received will
be reported in late changes.

County Highways – No objections in terms of highway capacity, the proposed access to the
site or sustainability subject to securing funding towards a new enhanced bus service
between the village and the city centre. Concerns raised with the bus stop locations which
are not considered practical. However, accept the drawing in principle for planning
purposes subject to suitable conditions. Conditions requested relating to the final design of
the site access and off-site highway works; future management and maintenance of
streets; construction of the development in accordance with Lancashire County Council’s
Specification for Construction of Estate Roads; and wheel cleaning facilities during
construction and highway inspection.

County Education – A contribution towards primary and secondary school places would be
required.

Environmental Health – No objections subject to a condition relating to contaminated land
and electrical vehicle charging points.

Parks and Street Scene (Landscape) – No objections. In general agreement with the
submitted Landscape Visual Impact Assessment however concerned the development of
land is located outside the rural settlement boundary. If development on the site is
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considered acceptable boundary treatments should be carefully considered and existing
vegetation should be retained where possible and boundary treatments carefully
considered. A full and detailed scheme of landscaping will be required.

Greater Manchester Ecology Unit (GMEU) – No comments received. Any comments
received will be reported in late changes.

United Utilities – No objections subject to a condition requiring the submission of a surface
water drainage scheme, sustainable drainage management and maintenance plan and that
foul and surface water should be drained on separate systems.

Waste Management – No objections however comments have been provided relating to
collection points and distances over which bins should be moved. The properties in the top
north-west corner of the development should be served by the adopted highway
considering the access appears to be narrower than the rest of the development, otherwise
this could present significant collection issues.

Designing Out Crime Officer – In order to keep people safe and feeling safe, and to reduce
the opportunity for offences such as burglary and vehicle crime the scheme should be
developed to Secured by Design security standards. Residential schemes should be
designed using the SBD New Homes 2019 design guide. A number of security measures
have been recommended, which can be passed on to the applicant by way of informative
should planning permission be granted.

SABIC – The development is within the vicinity of a Major Accident Hazard Pipeline and the
developer must consult SABIC should any work within 50 metres of the pipeline be carried
out. This will be communicated to the applicant by way of an informative.

Whittingham Parish Council – Object to the application which can be summarised as
follows:

• Previously recommended for approval when the Council did not have a 5 year
supply and an appeal subsequently determined that the City Council did have a 5
year supply and the previous application (on this site) was refused in February 2020;

• It is clear from the refusal notice that development in this area is unplanned which
means that the City Council has not included the area in its vision for growth, and as
such, they have no evidence to suggest that growth in this area is sustainable;

• The site is not allocated in the Local Plan for housing and is contrary to the
Development Plan;

• This and other applications in the vicinity should be refused until the Development
Plan Framework is refreshed and publicly scrutinised;

• If the City Council considers that it does not have a 5 year supply, then additional
land should be allocated in areas where growth has already been considered,
assessed and planned - as these are the areas which are most likely to be
supported by new roads, employment opportunities and services for the new
community.
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Goosnargh Parish Council – Object to the application, the points of which can be
summarised as follows:

• Not compliant with the Local Plan or Core Strategy;
• The developer has not made a sufficiently robust case for the level of affordable

housing;
• Limited job opportunities within Goosnargh Village;
• Impact on highway and pedestrian safety;
• The development represents a flood risk to the area;
• Overdevelopment of the village;
• No developer engagement with the local community;
• Negative impact on residential amenity;
• Noise;
• Lack of capacity within local schools;
• Lack of infrastructure and services to sustain these major development;
• Unsustainable location leading to increase in number of car journeys.

Ben Wallace MP – Objects to the application, the points of which can be summarised as
follows:

• The site is within the open countryside which the Council seeks to protect from
development; and

• The applications (this application and 06/2020/0923) are contrary to local and
national policy;

• The two developments would lead to the unplanned development of Goosnargh, a
rural village, and would, as a result of the scale of the proposals fundamentally
change the character of the village;

• Furthermore, either or both of the developments would be unsustainable given the
lack of infrastructure in the village.

Publicity – 140 letters of objection have been received which can be summarised as
follows:

• Detrimental impact on the environment;
• Increased pollution;
• Not sufficient healthcare or education facilities in the village;
• Impact on biodiversity and geodiversity;
• Loss of a rural business;
• Increased pressure on the local road network and the A6 corridor;
• Loss of an employment site;
• Increased risk of flooding;
• Loss of privacy;
• Impact on highway and pedestrian safety;
• Brownfield sites should be developed before greenfield sites;
• Not compliant with the Local Plan or Core Strategy;
• Loss of open countryside;
• Impact on character of village;
• Unplanned expansion of rural village;
• Loss of nationally recognised farm;

084



• Rural area would lose its identity and become an urban extension of the city;
• Overdevelopment;
• Preston City has enough housing developments now and no more housing

development is needed in the countryside;
• Application is lackadaisical;
• Impact on wildlife;
• The proposed site access is dangerous;
• Inadequate bus service to the village;
• Limited services within the village;
• Reliance on car increasing congestion;
• Lack of employment opportunities in the village;
• Inadequate foul and surface water drainage infrastructure on Goosnargh Lane;
• Goosnargh Lane is unsuitable for further traffic;
• Whittingham Hospital should be developed in full first;
• Impact on visual amenity;
• Impact on residential amenity;
• The proposal would attract more crime;
• Destroying greenbelt and greenfield sites;
• The site is a working farm, shop and slaughter house facility and should not be sold;
• No changes from the previous application, it is unjustified and should be refused;
• Affordable homes should support local people who wish to live and work in the area;
• Site should be 100% affordable due to location within open countryside;
• These houses are to be built on farming land, which is concerning due to future food

imports due to Brexit;
• Climate change;
• City’s high streets see more empty units, should be more creative and explore ways

to develop these areas and keep rural communities green for all to enjoy;
• Given the economic uncertainties in the country there is no need to build;
• Modern housing developments appear, with few exceptions, to be drab, monotonous

and often poorly constructed;
• Loss of trees, which have been requested to be covered by Tree Preservation

Orders;
• Loss of good grade 3 agricultural land.

The following issues were raised in the representations received however as these are not
material planning considerations they cannot be considered:

• No consultation with the community by the developer;
• There are enough new houses in Goosnargh that are not selling;
• Loss of private views;
• Decrease in house values.

1 letter which neither raises objections or support for the application has been received
which raises the following point:

• As this application is a re-submission of an application which was refused previously
it is questioned why the application is being re-considered when the situation has
not changed.

085



On the 14th December 2020, 14 weeks after the application was submitted, the applicant’s
agent submitted a letter of support for the application. She states the letter details the site
specific benefits of this application which is hoped will enable officers to recommend the
application to the January planning committee for approval. The letter can be summarised
by the following points:

• The site is within the open countryside by virtue of being beyond the settlement
boundary as identified on the proposals map however, the site is located at the start
of the village;

• Development would not conflict with the aims of Policy EN1;
• 40no. dwellings are considered to be small-scale in the context of Goosnargh;
• The existing site does not contribute positively to the setting of Goosnargh;
• There is no gap between the application site and houses beyond – two new houses

have enclosed the minor gap that once existed and further serve to merge the site
with the wider village;

• The village envelope has already been extended on the other side of Goosnargh
Lane;

• The proposal would result in visual change from an industrial looking farm to
residential development;

• Any landscape impact would be limited and localised;
• Sensitively designed dwellings, setback from the road frontage, allowing for the

introduction of new tress and soft landscaping offers a real opportunity to improve
the village setting;

• The application was submitted with 35% on-site affordable housing however, the
applicant is willing to formally increase the affordable offer to 45% (18 dwellings) to
meet shortfall of affordable housing need in Preston;

• 25% of the housing across the site would be provided as bungalows or adaptable
lifetime homes to cater for aging population;

• The poultry production facility may no longer be viable due to the Coronavirus
pandemic which could leave a redundant site;

• The current use has an adverse impact on the village character and amenity –
redevelopment would remove all of these issues, such as noise and odour;

• The proposed development would remove HGV, light goods and agricultural vehicle
movements from the local highway network and enhance both highway safety and
residential amenity;

• Were this application to be approved the Local Planning Authority may also relieve
itself of the significant expense of the ongoing appeal in relation to this site.

3.6 Analysis

Principle of Development and Impact on the Open Countryside
The application site consists of open countryside, falling outside of but adjacent to the
defined village of Goosnargh, which distinguishes between the built-up elements of the
village and the surrounding countryside, as identified on the Policies Map of the Adopted
Preston Local Plan. Policy 1 of the Core Strategy relates to all types of development,
seeking to focus growth and investment on well located brownfield sites, identified strategic
locations and other main urban areas whilst protecting suburban and rural areas. The
hierarchical sequence for locating development puts other places, including smaller
villages, substantially built-up frontages and Major Developed Sites, at the bottom of the
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hierarchy where development is expected to be small scale and limited to appropriate
infilling, conversion of buildings and proposals to meet local need, unless there are
exceptional needs for a larger scale redevelopment scheme.

The application proposes up to 40no. dwellings on a greenfield site outside of, but adjacent
to, the village boundary of Goosnargh. The application site is not a well located brownfield
site, nor within an identified strategic location, within a Key Service Centre or within the
main urban area. The application site is not within a village boundary, a substantially built-
up frontage and a Major Developed Site, it is within the open countryside, where
development of this scale is not permitted by Core Strategy Policy 1. The proposed
development is not considered to be small scale in the context of Goosnargh village, would
not represent an infill development and would not constitute redevelopment, conversion or
development that meets a local need. The application does not fall within any of the
locations where new residential development is permitted and therefore it is considered the
development is contrary to Policy 1 of the Core Strategy.

Policy EN1 of the Local Plan seeks to protect areas of open countryside from unacceptable
development which would harm its open and rural character and limits development to that
which it is needed for the purposes of agriculture or forestry or other appropriate rural uses,
the re-use or re-habitation of existing buildings or infilling within small groups of buildings
within smaller rural settlements. The supporting text to Policy EN1 states that it is important
that these areas (of open countryside) are protected from unacceptable development which
would harm its open character (the actual policy wording is silent on this matter).

The proposed development is not the type of development deemed permissible under
Policy EN1 and the loss of open countryside for the development proposed is therefore
contrary to this policy.

Policy 31 of the Core Strategy seeks to protect the best and most versatile agricultural land
(Grades 1, 2 and 3a) to achieve full potential of the soil. The majority of the application site
is covered with hardstanding and agricultural buildings with a small section of grassland to
the front of the site. The agricultural land is classified as Grade 3b therefore the small loss
of agricultural land at this location would not lead to the loss of the highest value of
agricultural land. The application therefore would not conflict with Policy 31 of the Core
Strategy.

Therefore, the principle of the proposed development at this site would be contrary to
Policy 1 of the Core Strategy and Policy EN1 of the Local Plan. The development would
however not conflict with Policy 31 of the Core Strategy. Whilst assessing the proposed
development against the development plan is the starting point for decision making there
are material considerations to be considered, which are detailed further in the report.

A representation received by a third party raises objections to the scheme on the grounds
the proposed development would result in the loss of an employment site, contrary to
Policy 10 of the Core Strategy and Policies EP1 and EP2 of the Local Plan. Policy 10 of the
Core Strategy requires all existing employment premises and sites last used for
employment to be protected for employment use. There is a presumption that “Best Urban”
and “Good Urban” sites will be retained for Class B employment use. The policy goes on to
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say proposals on all employment sites/premises for re-use or redevelopment other than
Class B employment uses will be assessed against eight criteria listed in Policy 10. Policy
EP1 of the Local Plan allocates sites on the Policies Map (contained within the Local Plan)
for employment uses (Use Classes B1, B2 or B8), whilst Policy EP2 relates to the
protection of existing employment areas, as defined by the Policies Map within the Local
Plan.

Swainson Farm is not an allocated employment site on the Policies Map of the Local Plan
and as such, Policies EP1 and EP2 do not apply to the consideration of this application.
Whilst it is acknowledged Swainson Farm is primarily involved in the production of poultry
and duck and is an employment generator, the site in used for agricultural purposes and is
not considered to fall within Classes B1, B2 or B8 and is therefore not considered to be an
“employment use”. As such, Policy 10 of the Core Strategy is not relevant and the criteria in
which any redevelopment of an employment site for non-employment uses should be
assessed against are not engaged.

The applicant’s agent asserts that the application site is located at the start of the village
and not beyond the settlement boundary of Goosnargh. The agent also states the site
would be small scale in the context of Goosnargh, that there is no gap between the
application site and the village because two new houses have enclosed the minor gap that
once existed and the village envelope has already been extended on the other side of
Goosnargh Lane (under planning application 06/2018/1356). It is the view of officers that
farms are often found on the edge of rural villages, but that does not mean that such
agricultural sites represent the start of a rural, residential village. As of September 2020,
Goosnargh village comprised 532 dwellings, officers do not agree that a development of
40no. dwellings would be small scale in this context. Furthermore, whilst the gap between
the application site and the village may have enclosed, the proposed development does not
represent ‘appropriate infilling’ as required by Core Strategy Policy 1 because there is no
development at the west side of the site. The proposed development would represent an
unplanned expansion of the village into the open countryside. Planning application
06/2018/1356 approved 26no. dwellings on the opposite side of Goosnargh Lane, however
no development has commenced. The application was approved at a time the Council
could not demonstrate a five year housing land supply. In desperate need for new housing
to significantly boost supply, in accordance with paragraph 59 of the Framework, officers
gave significant weight to the contribution that the proposed dwellings would make to
boosting the significant undersupply that was evident at that time. Limited weight is given to
these material considerations highlighted by the applicant’s agent.

Housing Provision
In July 2018 the revised Framework was published, which was subsequently updated in
February 2019. The Framework, along with revised Planning Practice Guidance,
introduced the standard methodology as a mechanism to calculate local housing need.
Paragraph 60 of the Framework states that strategic policies should be informed by a local
housing need assessment conducted using the standard methodology unless exceptional
circumstances justify an alternative approach.
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Paragraph 73 of the Framework states that local planning authorities should identify a
supply of specific deliverable sites to provide five years’ worth of housing against their
housing requirements set out in adopted strategic policies, such as Policy 4, or against
local housing need where the strategic policies are more than five years old (unless the
strategic policies have been reviewed and found not to require updating) with an additional
buffer of 5% to ensure choice and competition in the market for land.

Policy 4 of the Core Strategy seeks to deliver a total of 22,158 new dwellings across the
three Central Lancashire districts during the plan period of 2010-2026. In using the
standard methodology the Council accepts that the housing requirement contained within
Policy 4 is out-of-date.

At April 2020 the local housing need figure calculated using the standard methodology is
250 dwellings per annum. Against this figure, the Council can currently demonstrate a five
year supply of deliverable housing land. The Tilted Balance section of this report will
consider whether or not the most important polices for determining this application are out
of date.

Impact on Landscape Character and Visual Amenity
Policy 13 of the Core Strategy requires development to conserve and where possible
enhance the character and quality of the landscape. Policy 21 of the Core Strategy seeks
to ensure that new development is well integrated into existing settlement patterns,
appropriate to the landscape type and contributes positively to its conservation or
restoration or the creation of appropriate new features. The Framework says that the
intrinsic character and beauty of the countryside should be recognised, with the planning
system contributing to and enhancing the natural and local environment. It does not seek to
protect all countryside from development; rather it concentrates on the protection of
“valued” and “distinctive” landscapes, and seeks to encourage development on previously
developed land.

The application is accompanied by a Landscape Visual Impact Assessment (LVIA) which
concludes that the proposed development is likely to have some inter-visibility with the
surrounding landscape, but mitigation could be provided in keeping with the Undulating
Lowland Farmland character. Wider concerns about cumulative effects (of the
development) could be addressed through an overarching programme of tree planting
using native species within and on the fringes of the scheme to improve views and
approaches to the built edge of Goosnargh. The Council’s Landscape Architect is in
general agreement with the summary provided in the LVIA, however considers that
boundary treatments should be carefully considered for the site, and hedgerows and
railings would be preferred over close boarded fencing. Furthermore, existing vegetation
should be retained with the full landscaping plan expected at reserved matters stage.

The submitted illustrative masterplan shows how the site could be laid out whilst retaining
important landscape features such as the boundary hedgerows and mature trees. A buffer
strip comprising public open space and existing vegetation is proposed on the northern
boundary of the site for the creation of new habitats. Whilst precise details of public open
space and landscaping would be dealt with at reserved matters stage, it is considered the
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proposed development would not have a significant detrimental impact on the landscape
character or visual amenity of the area. The proposal therefore complies with the
aforementioned polices and the Framework.

Affordable Housing
Policy 7 of the Core Strategy seeks to ensure on-site affordable housing provision of 30%
within urban areas and of 35% in rural areas subject to such matters as financial viability
and contributions to community services. The Central Lancashire Supplementary Planning
Document 1: Affordable Housing states that where an element of affordable housing is
required, at least 70% of the units shall be social rented or affordable rented, unless the
Council is satisfied that an alternative mix meets an independently assessed proven need
and agrees to such alternative provision. The SPD goes on to say that affordable units
within residential developments should be dispersed to promote integration, mixed
communities and to minimise social exclusion.

The application is accompanied by a Planning Statement which incorporates an Affordable
Housing Statement which states that the application would provide 35% on-site affordable
housing, which would equate to up to 14no. dwellings if all 40no. dwellings came forward at
reserved matters stage. In respect of tenure mix, the applicant has confirmed that 70% of
the affordable dwellings would be social rented in accordance with the SPD. Should
planning permission be granted, the provision of the affordable dwellings would be secured
by a Section 106 Obligation. Subject to an obligation, it is considered the application would
accord with Policy 7 of the Core Strategy and the Affordable Housing SPD.

On 14th December the applicant’s agent informed officers that the applicant would be
willing to formally increase the affordable offer from 35% to 45% (18 dwellings), which in
their view would meet a shortfall of affordable housing need in Preston. Whilst it is
acknowledged that the proposed 45% affordable housing provision would exceed the
minimum (35%) required by policy in this location, there is no accurate and up to date
information on affordable housing need in Preston, and in particular in the rural areas of
Preston. However, the Council is now using the standard methodology to monitor housing
land supply, and the standard methodology, which is used to calculate local housing need,
takes account of the affordability of houses in Preston and adjusts the figure accordingly.
Given that the Council can demonstrate a 13.6 year supply, officers consider that the
Council is more than providing for new housing across the city, which will meet the demand
for affordable housing need, and therefore consider the offer of 45% affordable housing
should not be given significant weight.

Traffic and Highway Safety
Core Strategy Policy 2 states that the Local Planning Authority will work with infrastructure
providers to establish works that will arise from or be made worse by development
proposals. It further states that the Local Planning Authority will set broad priorities on the
provision of the infrastructure to ensure that it is delivered in line with future growth. Policy
3 of the Core Strategy outlines a number of measures which are considered to constitute
the best approach to planning for travel. These include reducing the need to travel,
improving pedestrian facilities, improving opportunities for cycling, improving public
transport, enabling travellers to change their mode of travel on trips, encouraging car
sharing, managing car use and improving the road network.
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Policy ST2 of the Local Plan requires development proposals to demonstrate that the
efficient and convenient movement of all highway users and corridors which could be
developed as future transport routes are not prejudiced, that existing pedestrian, cycle and
equestrian routes are protected and extended; the needs of disabled people are fully
provided for; appropriate provision is made for vehicular access, off-street servicing,
vehicle parking and public transport services; and that appropriate measures are included
for road safety and to facilitate access on foot and by bicycle. Policy ST1 of the Local Plan
requires new development proposals to provide car parking and servicing space in
accordance with the parking standards contained within the Appendix B to the Adopted
Local Plan.

Paragraph 109 of the Framework states that development should only be prevented or
refused on highways grounds if there would be an unacceptable impact on highway safety,
or the residual cumulative impacts on the road network would be severe.

The application is accompanied by a Transport Assessment (TA) which states the
proposed development would be served by a priority T-junction on Goosnargh Lane,
providing access to 35no. dwellings under this application and would also provide access
to the development applied for under application ref. 06/2019/0772. A second access to
serve a private drive for 5no. dwellings is also proposed. The priority junction would have a
carriageway width of 5.5m with 2m wide footways on either side. The access drawings
show that visibility splays extending 108m east and 97m west from this proposed access
could be achieved. The second access serving the private drive would have visibility splays
extending 43m in both directions. These visibility splays for both junctions are considered
acceptable by County Highways. The relocation of bus stops along Goosnargh Lane is also
proposed, as well as the relocation of the village gateway and speed limit change from
60mph to 20mph when entering the village. The proposed off-site highway works are
considered acceptable by County Highways subject to a condition securing the works
should the application be approved. County Highway have also requested conditions
should planning permission be granted relating to the construction of the proposed estate
roads and their future management and maintenance, an inspection of the structural
integrity of Goosnargh Lane and that wheel cleaning facilities be provided during
construction.

The TA also includes a capacity assessment which considers the impact of the proposal in
transport terms, including consideration of the cumulative impact of numerous other
developments in the area. The capacity assessment states that the impact of the proposal
would result in a less than 1% increase in traffic flows on all junctions with the exception of
the James Towers Way/Whittingham Lane roundabout in the AM peak which would have a
1.3% increase in traffic flow and a 1.1% increase in the PM peak. The assessment
concludes that such increases are within the normal variation of daily traffic flows and
would not result in a material change to traffic conditions. On this basis, the TA states that
the impacts of the proposals on the local highway network would be minimal and could not
be considered to be severe.

County Highway’s traffic modelling for the A6 corridor was conducted in January 2019 and
this was revisited and updated in August 2019. The August 2019 cumulative assessment
shows there would be potential capacity on the A6 corridor for future developments with the
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consideration of the impact on the wider network at critical congestion points such as
Junction 1 of the M55 (Broughton Roundabout) due to the delivery of the Preston Western
Distributor and Junction 2 of the M55, which are now under construction. The delivery of
this vital infrastructure will in turn provide relief to Junction 1. On this basis, County
Highways raise no objections to the scheme based on highway capacity.

In locational terms, the TA concludes that the site is sustainable and accessible by non-car
modes of transport. The proposed development would be able to be accommodated on the
local highway network and the submission of a Travel Plan would assist in reducing impact
and help to create a wider choice of travel to residents and visitors. Given the site’s location
adjacent to the existing village, it is considered the development would be located in a
sustainable location within walking distance of existing facilities within the village.

In order to reduce the impact of the proposed development on the highway network and to
make the development sustainable County Highways request a financial contribution
towards providing a more direct and frequent bus route from Goosnargh into the city
centre. Such provision would be secured via a Section 106 Obligation and has been
agreed by the applicant.

In light of the above, it is considered that the proposed development would not have a
severe impact on either the local highway network or the Strategic Road Network.
Furthermore, the development would not have an unacceptable impact on highway or
pedestrian safety. As such, it is considered the proposed development, subject to
conditions and a planning obligation if planning permission were to be granted, complies
with Policy 3 of the Adopted Core Strategy, Policy ST2 of the Adopted Local Plan and the
Framework.

Design and Layout
Policy 17 of the Core Strategy states the design of new buildings will be expected to take
account of the character and appearance of the local area, being sympathetic to
surrounding land uses and occupiers and avoiding demonstrable harm to the amenities of
the local area. Policy 5 of the Core Strategy seeks to secure densities of development
which are in keeping with local areas and which will have no detrimental impact on the
character, appearance and distinctiveness of an area, whilst also making efficient use of
land.

Policy EN9 of the Local Plan states that all new development proposals should be
designed with regard to the principles set out and explained in the Central Lancashire
Design Guide SPD, which are movement and legibility; mix of uses and tenures;
adaptability and resilience; resources and efficiency; architecture and townscape. The
policy states applications will be approved where they accord with the Design Guide SPD,
Core Strategy, national policy and CABE (Commission for Architecture and Built
Environment) guidance; make a positive contribution to the character and local
distinctiveness of the area; and are accompanied by a satisfactory Design and Access
Statement that fully explains and justifies the design approach for the scheme.

The Design Guide SPD seeks to raise the level and quality of design of new buildings, sets
out a number of well-established principles of good design and how these can achieve a
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clear and robust design concept for site.

Paragraph 124 of the Framework states that good design is a key aspect of sustainable
development, and the creation of high quality buildings and places is fundamental to what
the planning and development process should achieve. Paragraph 130 states permission
should be refused for development of poor design that fails to take the opportunities
available for improving the character and quality of an area and the way it functions, taking
into account any local design standards or style guides in plans or supplementary planning
documents. The National Design Guide illustrates how well-designed places can be
achieved and sets out the Government’s priorities for well-designed places in the form of
ten characteristics.

Although the application is in outline, with landscaping, appearance, layout and scale
reserved for later consideration, the basic design principles can at this stage be
appropriately assessed. The application is accompanied by Design & Access Statement
(DAS) which states that the development would be consist of detached and semi-detached
properties with off-street parking and private amenity space. The DAS states that whilst
landscaping is a reserved matter, it is expected that the site would retain a strong green
edge with the existing trees and hedgerows retained and supplemented by native planting.
In addition, the DAS states that the site is accessible and within walking distance of
services and facilities within the village of Goosnargh, and the adjacent rural settlements of
Broughton, Longridge and Grimsargh are accessible by public transport. Furthermore, the
applicant considers the removal of industrial looking buildings from the edge of the village
would improve the visual amenity of the area.

Overall, in design, appearance and scale terms, the submitted DAS and illustrative
masterplan are considered to establish a suitable range of design principles for a
subsequent reserved matters application to develop the site further. The proposed
development would incorporate a satisfactory amount of green space and the approximate
density proposed at 21 dwellings per hectare is considered acceptable and in general
accordance with the density of developments proposed around the village and existing
development within the village. With regards to the removal of the existing farm buildings, it
is considered that farm buildings such as those found on the application site are to be
expected in the rural area. They are not considered to be unsightly structures and nor,
considering its rural context, are they considered incongruous. As such, whilst full details
would be provided at reserved matters stage should planning permission be granted, it is
considered the parameters set by the submission comply with Policies 5 and 17 of the
Adopted Core Strategy, Policy EN9 of the Adopted Local Plan and the Framework.

Impact on Neighbouring Residential Amenity
Policy 17 of the Core Strategy and Policy EN9 of the Local Plan state that the design of
new buildings will be expected to take account of the character and appearance of the
local area, being sympathetic to surrounding land uses and occupiers and avoiding
demonstrable harm to the amenities of the local area. The Framework seeks to ensure a
good standard of amenity for all existing and future occupants of land and buildings.

As the application is in outline with all matters reserved except access, issues relating to
impacts on privacy, overlooking, loss of light and overshadowing cannot be fully assessed
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at this stage. The illustrative masterplan seeks to demonstrate that the proposed
development could be satisfactorily accommodated on site without having any
unacceptable adverse impacts on the amenities of neighbouring residents along
Goosnargh Lane. As such, it is considered the proposed development would not have a
significant detrimental impact on residential amenity and would not conflict with the above
policies or the Framework.

Open Space Provision
Policy 17 of the Core Strategy states that the provision of landscaping and open space
should form an integral part of new development proposals, including enhancing the public
realm. Policy 18 of the Core Strategy seeks to manage and improve environmental
resources through the protection and enhancement of the natural environment.

Policy HS3 of the Local Plan requires residential developments to provide sufficient public
open space to meet the recreational needs of the development in accordance with
standards set out in the Central Lancashire Open Space and Playing Pitch SPD.

The Framework states that access to high quality open spaces and opportunities for sport
and recreation make an important contribution to the health and well-being of communities.
It advises local planning authorities should seek to protect and enhance public rights of
way.

The proposed development would be required to provide public open space within the site.
The submitted illustrative masterplan demonstrates open space could be positioned to the
north of the site. As the application seeks outline approval only, the precise location and
amount of open space required could be secured at reserved matters stage. The
maintenance and management of the open space could be secured by a Section 106
Obligation should planning permission be granted. Subject to further reserved matters
submissions and a planning obligation if the application were to be approved, the proposal
complies with Policies 17 and 18 of the Core Strategy and Policy HS3 of the Adopted Local
Plan.

Ecology
Policy 18 of the Core Strategy seeks to manage and improve environmental resources
through a Green Infrastructure approach, which includes securing mitigation measures
and/or compensatory measures where development would lead to the loss of, or damage
to, part of the Green Infrastructure network. Policy 22 of the Core Strategy seeks to protect
and find opportunities to enhance and manage the biological and geological assets of the
area through certain measures, such as promoting the conservation and enhancement of
biological diversity, having particular regard to the favourable condition, restoration and re-
establishment of priority species and species populations; and seeking opportunities to
conserve, enhance and expand ecological networks.

Policy EN10 of the Local Plan seeks to protect, conserve, restore and enhance biodiversity
and ecological network resources in Preston. Policy EN11 of the Local Plan states 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. Should development be permitted that might have an
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effect on a protected species planning conditions or agreement will be used to mitigate the
impact.

Paragraph 170 of the Framework states that planning policies and decisions should,
amongst other things, contribute to and enhance the natural and local environment by
minimising impacts on and providing net gains for biodiversity. Paragraph 175 of the
Framework states that when determining applications, local planning authorities should aim
to conserve and enhance biodiversity by applying a number of principles.

The application is accompanied by a Preliminary Ecological Appraisal which establishes
the ecological conditions on the site and identifies any compensation measures required or
potential ecological enhancements that could be delivered, stating the site comprises of
miscanthus crop and improved grassland with boundary hedgerows and mature trees. The
assessment includes the findings relating to protected species, namely great crested
newts, badgers, bats and nesting birds.

At the time of writing, no comments on the contents of the Ecological Appraisal have been
received from the Greater Manchester Ecology Unit (GMEU). Any comments will be
reported in late changes.

Ground Conditions
Policy EN7 of the Local Plan seeks to address existing contamination of land by
appropriate mitigation measures to ensure the site is suitable for the proposed use and
seeks to ensure that proposed development would not cause land to become
contaminated.

Paragraph 178 of the Framework states planning decisions should ensure that the site is
suitable for its new use taking account of ground conditions and land instability, including
from natural hazards or former activities such as mining, pollution arising from previous
uses and any proposals for mitigation including land remediation or impacts on the natural
environment arising from that remediation. After remediation, as a minimum the land
should not be capable of being determined as contaminated land under Part IIA of the
Environmental Protection Act 1990.

Paragraph 179 goes on to state that where a site is affected by contamination or land
stability issues, the responsibility for securing a safe development rests with the developer
and/or landowner.

The application is accompanied by a Phase I Contaminated Land Assessment which
establishes no potential risks in terms of contamination relating to the proposed
development but recommends a watching brief is maintained throughout the construction of
the new dwellings and any signs of potential contamination found are fully investigated,
with appropriate remedial action taken as necessary. The Environmental Health Officer
agrees with the findings of the report and raises no objections to the proposal subject to a
condition echoing the findings of the Phase I report. Subject to this condition, should
planning permission be granted, it is considered the proposal complies with Policy EN7 of
the Adopted Local Plan and the Framework.
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Air Quality
Policy 3 of the Core Strategy seeks to encourage the use of alternative fuels for transport
purposes. Policy 30 of the Core Strategy seeks 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 site does not fall within an Air Quality Management Area and the Environmental Health
Officer has raised no objections to the scheme in terms of its impact on air quality. To
encourage the use of alternative fuels and reduce car emission in the city, it is considered a
condition be attached requiring a scheme for the installation of electric vehicle charging
points to be submitted for approval to be installed on site. Subject to this condition, should
planning permission be granted it is considered the proposal complies with Policies 3 and
30 of the Core Strategy.

Utilities/Drainage/Flood risk
Policy 29 of the Core Strategy seeks to improve water quality, water management and
reduce the risk of flooding by number of measures including minimising the use of portable
mains water in new developments; appraising, managing and reducing flood risk in new
developments; managing the capacity and timing of development to avoid exceeding sewer
infrastructure capacity; encouraging the adoption of Sustainable Drainage Systems; and
seeking to maximise the potential of Green Infrastructure to contribute to flood relief.

Paragraph 163 of the Framework states that Local Planning Authorities should ensure flood
risk is not increased elsewhere (i.e. outside areas at risk of flooding) and only consider
development appropriate in areas at risk of flooding where proposals are informed by a
site-specific flood risk assessment.

The application site is located in Flood Zone 1 which is identified as at the lowest risk of
flooding. The Flood Risk Assessment (FRA) submitted with the application states that
surface water would be managed via attenuation on site and discharged into an existing
watercourse to the north which presents a low flood risk to the application site. At the time
of writing, no comments have been received from the Lead Local Flood Authority. Any
comments will be reported in late changes. United Utilities raise no objections to the
proposal, subject to a condition that requires the foul and surface water to be drained on
separate system and the final surface water drainage scheme should be conditioned.
Subject to these conditions, should planning permission be granted it is considered the
proposed development would be unlikely to lead to an increase in flooding and would
comply with the above policies and the Framework.

Energy Efficiency
Whilst Policy 27 of the Core Strategy requires all new dwellings meet Level 4 of the former
Code for Sustainable Homes (CSH), the Government has published a statement of
intention in respect of this matter, and in accordance with this statement of intention the
Council no longer requires new developments to comply with code standards. However the
written ministerial statement (published on 25th March 2015) confirms that for the specific
issue of energy performance, Local Planning Authorities will continue to be able to set and
apply policies in their Local Plans which require compliance with energy performance
standards that exceed the energy requirements of Building Regulations. Therefore, the
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Council requires only the energy efficiency levels of new developments to be equivalent to
Level 4 of the former CSH which equates to a 19% improvement in the Dwelling Emission
Rate (DER) over the Target Emission Rate (TER) as defined by Part L1A of the 2013
Building Regulations.

The application is accompanied by an Energy and Sustainability Statement which sets out
a commitment to adopting energy efficiency standards within the development to exceed
Building Regulations standards. This could be secured by condition should planning
permission be granted and as such, the application would accord with Policy 27 of the Core
Strategy.

Waste Management
The National Planning Policy for Waste seeks to ensure that new development makes
sufficient provision for waste management and promotes good design to secure the
integration of waste management facilities, for example by ensuring there is discrete
provision for bins to facilitate a high quality, comprehensive and frequent household
collection service.

Whilst no details of waste provision have been provided, the illustrative masterplan shows
there would be sufficient space to the rear of the proposed dwellings to accommodate
waste and recycling facilities. To ensure adequate provision is made for waste and
recycling, details will be required at reserved matters stage which could be secured via
condition should planning permission be granted. Subject to these details, it is considered
the proposal would comply with the National Planning Policy for Waste.

Education
Policy 14 of the Core Strategy states that educational requirements will be provided for by
seeking contributions towards the provision of school places where a development would
result in or worsen a lack of capacity at existing schools.

County Education advises that taking into account all approved applications in the area, the
proposed development would require a developer contribution towards both primary and
secondary school places. As the application is in outline, the precise figure required would
be determined at reserved matters stage following the submission of detailed bedroom
information becoming available. The applicant has confirmed their agreement to providing
the contribution, which would be secured through a Section 106 Obligation should planning
permission be granted. As such, the proposal complies with the above policies.

Financial Contributions
Regulation 122(2) of the Community Infrastructure Levy Regulations 2010 (as amended)
and paragraph 56 of the Framework state that a planning obligation may only constitute a
reason for granting planning permission for the development if the obligation is:

a) Necessary to make the development acceptable on planning terms;
b) Directly related to the development; and
c) Fairly and reasonably related in scale and kind to the development
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The contribution towards the provision of primary and secondary school places is
considered to comply with the tests set out in Regulation 122(2) and the Framework as it
would provide educational provision for the future residents of the development, which
would otherwise not be provided. The level of on-site affordable housing provision is also
considered to comply with the tests set out in Regulation 122(2) and the Framework as it
would represent 35% of the total number of dwellings on the site and would ensure a range
of different types of housing is provided. The contribution towards providing a new
enhanced bus service between the village and the city centre is considered to comply with
the tests set out in Regulation 122(2) and the Framework as it would ensure the
development is accessible by sustainable modes of transport.

Cumulative impact of development upon Goosnargh Village
As mentioned above, the applicant is appealing the Council’s decision on the previous
outline application on the same site (06/2019/0773). The start date for the appeal was 3rd
November 2020, and it has been agreed by all parties that the appeal will follow the Inquiry
procedure, with the Inquiry due to open on 13th April 2021.

In addition to this site, the Inquiry is a conjoined one, and will consider four further appeals
at the same time, all sited adjacent to the village of Goosnargh and a fifth appeal sited on
Halfpenny Lane, near Longridge. These are as follows:

• 06/2018/0811 – Outline planning application for up to 65no. dwellings (access
applied for only). 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, Goosnargh;

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

• 06/2019/0311 – Outline application seeking approval for 80no. dwellings and car
parking area for Goosnargh Methodist Church with access from Whittingham Lane
(all other matters reserved). Land South of Whittingham Lane, Goosnargh;

• 06/2019/0772 – Outline planning application seeking approval for access only for up
to 87no. dwellings (all other matters reserved). Land north east of Swainson Farm,
Goosnargh Lane, Goosnargh.

• 06/2019/0050 - Outline planning application seeking approval for access from
Halfpenny Lane for 45no. dwellings (all other matters reserved). Old Rib Farm,
Halfpenny Lane, which is not situated adjacent to the village of Goosnargh.

The first four applications above were considered alongside the first application on this site
at the Planning Committee meeting on 13th February 2020, where members resolved to
refuse planning permission, for the same reason which was common to all of the
applications, that being in relation to unplanned expansion of a rural village and
unacceptable development in the open countryside.

Notwithstanding the above, the Council has received, between September 2020 and
November 2020, six planning applications on land surrounding the village of Goosnargh. All
of these applications are resubmissions of applications previously considered by the
Council at its Planning Committee on 13th February 2020. Five of those previous
applications are the subject of appeals (detailed above) and one of those applications is not
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the subject of an appeal (see Planning History section 3.3 of this report).

Officers consider that a matter pertinent to the six sites (the subject of resubmitted
applications between September 2020 and November 2020) is the cumulative impact of the
developments proposed. Officers consider that the cumulative impacts of all of the sites will
be significant. All six 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 six sites,
with the exception of the application at Swainson Farm, propose development on
agricultural land.

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 six sites propose an additional 557 dwellings on sites which adjoin the
village, which would rapidly and unsustainably more than double the number of dwellings in
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.

Not only would the scale of development proposed by the application proposal and other
proposals adjacent to Goosnargh collectively destroy the character of Goonsargh 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.

The above was set out in the Council’s Statement of Case (submitted to the Planning
Inspectorate on 8th December 2020) for the five conjoined appeals. On 18th December
2020 the Inspector of the conjoined appeals sought clarification on whether the Council is
raising a new issue and a new reason for refusal with regard to the matter of cumulative
impact. Officers are currently considering this matter further and an update will be provided
in late changes.

Tilted Balance
The assessment as to whether it is appropriate to engage the tilted balance in Paragraph
11(d) of the Framework is comprised of three stages. Firstly, the most important policies for
determining the application must be identified. Secondly, those policies must be assessed
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to ascertain whether or not they are out-of-date. Thirdly the basket of policies must be
looked at to determine if, in the round, it is out-of-date thereby engaging the tilted balance.

The most important policies for determining this planning application are considered to be:

Central Lancashire Core Strategy
Policy 1: Locating Growth
Policy 4: Housing Delivery

Preston Local Plan 2012-2026 (Site Allocations & Development Management Policies)
Policy EN1: Development in the Open Countryside

Core Strategy Policy 1 and Policy EN1 are relevant to the principle of the development
proposed. Policy 4 is housing-related and contains the housing requirement figure for
Central Lancashire. It has been accepted earlier in this report that Core Strategy Policy 4 is
out of date. However, whilst the minimum housing requirement of Policy 4 is out-of-date, it
does not follow that the other most important policies for determining the application are
out-of-date.

Core Strategy Policy 1 promotes the spatial strategy for growth across Central Lancashire.
For Preston this means focussing growth and investment in the main urban area
(comprising of the Central Preston Strategic Location and adjacent inner city suburbs), the
Cottam Strategic Site, the North West Preston Strategic Location and the Key Service
Centre of Longridge. Policy 1 does not unreasonably constrain the ability of Preston to
accommodate its local housing need calculated by way of the standard methodology.
Policy 1 is therefore not out-of-date.

Policy EN1 restricts development which takes place in the open countryside to that needed
for the purposes of agriculture and forestry (or other rural appropriate uses), the re-use of
existing buildings and infill within groups of buildings, as well as development permissible in
other policies contained within the Local Plan (namely Policies HS4 and HS5). Given the
local housing need in Preston (250 net additional homes per annum) is currently
substantially below the housing requirement contained in Policy 4 (507 net additional
homes per annum), it is clear that more than sufficient land has been allocated in the
current Local Plan to meet the local housing need. Policy EN1 does not unreasonably
constrain the ability of Preston to accommodate its local housing need calculated by way of
the standard methodology. As a consequence, the rural settlement boundaries do not need
to be reconsidered at this time and remain relevant and up-to-date. Policy EN1 is therefore
not out-of-date.

Accordingly the tilted balance is not engaged.

The submitted Planning Statement details how the applicant considers, that regardless of
Council’s Housing Land Supply position, the titled balance should be engaged by virtue of
the most important policies for determining this application being out of date. The
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submission details that when the titled balance was engaged in December 2019 the
application was considered to be acceptable and this should now be the case for
determining this application.
Paragraph 11 of the Framework sets out a ‘presumption in favour of sustainable
development’ and for decision-taking this means 11(c) approving development proposals
that accords with an up-to-date development plan without delay; or 11(d) where there are
no relevant development plan policies, or the policies which are most important for
determining the application are out-of-date, granting planning permission unless:

i.          The application of policies in the Framework that protect areas or assets of
particular importance provides a clear reason for refusing the development proposed; or

ii.         Any adverse impacts of doing so would significantly and demonstrably outweigh the
benefits, when assessed against the policies in the Framework taken as a whole.

If all the most important policies for determining this application, which in this case are
deemed to be Policies 1 and 4 of the Core Strategy and Policy EN1 of the Local Plan,
which accord with the Framework save for Policy 4, were considered to be out of date and
Paragraph 11 was engaged, there are no policies in the Framework that protect areas or
assets of particular importance that provide a clear reason for refusing the development
proposed with regard to bullet point (i) above. In terms of bullet point (ii) above, the adverse
impacts of granting planning permission contrary to the development plan (The Central
Lancashire Core Strategy and the Preston Local Plan 2012-26) would significantly and
demonstrably outweigh the benefits of the proposed development when assessed against
the policies in the Framework taken as a whole. Paragraph 12 of the Framework is clear
that the presumption in favour of sustainable development does not change the statutory
status of the development plan as the starting point for decision making. The Council can
demonstrate a 13.6 year supply (as of 1st October 2020) therefore even if the tilted balance
were to apply the contribution that the proposed development would make towards housing
supply would not be significant and would attract limited weight. Whilst it is acknowledged
that the proposed 45% affordable housing provision would exceed the minimum (35%)
required by policy in this location, there is no accurate and up to date information on
affordable housing need in Preston, and in particular in the rural areas of Preston.
However, the Council is now using the standard methodology to monitor housing land
supply, and the standard methodology, which is used to calculate local housing need, takes
account of the affordability of houses in Preston and adjusts the figure accordingly. Given
that the Council can demonstrate a 13.6 year supply, officers consider that the Council is
more than providing for new housing across the city, which will meet the demand for
affordable housing need, and therefore consider the offer of 45% affordable housing should
not be given significant weight. The majority of the other benefits resulting from the
proposed development are generic and no more than would be expected from any major
housing development and as such they attract limited positive weight. The proposed
development would be contrary to the hierarchy of locations for focussing growth and
investment at urban, brownfield and allocated sites, within key service centres and other
defined places. It would lead to the unplanned expansion of a rural village and is not the
type of development deemed permissible in the open countryside. The proposed
development is contrary to Policy 1 of the Central Lancashire Core Strategy and Policy
EN1 of the Preston Local Plan 2012-26 (Site Allocations and Development Management
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Policies), which even if deemed to be out of date, should be accorded significant weight in
such circumstances .

In summary if all the most important policies for determining this application, which in this
case are deemed to be Policies 1 and 4 of the Core Strategy and Policy EN1 of the Local
Plan, were considered to be out of date and Paragraph 11 were engaged, the adverse
impacts of granting planning permission contrary to the development plan, which accords
with the Framework save for Policy 4 of the Core Strategy, would significantly and
demonstrably outweigh the benefits of the proposed development when assessed against
the policies in the Framework taken as a whole.

The submitted Planning Statement asserts (1) the proposed development accords with all
parts of the development plan that are up to date; (2) the policies that the proposed
development conflicts with are out of date and those polices should be afforded limited
weight; (3) the tilted balance should be engaged and this should be done in a manner
consistent with when the previous application (06/2019/0773) on this site was first
considered by Members on 5th December 2019. At that time the Council could not
demonstrate a five year housing land supply. In desperate need for new housing to
significantly boost supply, in accordance with paragraph 59 of the Framework, officers gave
significant weight to the contribution that the proposed dwellings would make to boosting
the significant undersupply that was evident at that time. However the Council is now
satisfied, a year later, that it can use the standard methodology to monitor and assess its
housing land supply position. Consequently the Council can currently demonstrate a 13.6
year supply (as of 1st October 2020) of deliverable housing land. In this position the
Council is not in desperate need for new housing to address a significant undersupply.
More than sufficient land has been allocated in the current Local Plan to meet the local
housing need. Core Strategy Policy 1 and Local Plan Policy EN1 do not unreasonably
constrain the ability of Preston to accommodate its local housing need calculated by way of
the standard methodology. As a consequence, the rural settlement boundaries remain
relevant and up-to-date.

3.7 Value Added to the Development

The applicant revised the affordable housing offer from 35% to 45%.

3.8 Conclusions

Section 38(6) of the Planning and Compulsory Purchase Act 2004 states that if regard is to
be had to the Development Plan for the purpose of any determination to be made under the
Planning Acts the determination must be in accordance with the plan unless material
considerations indicate otherwise.

The application site is located in the open countryside as shown on the policies map of the
Preston Local Plan 2012-2026 (Site Allocations and Development Management Policies).
The proposed development would be contrary to the hierarchy of locations for focussing
growth and investment at urban, brownfield, allocated sites, sites within key service centres
and other defined places, contrary to Core Strategy Policy 1. The proposed development is
not the type of development deemed permissible under Local Plan Policy EN1 and the loss
of open countryside for the development proposed is therefore contrary to this policy.
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Furthermore, 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 due to the 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.

Statutory consultee comments and representations have been received which have been
carefully considered and taken into account as part of this planning application. Whilst the
proposed development is contrary to the management of growth and investment set out in
the Core Strategy, would lead to the unplanned expansion of a rural village and is not the
type of development deemed permissible in the open countryside under Local Plan Policy
EN1, the proposed development would not result in the loss of a valued or distinctive
landscape and would deliver 45% on site affordable housing, include open space and
provide sustainable access to local services. The proposed dwellings would be energy
efficient and be supplied with electric vehicle charging points. There would be no
unacceptable harm to protected species and their habitats due to mitigation measures that
could be secured by condition, and the proposal would potentially help to improve
biodiversity. Any harm arising from potential contamination and flood risk could be
mitigated by condition. Furthermore, the education and highways impacts of the proposed
development could be successfully mitigated by conditions and/or planning obligation.
Whilst it is acknowledged that the proposed 45% affordable housing provision would
exceed the minimum (35%) required by policy in this location, officers consider that the
Council is more than providing for new housing across the city, which will meet the demand
for affordable housing need, and therefore consider the offer of 45% affordable housing
should not be given significant weight. The majority of the other benefits resulting from the
proposed development are generic and no more than would be expected from any major
housing development and as such they attract limited positive weight in the balance against
the conflict with the development plan.

The above demonstrates that the proposed development cannot achieve the three
overreaching objectives of sustainable development (Paragraph 8 of the Framework).
Paragraph 12 of the Framework states that the presumption in favour of sustainable
development does not change the statutory status of the development plan as the starting
point for decision making. The planning application conflicts with the Council’s up-to-date
development plan, in such circumstances permission should not be granted.

In light of the applicant’s claims in the planning statement, a scenario whereby all the most
important policies for determining this application could be out of date and the tilted
balance within paragraph 11(d) of the Framework could be engaged has been considered
above. The Council has drawn different conclusions now to the previous occasion it
engaged the tilted balance on the same site in December 2019, because the overriding
need to boost significantly the supply of housing no longer carries significant weight in the
tilted balance like it did in December 2019, and is of the view that if all the most important
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policies for determining this application could be out of date and the tilted balance could be
engaged, the planning application should still be refused. The adverse impacts of granting
planning permission contrary to the development plan (which accords with the Framework
save for Policy 4 of the Core Strategy) would significantly and demonstrably outweigh the
benefits of the proposed development when assessed against the policies in the
Framework taken as a whole.

Returning to the standard planning balance, in accordance with Section 38(6) of the
Planning and Compulsory Purchase Act 2004, the proposed development fails to comply
with the development plan, the benefits of the proposal are generic and attract limited
positive weight in the balance against the conflict with the development plan, therefore
planning permission should be refused.

3.9 Recommendation

Refusal for the reasons set out in paragraph 2.1.
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Jackie Wilding
Director of Resources

7 January 2021
Your reference:
Our reference: LAS/ZB
Ask for:

To: Members and Officers of
the Planning Committee
Councillors Iqbal (Chair), Borrow (Vice-Chair), Bax, Darby, Ms Eaves,
Landless, Mein, Morgan, Moss, Shannon and Mrs Whittam

Dear Sir/Madam

Planning Committee - 7 January 2021

I am now able to enclose, for consideration at the above meeting, the following report
that was unavailable when the agenda was printed.

Agenda No Item

5. Planning Applications List (Pages 1 - 10)

Report by the Director of Development and Housing is enclosed giving
details of:

(ii) late changes list (enclosed).

Yours faithfully

Jackie Wilding

Director of Resources

Member Services
Resources Directorate

Town Hall
Lancaster Road

Preston PR1 2RL

www.preston.gov.uk
tel. 01772 906309

z.bapu@preston.gov.uk
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PRESTON CITY COUNCIL
PLANNING COMMITTEE meeting 7th January 2021
LATE CHANGES LIST

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

______________________________________________________________________

Agenda Item 5a: 06/2020/0966
Address/Location – Sandy Lane
Pages 33 - 50

Changes:

3.1 – Location

There is a typing error in the sixth line of the description of the application site location
(section 3.1) in the committee report. The word ‘form’ should be replaced with the word
‘from’. The typing error has been corrected in the description of the application site location
below.

The application site is located on the west side of Sandy Lane, north of the proposed East
West Link Road. The site is currently agricultural land which forms the central and south
eastern section of land with planning permission for up to 230no. dwellings (06/2016/0291
outline & 06/2017/0366 reserved matters) with the outline permission granting five years to
make a reserved matters application and seven years from the outline permission for works
to commence or two years from the last reserved matters approval. The application site is
identified as within the North West Preston Strategic Location on the policies map of the
Preston Local Plan 2012-2026 (Site Allocations & Development Management Policies)
(Adopted Local Plan).

No change to recommendation

Agenda Item 5b: 06/2020/0977
Address/Location – Dean Farm Whittingham Lane
Pages 51 - 74

Changes:

3.5 Consultation responses

County Education – No objection subject to a financial contribution to provide 12no. primary
school places.

3.6 – Analysis

Education
Policy 14 of the Core Strategy states that educational requirements will be provided for by
seeking contributions towards the provision of school places where a development would
result in or worsen a lack of capacity at existing schools.

County Education advise that, upon further consideration, and taking into account all
approved applications, a financial contribution would be required for the provision of 12no.
primary school places. No financial contribution is required towards secondary school places
due to adequate provision within the area. Any financial contribution would be secured
through a Section 106 Obligation should planning permission be granted. Thus, the proposal
is considered to be in accordance with Policy 14 of the Core Strategy.

Page 1 Agenda Item 5
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On 6th January 2021 the applicant’s agent raised objection to the third reason for refusal,
which relates to the density of the proposed development being out of character with the
area. The agent argues that the committee report does not accurately reflect other
applications approved in the area or the fact that affordable schemes require a higher
density. They also note that details of the area assessed for the existing density is not clear.

Officer comment
The report assesses both the existing density along Whittingham Lane as well as taking
account of the applications approved to the rear of 126A Whittingham Lane (06/2019/0166 &
062017/0941) which is yet to be fully constructed. As such the council is satisfied that the
report provides a fair assessment of the character of the area both in terms of the existing
and future character. The report acknowledges that affordable schemes require a higher
density however this does not change the officer opinion that the proposed density would be
out of keeping with the area. For clarity the existing area density of 7.4 dwellings per hectare
was taken from the existing dwellings along Whittingham Lane to the north west of site.

No change to recommendation
__________________________________________________________________________

Agenda Item 5c: 06/2020/0992
Address/Location – Land at Sidgreaves Lane, Cottam Way
Pages 75 - 90

Changes:

3.6 – Analysis

Utilities, Flood Risk and Drainage
Active discussions are still ongoing between the applicant and United Utilities, however as
detailed in the committee report issues of drainage were considered at outline application
stage and conditions relating to drainage were attached to the outline approval. The
applicant is bound by the drainage conditions attached to the outline consent and working
amendments to the drainage scheme can still be accepted after this reserved matters
application has been determined.

No change to recommendation
__________________________________________________________________________

Agenda Item 5d: 06/2020/1058
Address/Location – Former Baffitos, Navigation Way
Pages 91 - 110

Changes:

3.5 – Consultation responses

Parks and Street Scene (Trees) – No objection. The trees outlined for removal are generally
lower quality (Category B and C) and there are no trees of significant value on this site. The
species identified for removal, mainly Poplar, Aspen and Alder, are not ideally suited to this
site as the docks only allow for shallow rooted trees, and from experience this results in
these trees being uprooted in this area during adverse weather conditions. In respect of a
potential Tree Preservation Order on this site, it is considered that the trees on site are not
worthy of such protection.

3.6 – Analysis

Design and Layout
As detailed within the committee report, suggestions were made by officers to improve the
visual appearance of the three storey apartment building. The applicant has provided
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amended elevations showing a simplification of the roof design, including a reduction in the
roof height to reduce the building’s prominence. Other amendments include alterations to the
window and door openings to provide more variety, the use of recessed horizontal brick
detailing around a number of openings to provide depth and contrast to the elevations, a
darker brick soldier course between ground and first floor level to accentuate the contrasting
brick detailing at ground floor, an enhanced canopy built partly in stone and a glazed
entrance to clearly identify the access point into this building and provide natural light in the
entrance corridor and office. These amendments are considered to be an improvement and
are considered to be acceptable.

Ecology and Trees
In addition to the comments detailed within the committee report, the Council’s Arboriculture
Officer has raised no objection to the removal of the trees identified on the proposed plans
and has confirmed that the trees on this site are not worthy of a Tree Preservation Order.

No change to recommendation
__________________________________________________________________________

Agenda Item 5e: 06/2020/1087
Address/Location – Garstang Road, Bilsborrow
Pages 111 - 140

Changes:

3.5 – Consultation responses

Lead Local Flood Authority (LLFA) – No objection subject to conditions requiring the
applicant to provide details of the final sustainable drainage scheme; a construction phase
surface water management plan; and an operation and maintenance plan and verification
report of the constructed sustainable drainage system.

3.6 – Analysis

Utilities, Flood Risk and Drainage
In addition to the comments and conditions recommended by United Utilities and the
Environment Agency, which are detailed within the committee report, the LLFA have raised
no objection to this proposal subject to the imposition of conditions should planning
permission be granted.

No change to recommendation
_______________________________________________________________________

Agenda Item 5f: 06/2020/1136
Address/Location – Land north of Whittingham Lane, Goosnargh
Pages 141 - 166

Changes:

3.6 – Analysis

Education
The applicant has agreed to the financial contribution relating to primary school places and
subsequent requirement to enter into a Section 106 Obligation should planning permission
be granted. As such, the proposal complies with Policy 14 of the Core Strategy.

No change to recommendation
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Agenda Items 5g and 5h: 06/2020/1165 and 06/2020/1166
Address/Location – Harris Library Museum and Art Gallery
Pages 167-176 and 177-186

Changes:
The applicant has provided a copy of a letter and additional information which was sent to
the Victorian Society is response to their consultation response. This information sought to
address the concerns raised by the Victorian Society and to demonstrate that in bringing
forward the proposed scheme, the applicant had undertaken the required design appraisal.
The information also provides details of the alternative options the applicant considered and
how the preferred option was chosen. The chosen location for the new virtual circulation in
the south east corner of the building was chosen as it would provide essential public benefit,
whilst minimising any unnecessary alteration or intervention to the Grade I listed building.

The applicant sets out that one of the main benefits of the proposed scheme is for visitors
with disabilities to access the building. The proposed widened access would encourage
visitors to use the new vertical circulation and has been designed following public
consultation with user groups who find the Harris Library unwelcoming and intimidating.  The
proposed lift would also improve accessibility within the building.  With regards to the
proposed infill loggia, this has been designed to hide the unsightly infrastructure of the new
vertical circulation with a reversible and sympathetic treatment.

Victorian Society
In response to the additional information provided by the applicant, the Victorian Society has
advised that following review of the information, their position remains unchanged and the
objection still stands.  The Victorian Society state that they appreciate that the proposals
would bring some definite public benefits through the provision of a new circulation core,
which would provide an evacuation lift and new escape stair, and allow easy movement of
objects between the basement and the gallery levels.  However, their objection remains that
the specific proposal would cause harm to the architectural significance of the Grade I listed
building, and that this harm has not been adequately assessed.

The Victorian Society advise that in choosing the proposed location of the new circulation
core, the proposal must address why this option offers a better balance of benefits and harm
than any of the other options that have been considered.  Although the applicant has
provided a copy of the options appraisal that was undertaken in bringing forward the chosen
option, the Victorian Society remain unsatisfied that this addresses their concerns. They
maintain their view that the proposed alterations would cause certain harm to the significance
of the listed building through the removal of important historic fabric, most significantly the
ironwork gates and the consequent erosion of a key element of the building’s architectural
expression.  With regards to the proposed infill loggia, the Victorian Society state that the
current stairway arrangements leave the loggia intact, whereas the proposed scheme
represents a fundamental alteration of the spatial character of that part of the building,
creating a great deal of harm to its architectural character.

Analysis
The Victorian Society, in reference to the widened access to the Lancaster Road elevation
state that the question to be addressed “is not whether or not a new entrance should be
welcoming, but whether or not the benefits of the alterations, which exclusively concern the
management of public perceptions, justify the harm to significance, which is clear and
material”.  Officers are of the opinion that the potential harm to the significance of the Harris
Library and Museum building would be low/moderate and the harm to the setting of the
Market Place Conservation Area would be low.  The comments from the Victorian Society
have been taken into consideration, together with those from Historic England and the Local
Planning Authority’s heritage advisor.  As set out in the committee report, the Framework
requires Local Planning Authorities to weigh the level of harm that would be created against
the public benefits of the proposal. It is considered that the public benefits outweigh the
low/moderate harm, the proposed works are justified and would preserve the character and
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setting of the heritage asset and therefore the proposal accords with the Planning (Listed
Building and Conservation Areas) Act 1990 and the Framework.

No change to recommendation
__________________________________________________________________________

Agenda Item 5i: 06/2020/0922
Address/Location – Land at Swainson Farm, Goosnargh Lane
Pages 187 - 214

Changes:

3.5 Consultation Responses:

Lead Local Flood Authority – No objections subject to conditions requiring the final
sustainable drainage scheme and a construction phase surface water management plan to
be submitted prior to the commencement of the development, and an operation and
maintenance plan and verification report of the constructed sustainable drainage system to
be submitted prior to the first occupation of the development.

On 4th January 2021 further correspondence was received from the applicant’s agent,
reaffirming the proposed benefits of the scheme, and raising concerns that they were not
fully reflected in the committee report. For the avoidance of doubt, the following benefits have
been highlighted by the applicant’s agent in their most recent correspondence:

• The report does not adequately consider that 25% of the units across the site would
be bungalows/accessible units. This is a significant benefit not considered in the
planning balance;

• The report gives no consideration to the highway or residential amenity benefits to the
village by removing the lawful use of the site, which at full capacity generates a
significant number of HGV and agricultural vehicle movements through the village at
unrestricted times of day and night, as well as noise and odour;

• The site is not an open field but substantially developed and presents an unattractive
entrance to the village; and

• The village envelope has already been extended on the opposite side of Goosnargh
Lane through the granting of outline planning permission for 26no. dwellings on land
immediately opposite the site.

The applicant’s agent considers these are not generic benefits which one would expect from
any other housing scheme, as described in the committee report, and must be awarded
greater weight in the planning balance exercise.

Officer comment
Whilst the commitment to provide 25% of the units across the site as bungalows or
accessible units is noted and welcomed, this would only equate to up to 10no. units. Whilst
this is a benefit of the proposal, it is not significant enough to outweigh the conflict with the
development plan. Whilst the commitment to provide 25% (or up to 10 dwellings) across the
site as bungalows would provide a greater housing mix from this major housing scheme,
officers are satisfied the Planning Balance (and Tilted Balance) in the committee report
accurately reflects the view of officers. Members are, however, entitled to come to a different
conclusion on this point.

With regards to the highway or residential amenity benefits alluded to by the applicant’s
agent, whilst these are acknowledged, the site is in a lawful agricultural use and such uses
are to be expected on the edges of/near rural settlements due to their rural nature. As such,
any benefits of resulting in the cessation of the lawful use of the site would be purely
coincidental and an unintended gain as a result of the scheme. Notwithstanding the
comments made by the agent on this point, the agent also states due to the financial impact
COVID-19 has had on the business which currently operates from the site, it is very unlikely
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that poultry will be reared or processed on the site again leaving all the sheds and barns
empty. As such the subsequent highway and residential amenity benefits alluded to by the
agent in the letter could come about regardless of the outcome of this application.

In relation to the assertion by the applicant’s agent that the village envelope has already
been extended due to the grant of outline planning permission (06/2018/1356) on the
opposite side of the road, it is the view of officers that a planning permission alone does not
extend a village boundary. That permission has not been implemented and there is little or
no evidence that the permission will be implemented before the end of this year.
Notwithstanding this, application 06/2018/1356 was granted outline planning permission at a
time when the Local Planning Authority could not demonstrate a five year supply of
deliverable housing land and therefore it was considered at that time the need to significantly
boost the supply of housing in the city outweighed the conflict with the development plan.
The defined boundary of the village (as per the Policies Map within the Local Plan) has not
been extended as a result of this permission therefore it is considered that the village
boundary has not been extended.

3.6 Analysis

Utilities/Drainage/Flood risk
The Lead Local Flood Authority (LLFA) raise no objections with the Flood Risk Assessment.
Should planning permission be granted, the LLFA request conditions be attached requiring
the submission of the final sustainable drainage scheme, and a construction phase surface
water management plan before development commences, as well as an operation and
maintenance plan and verification report of the constructed sustainable drainage scheme
before any of dwellings are occupied. Subject to these conditions, it is considered the
proposed development would be unlikely to lead to an increase in flooding and therefore
complies with Policy 29 of the Core Strategy and the Framework.

3.7 Value Added to the Development

Amend to read as follows:
The applicant revised the affordable housing offer from 35% to 45% and committed to 25%
of the units across the site would be bungalows/accessible units.

No change to recommendation
_______________________________________________________________________

Agenda Item 5j: 06/2020/0923
Address/Location – Land north east of Swainson Farm, Goosnargh Lane
Pages 215 - 238

Changes:

3.5 Consultation Responses:

Lead Local Flood Authority – No objections subject to conditions requiring the final
sustainable drainage scheme and a construction phase surface water management plan to
be submitted prior to the commencement of the development, and an operation and
maintenance plan and verification report of the constructed sustainable drainage system to
be submitted prior to the first occupation of the development.

3.6 Analysis

Utilities/Drainage/Flood risk
The Lead Local Flood Authority (LLFA) raise no objections with the Flood Risk Assessment.
Should planning permission be granted, the LLFA request conditions be attached requiring
the submission of the final sustainable drainage scheme, and a construction phase surface
water management plan before development commences, as well as an operation and
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maintenance plan and verification report of the constructed sustainable drainage scheme
before any of dwellings are occupied. Subject to these conditions, it is considered the
proposed development would be unlikely to lead to an increase in flooding and therefore
complies with Policy 29 of the Core Strategy and the Framework.

No change to recommendation
__________________________________________________________________________

Agenda Item 5l: 06/2020/1141
Address/Location – Bushells Farm, Mill Lane, Preston
Pages 249 - 278

Changes:

3.5 Consultation Responses:

Lead Local Flood Authority – No objections subject to conditions requiring the final
sustainable drainage scheme and a construction phase surface water management plan to
be submitted prior to the commencement of the development, and an operation and
maintenance plan and verification report of the constructed sustainable drainage system to
be submitted prior to the first occupation of the development.

Publicity
On 4th January 2021 the applicant’s agent submitted an additional advice note provided by
counsel, dated 2nd December 2020, instructed by the applicant, which is summarised as
follows:

• The recommendation to refuse permission notwithstanding the application of the tilted
balance is flawed. The Local Planning Authority should work proactively with
applicants jointly to find solutions which mean that proposals can be approved
wherever possible;

• Decision making should be properly informed by taking a consistent approach to
similar decisions. In January 2019 the recommendation was that this application
should be approved if the tilted balance was engaged. The importance of the
absence of a five-year land supply is to engage that tilted balance but that the most
important policies can be assessed to be out-of-date for other reasons. However,
once engaged, for whatever reason, a consistent approach should be taken to that
balance again;

• There is no additional harm associated with the proposals on this occasion, and the
increase in affordable housing provision confers added benefit to an already
significant benefit. Whilst the benefit from housing does not reduce if a five-year land
supply can be shown it is obvious that the benefit from affordable housing is
enhanced with the upward revision, and there is significant unmet need for affordable
housing. To treat such of ‘limited weight’ is irrational, and not in compliance with the
Core Strategy;

• It is equally obvious that benefits remain benefits, and there is no basis for arriving at
a difference of view in relation to the sustainability of the location which remains
unchanged;

• The presence of a five-year supply (by using the standard method) does not increase
the weight to be ascribed to out-of-date policies previously found not to justify refusal
under a tilted balance. This is particularly the case in the context of this application
which is identified to have no material harm other than to out-of-date policies and for
which various benefits are agreed.

Officer comment
The advice note predates the publication of committee report by 3 weeks and does not
change the positon that officers have taken, which is set out in the committee report.
Officers consider that reports to the Committee have maintained consistency in decision
making. Members are, however, entitled to come to different conclusions.
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On 6th January 2021 the applicant’s agent submitted additional representation, which is
summarised as follows:

• If the Local Planning Authority were recommending approval of more than one site
(surrounding Goosnargh Village), the cumulative impacts that would arise in theory
could lead to a reason for refusal. However, if the Local Planning Authority are
opposed to such schemes (which appears to be the case considering the
recommendations on relevant items on this agenda), then when each comes
forward for determination they should be considered on their own merits and not on
the assumption of potential decisions at the forthcoming appeals. Assuming the
impact of multiple schemes is a contradictory assessment to undertake for each of
the applications, and a failure to assess the correct baseline against which to judge
an application is unreasonable conduct.

Officer comment
The decision to include the second reason for refusal relating to cumulative impact is a result
of the ongoing appeals against the refusals of planning permission on a number of sites
surrounding Goosnargh (including at Bushells Farm), and the Planning Inspectorate’s
request for clarification on whether the Local Planning Authority is now seeking to defend
such appeals on the grounds of cumulative impact. This is outlined in an Urgent Item report
which appears elsewhere on this committee agenda and was published on 6th January 2021.

Officers consider that given that the proposals subject to appeal are all being considered at
the same public 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 a significant amount of new dwellings to all edges of
the rural village of Goosnargh cannot be ignored and it is therefore considered appropriate to
assess the cumulative impact of all four proposals that appear on this agenda upon the
adjacent village.

3.6 Analysis

Utilities/Drainage/Flood risk
The Lead Local Flood Authority (LLFA) raise no objections with the Flood Risk Assessment.
Should planning permission be granted, the LLFA request conditions be attached requiring
the submission of the final sustainable drainage scheme, and a construction phase surface
water management plan before development commences, as well as an operation and
maintenance plan and verification report of the constructed sustainable drainage scheme
before any of dwellings are occupied. Subject to these conditions, it is considered the
proposed development would be unlikely to lead to an increase in flooding and therefore
complies with Policy 29 of the Core Strategy and the Framework.

No change to recommendation
__________________________________________________________________________

Agenda Item 5m: 06/2020/1144
Address/Location – A Touch of Spice, 521 Garstang Road, Preston
Pages 279 - 300

Changes:

Section 2.1 Conditions and Informatives

Conditions
Additional condition:
24. Development to be undertaken in accordance with submitted CEMP
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3.3 Relevant planning history

The reference to past application 06/2003/0424 states that the application was refused in
‘May 2014’. This should read ‘May 2004’.

3.5 Consultation Responses

Environmental Health – Recommends that development should proceed in accordance with
the submitted Construction Environmental Management Plan (CEMP).

County Highways – Recommends that development should proceed in accordance with the
submitted Construction Environmental Management Plan (CEMP).

Publicity
A further 4 representations objecting to the application have been received. The majority of
the issues raised are similar to those reported in the committee report. Additional issues
raised are summarised as follows:

• The proposed development would have an effect on local businesses;
• The site should alternatively be provided for public access and recreation.

3.6 Analysis

Impact on residential amenity
The submitted Construction Environmental Management Plan (CEMP) has been reviewed by
the Council’s Environmental Health officers, who consider it to be acceptable. A condition is
recommended requiring the development to be undertaken in accordance with the CEMP, in
order to ensure that undue impacts caused by the construction process can be adequately
mitigated or avoided.

The impact of the development upon residential amenity is considered to be acceptable,
subject to the recommended conditions, in accordance with the policies outlined in the main
report.

Traffic and highway safety
The submitted Construction Environmental Management Plan (CEMP) has been reviewed by
County Highways, who consider it to be acceptable. A condition is recommended requiring
the development to be undertaken in accordance with the CEMP, and it is considered that
this would ensure adequate wheel cleaning facilities are provided during the construction
phase, as was originally requested by County Highways.

Recommendation
It is the preference of officers that the provision of on-site affordable housing be secured by
Section 106 Obligation, however the applicant’s agent states this would present the applicant
difficulties in terms of securing grant funding from Homes England. However officers are
aware that the same approach has not been taken by Homes England on other sites. Further
clarity on this issue has been requested but has not been made available to officers at the
time of publishing this document. This will be addressed orally at the committee meeting and
may lead members to grant planning permission subject to conditions and a Planning
Obligation securing affordable housing.

No change to recommendation
ADD Condition 24
Development to be undertaken in accordance with submitted CEMP
__________________________________________________________________________
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Appendix EP12 – Bus service provision

Bus stops can currently be found on Goosnargh Lane (within 200m of the site) and Church Lane

where the services 45 and 46 together provide a half-hourly service to the City Centre,

Longridge and Blackburn.

It is proposed that as part of the appeal proposals the existing bus stops on Goosnargh Lane

would be relocated to outside the development. This is indicated on the submitted access

plan (DTPC J1062 access fig 1 rev B) a copy of which is provided here for ease of reference.

The relocation of the bus stops would be covered under the section s278 for the site

access/highway works,

The No.45/46 service is a significant recent upgrade to the local bus service which was

previously hourly and provides commuters with a viable alternative to the private car with

services running from Goosnargh to Blackburn from 06.45 and returning until 19.15 and from

Goosnargh to Preston from 07.09 and returning until 19.55.

It is of note that it is intended that the bus service will be further extended with hours of

operation up to 22.00 enhancing the attractiveness of the service for leisure use as well.

The appeal proposals (Appeals C and D) would make a significant financial contribution

towards helping to achieve this planned upgrade and maintaining the viability of the bus

service.

It is also of note that in association with planning approval 06/2016/1039 which was granted in

September 2018 (Land to the rear of Holme Fell, currently under construction) there is a S106

requirement that the bus stops closest to the application site are upgraded to provide shelters

and dropped curbs.

Below are extracts of the current bus timetables.
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https://www.gov.uk/planning-inspectorate

Appeal Decision
Hearing held on 2/3 November 2020

Site visit made on 10 November 2020

by Phillip J G Ware  BSc DipTP MRTPI

an Inspector appointed by the Secretary of State

Decision date: 1 March 2021

Appeal Ref: APP/R0660/W/20/3251104

Land off Crewe Road, Winterley

• The appeal is made under section 78 of the Town and Country Planning Act 1990

against a refusal to grant outline planning permission.
• The appeal is made by Footprint Land and Development Limited against the decision of

Cheshire East Council.
• The application Ref 19/3889N, dated 14 August 2019, was refused by notice dated 30

October 2019.
• The development proposed is an outline application for the erection of up to 55

dwellings with associated works (access to be considered with all other matters
reserved).

Procedural matters

1. A draft planning obligation was discussed at the Hearing, and a completed

version (17 November 2020) was subsequently submitted.  I have taken

account of that obligation, and I will return to it below.

2. As agreed at the Hearing, two documents were submitted after the Hearing

closed, dealing with the role of Best and Most Versatile Land1.  I have taken

these into account.

3. By letter dated 28 January 2021 the Council drew my attention to two recent
matters – the latest Housing Delivery Test and an appeal decision at The Heath

Vicarage.  These matters could obviously not have been discussed at the

Hearing and I have had regard to them as material considerations.  The

appellant was given the opportunity to comment on these documents and I
have taken both parties’ submissions into account.

Decision

4. The appeal is allowed and planning permission is granted for the erection of up

to 55 dwellings with associated works (access to be considered with all other

matters reserved) on land off Crewe Road, Winterley in accordance with the

terms of the application, Ref 19/3889N, dated 14 August 2019, subject to the
conditions set out in the Schedule to this decision.

1 Documents 3 and 4
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Main issues

5. There are three main issues in this case:

• The effect on the settlement pattern of the area in the light of development
plan policies

• The effect on the character and appearance of the area

• The consequences of the loss of Grade 2 agricultural land

Reasons

The site and the surrounding area

6. The appeal site is just over 2 hectares in extent, and is a generally flat area of

land which was doubtless used for agricultural purposes in the past, but is

currently unmanaged and overgrown. There are a number of trees around the

site boundaries and one tree (protected by a Tree Preservation Order) within
the site.

7. The land is classified as Grade 2 Best and Most Versatile Land (BMV).  There

are no landscape designations affecting the site.

8. The site is located to the north-east of the settlement of Winterley, which is a

village to the north-east of Crewe and to the south of Sandbach.

9. The immediate surroundings of the site are of significance to all the main

issues in this case:

• To the north of the site are paddocks and gardens which relate to properties

in Hassall Road.

• To the east the site abuts a housing development which is under construction
(the Duchy Homes development).

• To the south is a recently constructed housing development (the Bellway
Homes development). There is a further housing development under

construction (the Seddon development) to the east of the Bellway Homes

site.

• To the west of the site are the rear gardens of established dwellings fronting

onto Crewe Road.

10. Overall, the site is therefore abutted (or will soon be) by residential buildings

on three sides.

11. These adjacent sites have comparatively extensive planning histories,

summarised in the Statement of Common Ground (SOCG) at Section 6.

The appeal scheme

12. The proposal is in outline, with only the point of access (not the internal road

layout) submitted for approval at this stage. The access point would be by way
of an existing roadway within the Bellway Homes development.

13. Indicative plans have been submitted, suggesting how the site could be

developed for the quantum of development proposed.
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Development plan context

14. The development plan comprises the Cheshire East Local Plan Strategy (CELPS)

(2017) and the saved policies of the Crewe and Nantwich Replacement Local

Plan 2011 (2005) (CNLP). The appeal site is outside the settlement boundary

and is therefore defined as being within the open countryside in policy terms.

15. The second part of the Cheshire East Local Plan will be the Cheshire East Site

Allocations and Development Policies Document (“SADPD”) which will contain
detailed policies and allocations.  The Publication Draft Adopted Policies Map

again shows the appeal site as being within the open countryside.  However the

SADPD is at a comparatively early stage, is the subject of objections and
attracts limited weight.

16. In relation to the settlement pattern, CELPS policy PG2 deals with the

settlement hierarchy. Winterley is not a defined centre.  In areas outside the

hierarchy the plan provides that development should be proportionate to the

scale and commensurate with the function and character of the settlement and
be confined to locations well related to the existing settlement. This approach

is reflected in policy SD1 which prioritises growth in certain defined locations –

again not including Winterley.

17. Given that the site is in the open countryside in relation to settlement

boundaries, CELPS policy PG6 applies. This provides a restrictive approach to
development, as none of the stated exceptions apply in this case. (A similar

approach is taken in CNLP saved policy RES.5).

18. In relation to the character and appearance of the area, CELPS policy SD2 sets

out a number of sustainable development principles. In particular proposals

should contribute positively to an area’s character and identity, taking account
of a number of matters including the relationship to the wider neighbourhood.

19. CELPS policies SD1, SD2 and SE2 deal with the efficient use of land. Amongst

other matters these provide that development should safeguard high quality

agricultural land. (defined as Grades 1, 2 and 3a).

20. The SOCG (Section 6.2) sets out an extensive list of policies which the parties

agree are relevant to the appeal. Many of these relate to matters not in

dispute.

The effect on the settlement pattern

21. The overall approach of the development plan is to direct most development to

sustainable locations, as set out in the settlement hierarchy. This is

particularly referenced in CELPS policy PG6 and CNLP policy RES.5. Winterley
is a location where, amongst other matters, growth should be in the interests

of sustainable development and the maintenance of local services. There is no

suggestion that there is a particular need for the appeal scheme to assist local
services.

22. The appellant accepts that the appeal scheme is outside the settlement

boundary and is in the defined open countryside, and that therefore the

proposal is in conflict with these policies. I agree with that position.

23. There is also an argument advanced by residents and, latterly, by the Council

that development should be proportionate to the function and character of the
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settlement. Although the precise amount by which Winterly has grown in

recent years is not entirely clear, there can be no doubt that it has experienced

a significant amount of development over recent years.  That said, there is no
evidence before me as to the actual harm that this growth has caused or harm

that the appeal scheme would cause in combination with other developments.

This argument therefore adds very little to my consideration.

24. I will deal below with the appellant’s argument that the settlement boundaries

are out of date and should be given less weight for that reason, but would note
here that I am unconvinced by this argument.  The appeal site is outside the

adopted settlement boundary and I have considered this appeal on that basis.

25. The debate as to whether these policies have a dual sustainability and

character/appearance role is somewhat academic under this heading as the

policies clearly apply to the settlement pattern. It is clear to me that the
policies do have such a dual role and I will return to them again in the next

section of this decision. This dual role has been identified in a number of

places, most obviously in the Inspector’s report into the Local Plan and in an

appeal decision in 2015 at Pool Lane (APP/R0660/A/14/2216767).

26. The development plan should guide decisions about the appropriate location of

development, although conflict with this part of the plan is not the end of the
matter. Overall, it is clear that the proposal, being outside the boundary of the

settlement, conflicts with the adopted spatial strategy, and conflicts with (in

particular) CELPS policy PG6 and CNLP policy RES.5. I give this matter
considerable weight.

The effect on the character and appearance of the area

27. The parties agree that CELPS policy PG6 and CNLP policy RES.5 are relevant to

this issue and are breached by the proposal, as it does not fall into any
exceptional category envisaged in the policies.  Given that the proposal is for a

change from open agricultural land to a housing development, this breach is

entirely self-evident. The issue between the parties is the extent and
magnitude of the harm.

28. As summarised above, once the various developments surrounding the site are

completed, the appeal site will be enclosed by residential development on three

sides.  The other side – to the north of the site, is occupied by gardens and

paddocks related to residential properties.

29. The baseline landscape character is described in the Cheshire Landscape

Character Assessment as Landscape Character Type LCT7: Lower Wooded
farmland.  This area is typified by strong field patterns with well-maintained

boundaries, and by fields of varying sizes. However this description dates from

2018, and much has occurred in the immediate vicinity of the site since that
time.  Although the site retains some elements of the wider area, it makes

virtually no contribution to that landscape.

30. The Council’s position is that, as the site would change from being undeveloped

to being developed, this would be harmful as it would result in an urbanisation

of the countryside.  However the authority has taken the argument virtually no
further and has not assessed the nature or extent of this harm.
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31. In contrast the appellant has prepared a comprehensive Landscape and Visual

Appraisal, which has not been challenged in any detail, which concludes that

there would not be significant effects on the character of the wider landscape.
In my view, although the site retains some elements of the wider area, it

makes almost no contribution to that landscape because of its location and

surroundings.  It has essentially become a remnant open area, of no particular

benefit, in an otherwise largely urban landscape.  For that reason I agree with
the appellant’s assessment that the landscape effect on the site itself would be

moderate to slight-moderate, occasioned by the physical change to the site.

32. Visually, given the established boundary vegetation, the site is well contained.

There are virtually no views of the site from the wider undeveloped

countryside.  The extent of the area from which adverse visual effects would be
experienced is limited to individual houses which back, or will back, onto the

site.  The change to those limited views would not be surprising given the

context in which the houses are set – that is to say it would not be unusual for
people living in a housing development to have views of another housing

development.  I conclude that the visual effects can be assessed as slight-

moderate, potentially reducing to negligible depending on subsequent

landscaping.

33. I can deal briefly with three other matters raised, with varying degrees of
emphasis, by the parties.

• I note that, as referenced by the appellant, there was no stand-alone

reason for refusal related to landscape matters.  However this is not of

any particular significance as the single reason for refusal does clearly

reference an allegation of adverse effect on the appearance and character
of the area.

• There was a suggestion from the Council that the site was identified as

land to be preserved for its particular qualities, including its open

character.  However there was no evidence as to where any such

identification is to be found, and I do not give this suggestion any weight.

• Finally the Council contended that the proposal would be contrary to the

established ‘ribbon’ grain of the settlement.  This suggestion did not form

part of the reason for refusal and was not evidenced in any detail.  In any

event I am not convinced that, given the surrounding developments, there

is any such overall characteristic in the vicinity of the site.

34. Overall, the change in land use would be in conflict with the development plan

policies referenced above.  However the extent of the harm to the character
and appearance of the area is significantly reduced by the existing enclosure of

the site and its relationship to the surrounding built development.

The loss of Grade 2 agricultural land

35. The appeal site is agreed to be classified as Grade 2 BMV agricultural land for

policy purposes.  The proposal would clearly result in the loss of BMV land and

would therefore be contrary to CELPS policies SD1, SD2 and SE2.  There is no
dispute between the parties related to this conflict and the appellant has not

suggested that there is any strategic need to outweigh the policy approach.
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36. The issue in this respect relates to the specifics of the appeal site and its

potential usefulness as BMV land.

37. The appeal site is only around 2.1 hectares in extent and is not a particularly

significant area.  However in itself this would not be a particularly strong

argument for the loss of BMV land, as it could be repeated too often to the
detriment of the overall supply of this resource.

38. However in this case, allied to the limited size of the land, is the fact that it is

severed from any surrounding non-residential use and is physically detached

from any wider agricultural holding.  I understand that the land was previously

accessed from Pool Lane but this access was cut off when the current housing
development was constructed.  I appreciate that the proposed housing scheme

is intended to be accessed through the Bellway development, but there is

nothing before me to show if future agricultural access could be provided
through the housing development.  Although it is not inconceivable that

agricultural access could be gained through a modern housing estate, it would

be unusual.

39. With this background, and given the use of the surrounding area, there does

not appear to be any opportunity to amalgamate the land with any other

holding in the area.  The Council did not suggest any specific potential in this
respect.  The evidence of the authority stressed the potential of the land in

isolation, accessed through the housing development, for livestock grazing.

However the appellant stated that there was no water supply on the land – a
point not contested by the authority – and this would clearly reduce its

attractiveness.  The economics of farming this land on its own are tenuous at

best and the need to provide a water supply would reduce any demand still
further.

40. I do not consider that the appellant’s argument that, surrounded by housing

development, grazing land would be inherently unattractive or out of place.

However overall the evidence does not demonstrate any real likelihood of a

resumption of agricultural use.

41. There was a discussion at the Inquiry, supplemented by evidence after it

closed, regarding the proportion of land in Cheshire East which is BMV.  The
material also addressed the role of BMV land in relation to emerging site

allocations.  However this is not a matter on which this issue turns, as the

focus in this case is on the specifics of this particular site.

42. Overall, whilst the use of this land for housing would result in the loss of an

area of BMV land contrary to policy, the balance of the evidence is that the
proposal would not materially impact on agricultural production.  I accordingly

give the harm modest weight.

Other matters

43. Local residents have raised concern about traffic generation and in particular

the consequences of the proposal for the junction of Pool Lane and Crewe

Road.  However I have no technical highways evidence before me to support

either the suggestion that the surrounding roads have a capacity problem or
that the junction in question would be dangerous as a result of the proposal.

44. In terms of the accessibility of the site, I am conscious that Winterley has

limited facilities, but also that there is a bus service along Crewe Road which
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gives access to other larger settlements.  There is nothing before me to

demonstrate that the proposal is in an unsustainable or inaccessible location by

modes of transport other than the private car.

45. The Council has drawn my attention to an appeal decision at The Heath

Vicarage in Sandbach (APP/R0660/W/3258998).  This site is similar to the
current appeal site in that it is outside the boundary (of a larger settlement).

However each appeal must be considered on its own merits, and I note from

that appeal decision that my colleague referred to the contribution which that
site made to the rural character of the area, and to the fact that it could be

viewed from an adjacent footpath.  This distinguishes that appeal from the

situation before me.

Conditions and planning obligation

46. A range of conditions was discussed and agreed, without prejudice, between

the main parties.  I have made minor modifications in the interests of clarity

and to comply with guidance.

47. As the proposal is in outline, a range of conditions relating to the submission of

approval of details are necessary (Conditions 1-4).  In the interests of clarity
and to ensure the development is in line with the proposal as submitted,

conditions are needed to identify the approved plans, limit the size of the

development to that sought, and ensure broad compliance with the submitted
site plan (5-7). Details of facing and roofing materials and levels need to be

submitted in the interests of the appearance of the development and the

surrounding area (8, 9).

48. The landscaping details need to be undertaken within defined periods and to

specified standards, and a tree protection scheme approved (19, 20).

49. So as to address flood risk, drainage details need to be submitted for approval

(11).

50. In the interests of sustainability a condition is necessary to provide electric

vehicle infrastructure (12).

51. To protect the residential amenity of surrounding residents, a Construction
Environmental Plan needs to be submitted to the Council for approval, covering

a range of potential sources of pollution (13).  For the same reason, and in the

interests of future occupiers of the development, conditions are needed to

investigate and potentially remediate any pollution on the site (14-17).

52. A range of matters need to be conditioned in the interests of biodiversity and
species protection (21-25).

53. The proposal is accompanied by a signed and dated s106 Planning Obligation

(17 November 2020) which includes a number of provisions. Most importantly

the obligation provides for 36% affordable housing, with a split between social

rent/affordable and intermediate tenure. The provision exceeds the
requirements of CELPS policy SC5.

54. A number of contributions are included in relation to education, healthcare and

open space.  These all stem from the additional pressure which the

development would place on facilities in the area, and are based on transparent
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methods of calculating the amounts.  The provisions are in line with CELPS

policies IN1, IN2, SC3 and CNLP policy RT.3.

55. All the provisions and contributions in the s106 are directly related to the

proposed development and are necessary to make the development acceptable

in planning terms.  Therefore I consider that the Obligation meets the policy in
paragraph 56 of the National Planning Policy Framework and the tests in

Regulation 122 of the Community Infrastructure Levy Regulations 2010 and I

have taken it into account.

Planning balance and conclusion

56. I have considered whether the so called ‘tilted balance’ at paragraph 11d of the

National Planning Policy Framework is engaged in this case in relation to

housing land delivery and/or regarding settlement boundaries.

57. On the first matter the parties agree that, on an agreed base date of April
2019, there is in excess of a five year deliverable supply of housing.  In

addition it is agreed that, in terms of the Housing Delivery Test (January

2021), the number of homes delivered in Cheshire East over the past three

years has exceeded the number of homes required by the standard method.
Although this does not act as a cap on housing delivery, there is agreement

that the tilted balance is not engaged on this basis. This conclusion is in line

with a recent appeal decision at Audlem Road/Broad Lane, Stapeley, Nantwich.2

58. Secondly the appellant has argued that the tilted balance is engaged as the

settlement boundaries are out of date. The settlement boundaries and related
policies were clearly found sound at the time of the Inspector’s report and the

adoption of the CELPS. Although I appreciate that the definition of the

boundaries may have pre-dated that plan, this was the opportunity to refresh
them. Simply the passage of time is not enough to render the boundaries out

of date – a point accepted by the appellant.

59. In the immediate vicinity of the appeal site, it is clear that recent developments

are not reflected in the settlement boundaries – I have no knowledge of

whether this applies elsewhere in the area. However any such refreshing or
updating will properly occur as part of the emerging plan, and whilst I

appreciate that there has been a delay in progressing that review, that is the

proper forum for the debate.  I appreciate that the appellant is not suggesting

that I carry out a review of boundaries generally, but the development which
has happened on the ground in this part of Winterley falls far short of leading

to the conclusion that the settlement boundaries are out of date.

60. In coming to that view I am aware that other decisions to which I have been

referred broadly agree that the boundaries are not fully up to date.  But this

has not generally led to a finding that the boundaries and related policies are
out of date, thus triggering the tilted balance.

61. Turning to the planning balance, the main factor weighing against the proposal

is the conflict with the adopted spatial strategy, to which I give considerable

weight. The harms to the character and appearance of the area and that

caused by the loss of BMV land are substantially reduced by the factors
discussed above.

2 APP/R0660/A/13/2197532 & APP/R0660/A/13/2197529
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62. Weighing in favour of the proposal, the provision of market housing in a

sustainable location is afforded significant weight. The provision of affordable

housing, above the policy requirement, is also given very significant weight.
There are also economic benefits in terms of direct and indirect employment

during its construction, followed by expenditure in the local economy, which

are given moderate weight. I give the potential provision of open space very

little weight at this stage, as the quantum and layout are not before me.

63. Overall, the material considerations taken together outweigh the conflict with
the policies of the development plan and justify the grant of permission.

64. For the reasons given above I conclude that the appeal should be allowed.

P. J. G. Ware

Inspector

134

https://www.gov.uk/planning-inspectorate


Appeal Decision APP/R0660/W/20/3251104

https://www.gov.uk/planning-inspectorate 10

APPEARANCES

FOR THE APPELLANT:

Ian Ponter of Counsel Instructed by Emery Planning

John Coxon BSc (Hons) MPlan MRTPI Director, Emery Planning

Emma Podmore Associate Director, DEP Landscape

Architecture

Rory McVean  CMLI Director, DEP Landscape

Architecture

Alastair Field BA(Hons) PGDip MSc Director, Reading Agricultural

Consultants

FOR THE LOCAL PLANNING AUTHORITY:

Matthew Henderson of Counsel Instructed by the Solicitor to

Cheshire East Council

Gareth Taylerson Msc MRTPI Principal Planning Officer

Chris Harvey BSC(Hons) FBIAC Harvey Hughes Rural Consultants

Nicky Folan Council’s solicitor

INTERESTED PERSONS:

Councillor Stephen Edgar Haslington Ward

DOCUMENTS

Document 1 Council’s closing comments

Document 2 Appellant’s closing comments

Document 3 Report - Role of Best and Most Versatile Land in Cheshire East
(2016)

Document 4 Draft site allocations in SADPD involving BMV

Document 5 Completed planning obligation dated 17 November 2020

Document 6 Letter from the Council (28 January 2021) regarding Housing
Delivery Test and The Heath Vicarage appeal decision

Document 7 Appeal decision (13 January 2021)

(APP/R0660/W/20/3258998) related to The Heath Vicarage,

School Lane, Sandbach

Document 8 Letter from the appellant (3 February 2021) regarding Housing

Delivery Test and The Heath Vicarage appeal decision

135

https://www.gov.uk/planning-inspectorate


Appeal Decision APP/R0660/W/20/3251104

https://www.gov.uk/planning-inspectorate 11

Land off Crewe Road, Winterley

Conditions

1) Details of the appearance, landscaping, layout, and scale (hereinafter

called "the reserved matters") shall be submitted to and approved in

writing by the local planning authority before any development takes

place, and the development shall be carried out as approved.

2) Application for approval of the reserved matters shall be made to the

local planning authority not later than 3 years from the date of this

permission.

3) The development hereby permitted shall take place not later than 2 years

from the date of approval of the last of the reserved matters to be

approved.

4) The development hereby permitted shall not exceed 55 houses.

5) The development hereby permitted shall only be carried out in

accordance with the following approved plans:

• Location Plan (ref: 17061(SU) 099)

• Site plan (ref: 17061 (SU) 099)

• Proposed site access arrangements (ref: 1922-F01)

6) The details of the reserved matters shall be in broad compliance with the
Site Plan 17061 (P1) 100D.

7) No development involving the use of any facing and roofing materials

shall take place until details or samples of the materials to be used in the
construction of the external surfaces of the buildings hereby permitted

have been submitted to and approved in writing by the local planning

authority. Development shall be carried out in accordance with the
approved details.

8) Details of the existing ground levels, proposed ground levels and the level

of proposed floor slabs shall be submitted to and approved by the local

planning authority before any development on the site commences. The
approved details shall be implemented in full.

9) The development permitted by this planning permission shall be carried

out in accordance with the approved FRA (3105-FRA- Rev A, prepared by
Integra Consulting) dated June 2019.

10) No development shall take place until an overall detailed strategy /

design limiting the surface water runoff generated by the proposed
development and associated management / maintenance plan for the site

has been submitted to and approved in writing by the local planning

authority. The drainage design must also include information about the

designs storm period and intensity (1 in 30 and 1 in 100 (+30%
allowance for Climate Change)) and any temporary storage facilities.

11) Prior to the first occupation of the properties, the developer shall provide

Electric Vehicle Infrastructure to the following specification:
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• A single Mode 3 compliant Electric Vehicle Charging Point per

property with off road parking. The charging point shall be
independently wired to a 30A spur to enable minimum 7kW Fast

charging or the best available given the electrical infrastructure.

• Should the infrastructure not be available, written confirmation of
such from the electrical supplier shall be submitted to the local

planning authority prior to discharge. Where there is insufficient

infrastructure, Mode 2 compliant charging may be acceptable.

The infrastructure shall be maintained in an operational condition in

perpetuity.

12) Prior to the development commencing, a Construction Environmental

Management Plan shall be submitted to and agreed by the planning

authority. The Plan shall address the environmental impact in respect of

air quality and noise on existing residents during the demolition and
construction phase. In particular the plan shall show mitigation measures

in respect of:

• Noise and disturbance during the construction phase including piling

techniques, vibration and noise limits, monitoring methodology,

screening, a detailed specification of plant and equipment to be used

and construction traffic routes.

• BS5228:2009 Code of Practice for Noise and Vibration Control on

Construction and Open Sites – Part 1: Noise and Part 2: Vibration.

• Waste Management.

• Dust generation caused by construction activities and proposed

mitigation methodology.

There shall be no burning of materials on site during demolition /
construction.

The Construction Environmental Management Plan shall be implemented
and in force during the construction phase of the development.

13) No development (other than agreed demolition and site clearance works)

shall commence until:

• A Phase II ground investigation and risk assessment has been

completed. A Phase II report shall be submitted to, and approved in

writing by, the local planning authority and:

• If Phase II ground investigations indicate that remediation is

necessary, a Remediation Strategy shall be submitted to, and
approved in writing, by the local planning authority.

The remediation scheme shall be carried out in accordance with the
approved Remediation Strategy.
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14) A Verification Report prepared in accordance with the approved

Remediation Strategy shall be submitted to, and approved in writing by,

the local planning authority, prior to the occupation of the development.

15) Any soil or soil forming materials to be brought to the site for use in

garden areas or soft landscaping shall be tested for contamination and

suitability for use prior to importation onto the site. Prior to occupation,

evidence and verification information (for example, laboratory
certificates) shall be submitted to, and approved in writing by, the local

planning authority.

16) If, during the course of development, contamination not previously
identified is found to be present, no further works shall be undertaken in

the affected area and the contamination shall be reported to the local

planning authority as soon as reasonably practicable (but within a
maximum of 5 days from the find). Prior to further works being carried

out in the identified area, a further assessment shall be made and

appropriate remediation implemented in accordance with a scheme

agreed in writing by the local planning authority.

17) Prior to commencement, a scheme for the landscaping of the site shall be

submitted to and approved in writing by the local planning authority. The

landscaping scheme shall include details of hard landscaping, planting
plans, written specifications (including cultivation and other operations

associated with tree, shrub, hedge or grass establishment), schedules of

plants noting species, plant sizes, the proposed numbers and densities

and an implementation programme. The scheme shall also include details
of replacement hedgerow planting.

18) The approved landscaping plan shall be completed in accordance with the

following:

• All hard and soft landscaping works shall be completed in full

accordance with the approved scheme, within the first planting
season following completion of the development hereby approved,

or in accordance with a programme agreed with the local planning

authority.

• All trees, shrubs and hedge plants supplied shall comply with the

requirements of British Standard 3936, Specification for Nursery

Stock. All pre-planting site preparation, planting and post-planting
maintenance works shall be carried out in accordance with the

requirements of British Standard 4428(1989) Code of Practice for

General Landscape Operations (excluding hard surfaces).

• All new tree planting shall be positioned in accordance with the

requirements of Table 3 of British Standard BS5837: 2005 Trees in

Relation to Construction: Recommendations.

• Any trees, shrubs or hedges planted in accordance with this

condition which are removed, die, become severely damaged or
become seriously diseased within five years of planting shall be

replaced within the next planting season by trees, shrubs or hedging

plants of similar size and species to those originally required to be
planted.
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19) Any reserved matters application shall be supported by an Arboricultural

Impact Assessment that ensures the design shall take into account both

above and below ground constraints), a Tree Protection Scheme and
Method Statement in accordance with BS5837:2012 Trees in Relation to

Design, Demolition and Construction – Recommendations.

20) Any reserved matters application shall be supported by an updated

badger survey and shall include mitigation proposals. The development
shall only be undertaken in accordance with the approved mitigation

scheme.

21) Trees identified as having high bat roost potential, by the submitted
extended phase one plan prepared by REC should be retained unless

otherwise agreed in writing by the local planning authority.

22) Any future reserved matters application shall be supported by details of
the proposed lighting scheme.  The lighting scheme should reflect the Bat

Conservation Trust Guidance Note 08/18 (Bats and Artificial Lighting in

the UK) and should consider both illuminance (lux) and luminance

(candelas/m²). It should include dark areas and avoid light spill on bat
roost features, bat commuting and foraging habitat (boundary

hedgerows, trees, watercourses etc.) aiming for a maximum of 1lux light

spill on those features.

The scheme should also include a modelled lux plan, and details of:

• Proposed lighting regime.

• Number and location of proposed luminaires.

• Luminaire light distribution type.

• Lamp type, lamp wattage and spectral distribution.

• Mounting height, orientation direction and beam angle.

• Type of control gear.

23) Any reserved matters application shall be supported by a strategy for the

incorporation of features to enhance the biodiversity value of the
proposed development, including replacement planting for any

unavoidable loss of hedgerows, in accordance with the recommendations

set out within the Preliminary Ecological Appraisal dated July 2019 (ref:
1CO103901EC5R1).

24) Prior to the commencement of development an updated barn owl survey

is to be undertaken by a suitably experienced person and a report

submitted to the local planning authority. If any evidence of barn owl
activity is recorded the submitted report shall include mitigation and

compensation proposals to address any adverse impacts resulting from

the development.

…………………………..End of conditions………………………………….
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