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PINS REF: APP/N2345/W/21/3267524 

LPA REF: 06/2020/1136 

  

 

APPEAL BY GLADMAN DEVELOPMENTS LIMITED 

DEVELOPMENT LAND NORTH OF WHITTINGHAM LANE,  

GOOSNARGH 

 

OPENING SUBMISSIONS ON BEHALF OF THE APPELLANT 

 

1. A sustainable location that would make an important contribution to the supply of 

housing, with no adverse impacts that would significantly and demonstrably 

outweigh the benefits of the scheme.  This was the conclusion of Mr Mercer for 

the Council when recommending the original Gladman scheme for approval, and 

the members for granting permission, in December 2018.   

2. Certainly much has changed since then.  Not, however, the details of this scheme.  

Nor the Council’s continued failure to demonstrate a 5 year supply of housing as 

the Framework obliges, despite multiple and varied attempts from this Council 

and others in the CLCS.   
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3. The Council puts forward no supportable argument to suggest that Mr Mercer was 

wrong when he recommended this scheme for approval.  In fact, Mr Mercer was 

correct in 2018 and the conclusion remains correct now.   

4. The Council has tried and failed to argue that the supply is in place, but have been 

found wanting, most recently in the decision of Inspector Dakeyne at Cardwell 

Farm.  The consequence of this failure is that the tilted balance in NPPF §11(d) is 

engaged and the harms of the scheme must significantly and demonstrably 

outweigh the benefits if consent is to be refused.  What will be clear from the 

evidence is that any limited harms in this case do not come close to meeting that 

test and permission should be granted. 

5. In addition to the 5YS failure, the alternative route to the tilted balance remains 

open.  The Council’s own case, that the 5YS should be tested against the LHN, 

means that the CLCS is out of date because it significantly and harmfully contorts 

the spatial framework across the three Councils.   

6. There are a number of shared issues across the appeal schemes and Gladman relies 

upon the evidence produced for all of the appellants from Mr Pycroft (5YS), Mr 

De Pol (strategic policy), Mr Holliday (Cumulative effects on the character and 

appearance) and Mr Hindle (Cumulative Impact, role and function); and, the 

submissions of the relevant counsel leading on each of those points common to 

all of the appellants.   

7. With regard to the affordable housing case, on which the Gladman team is leading, 

the position in Preston is stark.  Against whichever measure of need one assesses 

the Council’s performance, there has been a significant failure to provide the 

housing for those who need it most.  Whether the assessment is made against the 
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2009 SHMA, the 2017 SHMA or the 2020 Housing Study there has been a 

catastrophic shortfall.   

8. Examining the supply of AH, the picture is similarly bleak.  Based on the 

Council’s October 2020 assessment of supply, it is likely that only 916 affordable 

dwellings will be delivered over the period, equating to just 183 per annum.  This 

figure falls significantly short of the 239 per annum identified in the 2017 SHMA 

and the 250 per annum figure in the 2020 Housing Study.   

9. When one examines the affordability indicators for Preston in the housing register; 

waiting times for affordable housing; the numbers in temporary accommodation; 

private market rents; and, house prices, shows that there is an acute need for 

affordable housing in Preston in order to sustain the growing and vibrant economy 

for which Preston strives.  

10. The number of households in temporary accommodation increased from 5 to at 

least 44 households between April 2019 and April 2020, lower quartile rents have 

increase by 41% since 2013/14 and median house prices in Preston Rural East 

Ward and Preston Rural North ward in 2019/20 were 70% and 71% higher 

respectively than that in Preston City. Each of these indicators points to a 

worsening trend in affordability across Preston.  

11. The profound need for more affordable housing in Preston City Council as a 

whole; for more affordable housing in Goosnargh; and, the Council’s poor track 

record of delivery of AH against needs, all point to a conclusion of substantial 

weight in favour of the delivery of AH from each of the appeal schemes.. 

12. Turning to the Appeal G scheme, as already stated, the site is in a sustainable 

location.  There are no technical objections from any statutory consultees.  There 
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are no landscape or visual objections including no harm to the effectiveness of the 

Area of Separation nor loss of any valued or distinctive landscape .  The Council 

has not pointed to a single substantive and tangible impact that could outweigh 

the benefits of the scheme, whether on the basis of the tilted or standard balance. 

13. The cumulative impact reason for refusal is, frankly, without any merit.  The 

Council’s Officers and its Members have resolved to grant planning permission 

on all of the appeal sites and approved minutes in each of its Planning Committee 

meetings. Members of the Council were fully aware of each approval and did not 

raise any cumulative issues in doing so despite having repeated opportunities to 

do so. 

14. The Council has retrospectively sought to find a reason to refuse the schemes with 

tangible harm.  They have been asked to explain, on numerous occasions, the 

detail and logic behind the second reason for refusal.  No clear explanation has 

been forthcoming.  It is a desperate attempt to find harm in this appeal scheme, 

and those others heard at this inquiry, where previously none has been found. 

15. The benefits of this scheme are significant: 

15.1. The evidenced deliverability of up to 145 dwellings, with all of these 

being able to be delivered during the next 5 years. 

15.2. 51 affordable homes in the context of significant unmet need. 

15.3. A development with strong green infrastructure and on site open space. 

15.4. A net gain in biodiversity. 
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15.5. Economic benefits, including the delivery of the Preston and Lancashire 

City Deal. 

16. This is a scheme that will deliver real and tangible benefits in an authority that is 

failing to meet its market housing requirements and affordable housing need.  It 

is a scheme that will support the delivery of the Council’s commitment to central 

Government in the Preston and Lancashire City Deal to deliver jobs, homes and 

infrastructure in the area. 

17. In due course the Inspector will be invited to conclude that the appeal in respect 

of Appeal G be allowed and permission should be granted.   

  

       Philip Robson 

       13 April 2020 
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