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Great Asby, Appleby in Westmorland, Cumbria. CA16 6HD

017683 54130 info@pdpcumbria.co.uk

Mr D. Hughes
PWA Planning
2 Lockside Office Park
Preston
PR2 2YS

19 March 2021

Dear Daniel

PLANNING APPEAL- BUSHELLS FARM, MILL LANE, GOOSNARGH, PRESTON

OUTLINE APPLICATION FOR THE ERECTION OF UP TO 140 DWELLINGS (50% AFFORDABLE) AND
ASSOCIATED WORKS (resubmission of Planning Application ref. 06/2018/0884).

As requested, I have undertaken a review of third -party objections with regard to landscape and visual
matters on the above Appeal site.

I note that none of the comments raised by third-parties deal specifically with concerns about potential visual
effects or effects on landscape character but several individuals raised matters on the setting and character
of the village and neighbourhood which are covered in the Landscape and Visual Assessment and in this
respect, I am of the opinion that the descriptions and conclusions in the Landscape and Visual Assessment
remain valid.

Several third-party individuals have raised concern about potential cumulative effects although not
specifically in relation to landscape and visual matters. I confirm that potential cumulative effects were not
covered in our Landscape and Visual Assessment (LVIA) July 2018, but I understand such matters will now
be addressed by the Appellant’s landscape witness at the Planning Appeal.

I understand that since completion of the LVIA, planning permission has been granted for residential
development on land to the immediate east of the Appeal site. I have reviewed the proposals for this
development and how this may affect the descriptions and conclusions in our Landscape and Visual
Assessment. In my view, the approved development would partly screen views of the Appeal site and this
would mitigate some of the potential visual effects experienced at Viewpoint 12, located on the public
footpath, west of Lower House Farm. This screening benefit would be experienced by users of the public
footpath, from residents in some properties off Whittingham Lane (east of Grindlestone Court with views
towards the Appeal site) and also residents at Lower House Farm.

Yours sincerely

Stephan Laws BA(HONS) Dip.LA CMLI
Landscape consultant
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Preston City Council

Planning Application Reference 06/2020/1141

Bushells Farm, Mill Lane, Preston PR3 2BJ

Outline application for up to 140 no. dwellings with all matters
reserved except for access

Highway and Transport Update – February 2021

1. VTC (Highway and Transport Consultants), have assessed the transport implications
of a proposed residential development of up to 140 dwellings at Bushells Farm off Mill
Lane in Goosnargh near Preston.  A comprehensive Transport Assessment (TA), and
Travel Plan were prepared in August, 2018 and submitted with planning application
06/2018/0884.

2. The Highway Authority (Lancashire County Council), considered the TA and Travel
Plan and indicated that planning permission should be granted subject to a financial
contribution (Section 106), towards providing a more direct and frequent bus service
between Goosnargh and Preston city centre.  Standard planning conditions were also
requested by Lancashire County Council (LCC), in relation to the construction of the
proposed access and offsite highway works (Section 278 Highway Agreement).  The
Section 106 requirement and the 278 Highway Agreement were accepted by the
applicants.

3. Planning application 06/2020/1141 includes the same highway access proposals and
off-site highway proposals that were accepted by LCC in 2019 and includes the
Section 106 financial contribution to improve the existing bus services between
Goosnargh and Preston city centre.  The applicants also accept a CIL contribution
request by LCC towards off-site strategic highway improvements to mitigate the traffic
impacts of the proposed development on the wider highway network near Junction 1
of the M55 motorway at Broughton.  Based on these financial contributions the
highway authority have no objections to the proposed residential development or the
cumulative traffic impact of the development taking into account other development
proposals in Goosnargh and the wider area.

(contd.)



4. The highway consultation from LCC dated 30.10.2020 does not object to planning
application 06/2020/1141 and will have taken into account the effects of the Covid
pandemic on transport issues and also the representations of third party objectors.
The submissions from 3rd party objectors have been examined and it is considered
that those relating to highways and transport have been addressed in the Transport
Assessment with the exception of possible, temporary (construction), traffic
management issues that may arise on the local highway network due to existing and
future development proposals in the area.  These can be controlled by the Highway
Authority with the imposition of a standard planning condition for a Construction
Traffic Management Plan (CTMP), to be submitted for each development before
development commences.

5. Taking into account the highway and transport submissions that have been made
with planning application 06/2020/1141 and the above, additional, information, it is
considered that the proposed residential development would not result in any
unacceptable highway impacts and would be sustainable in transport terms.  It is,
therefore, recommended that the planning appeal should be allowed insofar as it
relates to highway and transport matters.

John Carruthers BSc MSc CEng MICE MCIHT
Highway & Transport Consultant
VTC (Highway & Transport Consultancy)

25.2.2021
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1. INTRODUCTION

1.1 This flood risk and drainage technical note has been produced following a review of

the third-party objections received with regards to drainage and flood risk matters in

relation to the planning application for up to 140no. dwellings with all matters

reserved except for access at Bushells Farm, Mill Lane, Preston, PR3 2BJ.

1.2 It is noted that neither the Lead Local Flood Authority nor United Utilities have raised

an objection to the proposals during the statutory consultation period, both

suggesting appropriate conditions to be included within any planning approval for the

site.

2. REASONS FOR OBJECTIONS RAISED

Public sewer capacity

2.1 The capacity of the public sewer to take the flows from the completed development

has been raised by a number of objectors.

2.2 United Utilities sewer records show a public foul sewer just inside the site boundary

that runs west parallel to the rear of the properties fronting the northern side of

Whittingham Lane, and north parallel to the rear of the properties fronting the eastern

side of Church Lane. The sewer then runs to the north along Church Lane and then

west along Goosnargh Lane.

2.3 A pre-development enquiry was submitted to United Utilities. The enquiry only

covered the discharge of foul water from the development as there are no proposals

to discharge surface water into the public sewer system. Surface water is to discharge

into the local watercourse to the north of the site, which is the most sustainable

approach to surface water management for this site and follows national, regional and

local policies.

2.4 In their response to the pre-development enquiry, United Utilities stated that the

existing sewer network local to the development site is very near to capacity and were

concerned with regards exacerbating existing recorded flooding issues. However they

provided their preferred point of discharge for foul water, which was to the 150mm
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foul sewer crossing the site at an unrestricted rate and which was to be reviewed when

the foul drainage solution that was being worked on for the adjacent Whittingham

Hospital site became operational.

2.5 In a recent telephone conversation, United Utilities stated that they have now

provided a foul drainage solution for the adjacent Whittingham Hospital site and

confirmed this does not currently change their preferred point of discharge for foul

water from the Bushell’s Farm site.

2.6 United Utilities has not raised an objection to the proposals during the statutory

consultation period, stating that following their review of the submitted Drainage

Strategy, with foul water draining to the public sewer and surface water draining in

the most sustainable way, they can confirm the proposals are acceptable in principle

to United Utilities and suggested appropriate conditions to be included within any

planning approval for the site.

Flooding at the Mill Lane culvert and near to the entrance of the site

2.7 A drainage ditch lies along the site’s eastern boundary of the site and discharges into

a watercourse that lies to the north of the site and flows under Mill Lane in culvert to

the north, past the Home Fell development, to discharge into the Westfield Brook

approx. 1.5km to the northwest of the site.

2.8 Objectors have raised their concern regarding the flooding that occurs after periods

of heavy rainfall where the watercourse flows under Mill Lane in culvert and near to

the entrance of the site.

2.9 The LLFA has already stated that it is aware of significant surface water flooding issues

adjacent to the watercourse immediately north of the development site when

withdrawing its objection to the earlier planning application. They stated: “The

Environment Agency map detailing flood risk from surface water shows a high risk of

flooding along the length of this watercourse as it flows in an westerly direction

approximately 265m north of Goosnargh Lane, Goosnargh. The high risk areas are on

the access road to Bushell's Hospital Cottage to the junction of Mill Lane and a large
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area near Bradcroft and Bradcroft Cottage.” The Lead Local Flood Authority have not

raised an objection to the recent application during the statutory consultation period.

2.10 In addition United Utilities has stated that the existing sewer network local to the

development site is very near to capacity.

2.11 There are no proposals to discharge surface water into the public sewer system.

Surface water runoff from the developed site is to be restricted to pre-development

runoff rates and discharged into the watercourse, mimicking the status quo. Onsite

attenuation is to be provided to store surface water runoff for all rainfall events up to

the 100 year plus climate change event. By restricting surface water runoff from the

developed site to pre-development runoff rates and providing attenuation prior to a

discharge into the watercourse, there will be no change to the flood risk upstream or

downstream of this location.

Site susceptible to flooding. Development will reduce / stop the natural process of

water absorption

2.12 A number of objectors have identified that the site is subjected to frequent flooding

following periods of heavy rainfall.

2.13 This is not uncommon on agricultural land and does not result in the land being

categorised as at risk of flooding. The reason for the ponding relates principally to

topography and soil infiltration characteristics, which on this site are poor.

2.14 The flooding occurring on the site will be managed by the installation of a positive

surface water drainage system that will collect surface water runoff from the

developed site and provide onsite attenuation storage to cater for the 100 year plus

climate change event prior to a discharge that is restricted to pre-development runoff

rates, being made to the watercourse mimicking the existing scenario.

Likely effects of climate change

2.15 As already stated, a factor for climate change has been incorporated within the initial

drainage design resulting in an increase of attenuation storage being provided within
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the site prior to a surface water discharge, restricted to pre-development runoff rates,

being discharged into the watercourse.

Home Fell development

2.16 Objectors have stated that the Home Fell development, currently under construction,

releases surface water runoff into the watercourse and therefore as a result surface

water runoff from the proposed development will further increase flood risk within

the village.

2.17 The Home Fell development is downstream of the proposed development and also

attenuates surface water runoff from it into the watercourse to pre-development

runoff rates. As such, this coupled with a restricted discharge to pre-development

runoff rates from the proposed development site and providing attenuation, there will

be no change to the flood risk upstream or downstream of this location.

3. CONCLUSIONS

3.1 Following review of the third-party objections my conclusions remain the same as

those within the Flood Risk Assessment and Drainage Strategy documents, insofar as

all flood risks can be suitably managed and mitigated for with good engineering design

to ensure no increase to the flood risk upstream or downstream of this location.
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