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1.0 Introduction 

Introduction 

1.1 This Planning Statement has been prepared by Lichfields on behalf of Bloor Homes Ltd and 

Taylor Wimpey UK Ltd [the Applicants] to accompany an application for outline planning 

permission on land at Sandy Lane and Tabley Lane, Preston [the site].   

1.2 The purpose of this statement is to assist Preston City Council [the Council] in its consideration 

of an application for the following: 

“Outline planning permission (including details of access only) for the construction of up to 

500 dwellings; a local centre (comprising Use Class E and sui generis floorspace); the 

provision of public open space and associated recreation facilities; the laying out of roads, 

cycleways and footpaths (with connections to and from the approved East-West Link Road); 

construction of drainage infrastructure; hard and soft landscaping; and, other associated 

works.”  

1.3 This statement has regard to Section 38(6) of the Planning and Compulsory Purchase Act 2004 

and Section 70(2) of the Town and Country Planning Act 1990, and considers the conformity of 

the proposals with the Development Plan, relevant national policy and guidance, as well as other 

material considerations.  

1.4 The covering letter that accompanies the application provides a schedule of the plans and 

documents which form the basis of the application, as well as identifying illustrative material 

that has been provided for which approval is not sought at this time.  

1.5 For the avoidance of doubt, the application does not include the construction of a secondary 

school but illustrates land that could accommodate one in the future should the need arise. At 

present there is no evidence of a need for a new secondary school in this location that could not 

otherwise be met. 

Environmental Impact Assessment  

1.6 A request for a formal screening opinion pursuant to Regulation 6 of the Town and Country 

Planning (Environmental Impact Assessment) Regulations 2017 [the EIA Regulations] was 

submitted to the Council on 7th June 2019. This request was based on a proposed development 

comprising: 

1 A residential development of up to 500 dwellings, together with associated car parking, 

public open space, landscaping, access and infrastructure; or, 

2 A residential development of up to 400 dwellings, a secondary school and associated 

playing fields and a main (local) centre, together with associated car parking, public open 

space, landscaping, access and infrastructure. 

1.7 A Screening Opinion was issued on 3rd September 2019 which concluded that having regard to 

the relevant regulations and guidance, the Council does not consider that an Environmental 

Impact Assessment [EIA] is required for the proposed development [Appendix 1]. 

1.8 The proposals for the site have since been refined and officers have confirmed in writing that the 

current proposals are considered to fall within the scope of that previously assessed, and the 

2019 Screening Opinion therefore remains valid [Appendix 2]. 
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2.0 The Site 

Site Location and Context 

2.1 The site forms part of the North West Preston Strategic Location [NWPSL], which is identified 

in the Central Lancashire Core Strategy [CLCS] as a focus for growth and investment (Policy 1). 

The Preston Local Plan 2012-26 (Site Allocations and Development Management Policies [PLP] 

expands on CLCS Policy 1 and allocates land for “a residential-led mixed-use development 

comprising the erection of approximately 5,300 dwellings and associated local centres 

together with the infrastructure to facilitate the creation of a sustainable community” (Policy 

MD2). 

2.2 The NWPSL extends to approximately 390ha and is situated approximately 4km northwest of 

Preston City Centre, directly to the south of the M55. It stretches from the Sidgreaves Lane / Lea 

Lane to the west to the M6 motorway to the east.  As such, the NWPSL is easily accessible by 

road and other modes of transport.  Regular bus services operate along the southern boundary 

of the NWPSL (Lightfoot Lane) and along the A6 (Garstang Road) which provide direct access to 

Preston City Centre, including its mainline train station. 

2.3 Full planning permission (ref. LCC/2016/0046) for the construction of new highways including 

the Preston Western Distributor [PWD], Cottam Link Road and the East-West Link Road 

[EWLR] was granted on 19th November 2018. The EWLR will form the southern boundary of the 

site and provide a connection from the new PWD to the west across to Tom Benson Way to the 

east. 

2.4 The NWPSL is under the control of various landowners and developers and has been subject to 

numerous planning applications for residential development. Based on the Council’s latest 

Housing Land Position report (dated March 2019), approximately 1,200 homes across the 

NWPSL had been completed as at 1st April 2019. 

Site Description 

2.5 The site is located within the north western element of the NWPSL. It extends to approximately 

20.24 ha and comprises fields of improved grassland, some of which are grazed. There is a lack 

of substantial tree cover and field boundaries are marked by a combination of hedgerows and 

fences.  Overall, the site is generally flat with a few notable features.  Three field ponds are 

present, and an overhead power line aligned in a north westerly direction passes across the site 

to the north. 

2.6 A Public Right of Way [PRoW] (FP03) crosses the site from east to west, linking Tabley Lane 

and Sandy Lane. 

2.7 The site is bound:  

1 To the north by structural planting associated with the M55 motorway; 

2 To the east by Tabley Lane and existing properties along Tabley Lane, beyond which lies 

another parcel of land in the NWPSL; and 

3 To the west by Sandy Lane, beyond which lies agricultural farmland and open countryside 

which also forms part of the NWPSL. 

2.8 The southern boundary of the site is not currently defined by any physical feature, however, it 

will be bound by the EWLR upon its completion.  

2.9 The land to the south and west of the site is currently being built out by Taylor Wimpey 

(Hayfield Park) and Wainhomes (The Paddocks) respectively. The infill development on the 
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eastern boundary has been built out by Pringle Homes (Pennington Gardens). There are also 

approved residential developments on the land immediately to the east beyond Tabley Lane 

(Tabley Green). 

2.10 There are no listed buildings within or directly related to the site.  The nearest listed buildings 

are associated with the Church of St. Anne on Plumpton Lane, approximately 0.8km from the 

northern site boundary (Grade II* Listed).  There are no scheduled ancient monuments on the 

site and it is not located within or adjacent to a Conservation Area.  The nearest Conservation 

Area is located approximately 4.5km to the south of the site. 

2.1 The site is located entirely within Flood Zone 1 which is defined as land assessed as having less 

than a 1 in 1000 annual probability of river or sea flooding in any year (0.1%). 

2.2 The site is not located within or adjacent to an Air Quality Management Area [AQMA]. 

2.3 There are no local, national or internationally protected nature conservation sites within the site 

or its immediate vicinity.   

Planning History 

2.4 There are no recent planning applications that have been submitted on the application site that 

are relevant to the consideration of this proposal.  
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3.0 Development Proposals 

Parameters Plan 

3.1 The application is submitted in outline with all matters reserved except for access (in so far as it 

relates to the location of the proposed accesses on Sandy Lane and the EWLR). 

3.2 A Parameters Plan has been prepared to define the extent of built development, maximum build 

heights, access, landscape, green infrastructure and urban design principles. It is anticipated 

that this plan will form the framework for detailed (reserved matters) submissions in the future.  

3.3 The Parameters Plan has been prepared to establish a balance between the need for flexibility at 

the outline stage, whilst defining the key principles of the development in sufficient detail to 

enable the effects to be assessed through the supporting technical documentation.  

3.4 An illustrative Masterplan is also submitted to demonstrate that a development which accords 

with the Parameters Plan can be delivered.  The key elements as shown on the Parameters and 

illustrative Masterplan comprise: 

• The erection of up to 500 dwellings; 

• Potential local centre; 

• New quality landscaping and informal recreational areas including opportunities for formal 

and informal play; and, 

• Pedestrian/cycle friendly routes, with links to the existing transport network and the EWLR. 

3.5 An area of land within the site is also shown on the illustrative Masterplan as safeguarded for a 

secondary school. This plan is not submitted for determination.  

3.6 It is important to highlight the Masterplan is illustrative and not fixed, as detailed design issues 

relating to matters such as layout and appearance of the development will be agreed through 

subsequent reserved matters applications. 

Housing Mix  

3.7 The development will provide family housing ranging from 2 to 4 bedrooms, with the exact mix 

being confirmed at the reserved matters stage.  The Parameters Plan and Design and Access 

Statement [DAS] prepared by Randall Thorp establishes that the development will be 

characterised by 2-storey family homes, with a maximum building height of 2.5 storeys. 

Affordable Housing 

3.8 It is proposed that 30% affordable units will be delivered on the site in accordance with local 

policy requirements. The ability to provide 30% affordable housing is however dependent on the 

scale of other developer contributions sought. In this context, it is noted that PLP Policy MD2 

requires proposals within the NWPSL to financially support the provision of the EWLR and the 

development will also be liable for the Community Infrastructure Levy [CIL], which when taken 

together represents a significant amount of cost to the Applicants. 

3.9 The precise quantum, tenure split, and mix of the affordable dwellings will be established at the 

reserved matters stage. 

Layout 

3.10 The DAS explains how the surrounding landscape and townscape, constraints and opportunities 

and other influences have informed the proposals. The illustrative Masterplan provides an 

John Barrett
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indication of the positioning of dwelling blocks and frontages, taking into account the M55 

motorway to the north of the site and the proposed EWLR to the south.  

3.11 In accordance with the North West Preston Masterplan Supplementary Planning Document 

[NWPM SPD], an indicative location for a local centre is also shown in the south-western corner 

of the site. The local centre would be well-positioned adjacent to the EWLR and Sandy Lane, 

with pedestrian links through the site being placed to encourage trips to the local centre to be 

made on foot. 

Design and Density 

3.12 The scheme will comprise predominantly of 2-storey family housing, laid out to create an 

attractive new neighbourhood with a wide range of house types.  The Parameters Plan and DAS 

establish the parameters for the proposed development which have evolved in response to the 

site opportunities and constraints, proposing a maximum building height of 2.5 storeys and a 

density mix of between 37 and 43 dwellings per hectare.  

3.13 There is potential for higher density housing to be delivered to the south of the site, close to the 

proposed local centre and EWLR. 

Landscaping and Public Open Space 

3.14 Final details of landscaping will be sought at the reserved matters stage. Notwithstanding this, 

the Parameters Plan and illustrative Masterplan show how existing landscape features across 

the site, such as ponds and vegetation, will be retained and incorporated into the layout.   

3.15 The Parameters Plan indicates approximately 2.8ha of new landscape areas, including landscape 

mitigation, play and new accessible open land which will create green links between areas of 

open space and adjacent development sites to ensure the wider NWPSL retains an open and 

natural landscape character. The central part of the site will provide a children's play area and 

opportunities for informal play. 

Access 

3.16 It is proposed that the development will be served by three vehicular access points, as shown on 

the Parameters Plan and detailed within the Transport Assessment. The primary vehicular 

access is off the EWLR and two secondary access points are taken from Sandy Lane to the west.  

3.17 The illustrative Masterplan indicates a primary vehicular route through the site which would 

provide safe and viable access to all properties. A series of secondary routes, tertiary roads, 

shared streets and private drives would branch off the primary route. Private drives will create 

shared surfaced areas and are designed to create a pedestrian friendly setting.  

3.18 In order to maximise the permeability of the site for pedestrians and cyclists, additional 

pedestrian access points and links to adjacent residential development sites within the NWPSL 

are proposed.  The indicative locations of these links are shown on the Parameters Plan.  The 

existing PRoW running east-west across the site will be enhanced by new vegetation to provide a 

green corridor for pedestrian and cyclists. 
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4.0 Consultation & Community Involvement 

4.1 A web-based community consultation was launched on 1st October 2020 detailing the proposals 

and providing an online form and telephone line for the public to provide comments and ask 

questions. The consultation was available at: https://newhomesinpreston.co.uk.  

4.2 A leaflet summarising the proposals and providing details of the website was distributed to 

4,941 properties within a 2km radius of the site.  A press release also was issued via local media 

sources to advise the public about the proposals and ongoing consultation. Letters have been 

issues to key local political and community stakeholders.  Engagement with these stakeholders 

will be on-going throughout the planning application and determination period. 

4.3 In total, 41 responses were received during the course of the consultation. The Statement of 

Community Involvement [SCI] which accompanies the planning application contains a 

comprehensive account of the consultation undertaken and sets out in detail the feedback 

received. The key issues raised by respondents relate to: 

• Impact on key services; 

• Traffic and access; 

• Protecting greenfield land; 

• Housing need; 

• Site specifics (including land uses and design); and, 

• Site allocation (North West Preston Masterplan SPD). 

4.4 These points are addressed in detail in the SCI and within the planning considerations set out in 

Section 6.0. 

4.5 Pre-application meetings with the Council’s Development Team were held on 27th March 2019 

and 30th October 2019.  

4.6 Pre-application advice was also sought from Lancashire County Council [LCC] to discuss the 

potential access points to the development and to agree the scope of the Transport Assessment. 
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5.0 Planning Policy Context 

5.1 Section 70(2) of the Town and Country Planning Act 1990 and Section 38(6) of the Planning and 

Compulsory Purchase Act 2004 states that planning applications should be determined in 

accordance with the Development Plan unless material considerations indicate otherwise.   

National Planning Policy  

5.2 The revised National Planning Policy Framework [the Framework] was published on 19th 

February 2019 by the Ministry of Housing, Communities and Local Government. The 

overarching aim of the Framework is to proactively deliver sustainable development to support 

the Government’s economic growth objectives. 

5.3 The Framework [paragraphs 8 & 9] identifies three overarching dimensions to achieving 

sustainable development: economic, social and environmental. These dimensions are 

interdependent and gains need to be pursued in mutually supportive ways. 

5.4 Paragraph 11 states: 

“Plans and decisions should apply a presumption in favour of sustainable development” 

1.1 The policy further explains what this means for decision-taking: 

“Approving development proposals that accord with an up-to-date development plan without 

delay” 

1.2 Paragraph 117 states that planning decisions should promote an effective use of land in meeting 

the needs for homes. It also sets out that policy should set out a clear strategy for 

accommodating objectively assessed needs in a way that makes as much use as possible of 

previously developed land. 

1.3 Section 5 of the Framework relates to housing, and of particular note is Paragraph 59 that 

identifies a need to boost the supply of housing significantly. 

Planning Practice Guidance 

5.5 On 6 March 2014, the Government launched the online Planning Practice Guidance [PPG] and 

cancelled the majority of previous planning practice guidance documents. A number of the 

sections have been updated to reflect changes associated with the latest publication of the 

Framework.  

5.6 The PPG includes relevant sections on the consideration of planning applications [Section 21b], 

use of planning conditions [Section 21a], and planning obligations [Section 23b]. It also includes 

advice on specific topic areas including the natural environment [Section 8], design [Section 

26], noise [Section 30], air quality [Section 32], contamination [Section 33], open space [Section 

37], travel plans and transport assessments [Section 42] amongst other matters.  

5.7 Those sections are not repeated here but are referred to below as appropriate in the 

consideration of the proposed development. 

Local Planning Policy 

5.8 The Development Plan comprises the following documents: 

1 Central Lancashire Core Strategy [CLCS] (July 2012);  
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2 Preston Local Plan (Site Allocations and Development Management Policies) [PLP] (July 

2015); and, 

3 The Joint Lancashire Minerals and Waste Local Plan [JLMWLP] (March 2009). 

5.9 The JLMWLP does not contain any policies pertinent to the current application. 

Central Lancashire Core Strategy 

5.10 The CLCS sets out the planning framework for guiding the location and level of development 

across Central Lancashire (Preston, South Ribble and Chorley) up to 2027.  The most pertinent 

policies are as follows: 

Principle of Development 

• Policy 1 (Locating Growth) – Established the locations in Central Lancashire where growth 

and investment are to be focussed.  This includes the strategic development sites in Cottam 

and North West Preston. 

Sustainable Development 

• Policy MP (Model Policy) – States that the Council will always work proactively with 

applicants to ensure that proposals can be approved to secure development that improves 

the economic, social and environmental conditions in the area and proposals that accord 

with the Development Plan will be approved without delay. 

• Policy 14 (Education) – Requires developers to contribute towards the provision of school 

places where development would result in a lack of capacity at existing schools.  New 

schools and educational facilities should be built in locations where they are accessible to 

the communities they serve. 

• Policy 25 (Community Facilities) – Requires development proposals for new housing to be 

assessed in terms of their contribution to providing access to a range of core services 

including education and basic health and care facilities. 

• Policy 27 (Sustainable Resources and New Developments) – Requires all new development 

to meet Level 6 of the Code of Sustainable Homes from January 2016 onwards. 

• Policy 29 (Flood Risk) – Requires all new development to be appraised in terms of flood risk 

to avoid inappropriate development in high flood risk areas. 

Housing 

• Policy 4 (Housing Delivery) – Sets a housing requirements of 22,158 for Central Lancashire 

(Preston, South Ribble and Chorley) for the period from 2010-2026.  The policy establishes 

a minimum requirement of 507 dpa in Preston over the same period. 

• Policy 5 (Housing Density) – States that the authorities will secure development densities 

which are in keeping with the character, appearance, distinctiveness and environmental 

quality of the local area. 

• Policy 6 (Housing Quality) – Requires a greater provision of accessible housing and 

neighbourhoods and use of higher standards of construction to improve the overall quality 

of housing. 

• Policy 7 (Affordable Housing and Special Needs Housing) – Sets a target of 30% affordable 

homes on market housing schemes in the urban parts of Preston, subject to such site and 

development considerations as financial viability and contributions to community services. 



Land at Sandy Lane and Tabley Lane, Preston: Planning Statement 

Pg 9 

• Policy 17 (Design of New Buildings) – Requires the design of new buildings to take account 

of the character and appearance of the local area in respect of the layout, scale, materials 

and landscaping and demonstrate through a DAS, the appropriateness of a proposal. 

Highways and Infrastructure 

• Policy 2 (Infrastructure) – Requires developers to make contributions to meet the shortfall 

in infrastructure provision arising from new development proposals. 

• Policy 3 (Travel) – Sets out eight measures which constitute the best approach to planning 

for travel.  These measures include improving pedestrian facilities and improving 

opportunities for cycling. 

Environmental 

• Policy 18 (Green Infrastructure) – Requires the management and improvement of 

environmental resources through Green Infrastructure to protect and enhance the natural 

environment where it provides economic, social and environmental benefits. 

• Policy 21 (Landscape Character Areas) – Requires new development to be well integrated 

into the existing settlement patterns, appropriate to the landscape character type and 

designation within which it is situated and contribute positively towards the conservation, 

enhancement and creation of appropriate new features. 

• Policy 22 (Biodiversity and Geodiversity) – Seeks to conserve, protect, enhance and manage 

biological and geological assets in the area through safeguarding priority habitats and 

species population. 

• Policy 30 (Air Quality) – Requires the improvement of air quality through the delivery of 

Green Infrastructure initiatives and through taking account of air quality when prioritising 

measures to reduce road traffic congestion. 

Preston Local Plan 

5.11 The Preston Local Plan (Site Allocation and Development Management Policies DPD) [PLP] 

allocates sites to meet the development needs of Preston and provides a set of policies to 

manage change.  The following policies are most pertinent to the proposals: 

Principle of Development 

• MD2 (North West Preston) – Identifies the land in the North West Preston Strategic 

Location for the erection of approximately 5,300 dwellings as part of a residential-led 

mixed-use development and sets out the provision of infrastructure which will be required 

to facilitate the growth of the strategic location.  

Sustainable Development 

• Policy HS3 (Green Infrastructure in New Housing Developments) – Requires all new 

development resulting in the net gain of dwellings to provide sufficient public open space to 

meet the recreational needs of the development. 

• Policy EN9 (Design of New Development) – Requires all new development proposals to be 

designed with regard to the principles set out in the Central Lancashire Design Guide SPD 

and should be approved where they accord with the principles set out in the document, 

make a positive contribution to the local character and are accompanied by a DAS that fully 

justifies the design approach for the scheme. 

Highways and Infrastructure 

• Policy ST1 (Parking Standards) – Requires all development to provide car parking in 

accordance with the Parking Standards adopted by the Council. 
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• Policy ST2 (General Transport Considerations) – Requires developers to submit Transport 

Assessments and Travel Plans to ensure road safety and the efficient and convenient 

movement of all highways users is not prejudiced by development proposals. 

Environmental 

• Policy EN3 (Future Provision of Green Infrastructure) – Requires all development to 

conserve and enhance important environmental assets and provide appropriate landscape 

improvements.  The policy also requires new development to provide access to cycleways 

and bridleways where possible. 

• Policy EN7 (Land Quality) – Requires new development to demonstrate that any existing 

contamination of the land will be addressed by appropriate mitigation measures to ensure 

that the site is suitable and that the proposed use will not cause the land to become 

contaminated. 

• Policy EN10 (Biodiversity and Nature Conservation) – Sets out that priority will be given to 

protecting and safeguarding all designated sites of biological importance.  Development is 

required to produce a net gain to biodiversity where possible and support habitat 

restoration. 

• Policy EN11 (Species Protection) – Sets out that planning permission will not be granted for 

development that would have an adverse effect on protected development unless the 

benefits of the development outweigh the need to maintain the population of the species in 

situ. 

Supplementary Planning Documents 

5.12 The Council has also adopted the following Supplementary Planning Documents [SPD] which 

are particularly relevant to the consideration of the application: 

• North West Preston Masterplan SPD (March 2017); 

• Central Lancashire Design Guide SPD (October 2012); 

• Central Lancashire Affordable Housing SPD (October 2012); and, 

• Central Lancashire Biodiversity and Nature Conservation SPD (July 2015). 

North West Preston Masterplan SPD 

5.13 The NWPM SPD seeks to expand the level of detail in Policy MD2 by providing an overarching 

statement, indicative framework and general design principles to guide development in a co-

ordinated and comprehensive manner.   

5.14 The NWPM SPD states that the NWPSL: 

“Presents a unique opportunity to deliver a substantial number of new homes in a highly 

attractive environment using a comprehensive approach to planning underpinned by Garden 

City principles – to help achieve the sustainable community aspirations of Policy MD2 of the 

adopted Preston Local Plan and the National Planning Policy Framework.” 

5.15 The Masterplan Vision seeks to create a: 

“High quality, sustainable, walkable place. High quality, generous green streets and spaces 

are required with strong local cultural, recreational and shopping facilities located within 

easy walking distance.” 
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5.16 As well as indicating a route for the proposed EWLR, the SPD sets out a hierarchy of streets and 

reinforces the need for a sustainable travel network to support the strategic growth of the wider 

area. 

5.17 The SPD notes at Section 4.2 that the secondary school has been located at or close to the centre 

of the North West Preston area in order that both existing and new communities can benefit. It 

is also clear at Table 4.2 that the projections on which the justification for the secondary school 

is based will need to be further reviewed in response to future planning applications.  

Central Lancashire Design Guide SPD 

5.18 The Central Lancashire Design Guide SPD seeks to raise the level and quality of design of new 

buildings in the built environment across Central Lancashire and in so doing reinforce its 

unique character.  The SPD provides an overview of the design principles that the Central 

Lancashire authorities will employ when considering planning proposals. 

Central Lancashire Affordable Housing SPD 

5.19 The Central Lancashire Affordable Housing SPD provides advice on how the Council’s 

affordable housing policy, as set out in CLCS Policy 7 (Affordable Housing), is to be 

implemented.  It includes guidance on the range of approaches, standards and mechanisms 

required to deliver a range of affordable housing to meet local needs.  

Central Lancashire Biodiversity and Nature Conservation SPD 

5.20 The Central Lancashire Biodiversity and Nature Conservation SPD relates to CLCS Policy 22 

(Biodiversity and Geodiversity).  It explains the Central Lancashire Councils’ approach towards 

conserving, protecting and enhancing biodiversity and ecological networks.  
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6.0 Planning Considerations 

6.1 This section of the report deals with the main planning issues pertinent to the consideration of 

this application and assesses its compliance with the relevant policies of the statutory 

Development Plan (in accordance with Section 70(2) of the Town and Country Planning Act 

1990 and Section 38(6) of the Planning and Compulsory Purchase Act 2004). 

Principle of Development 

6.2 The site is located within the NWPSL, which is identified as a focus for growth and investment 

in the CLCS (Policy 1). PLP Policy MD2 allocates the NWPSL as a residential-led mixed-use 

development to include the delivery of around 5,300 new dwellings and sets out a range of 

requirements for any development. 

6.3 Policy MD2 states that proposals should provide or financially support the provision of the 

following key infrastructure: 

• An East-West Link Road providing a connection from the Preston Western Distributor Road 

in the west to Lightfoot Lane in the east; 

• A comprehensive package of on and off-site transport measures to mitigate the 

development’s impact on roads and encourage sustainable modes of transport; 

• One 1.5 form entry primary school and one 2 form entry primary school; 

• One secondary school; and, 

• Green infrastructure and neighbourhood play areas, and a comprehensive package of on-

site open space in accordance with standards. 

6.4 In the context of the above, it is acknowledged that a financial contribution toward the 

construction of the EWLR will be required.  Notwithstanding this, it is noted that the Transport 

Assessment demonstrates that the proposals will have a minimal impact on the local highway 

network and a Framework Travel Plan will be implemented to encourage the use of non‐car 

modes. 

6.5 Whilst approval of the illustrative Masterplan submitted with the planning application is not 

sought, it demonstrates where a secondary school could be accommodated on the site if a need 

for this facility is demonstrated in the future.  

6.6 In relation to green infrastructure, the Parameters Plan submitted with the application indicates 

a strong framework based around existing site features. Vegetation along the site boundaries 

and within the central and northern parts of the site will be retained, protected and enhanced 

where possible and new green corridors will facilitate pedestrian movement around the site. 

Tree planting, SuDS, wetland grasses and meadow mixes are proposed in the northern part of 

the site, which will provide an attractive soft edge to the development and a transitional space 

between the urban and rural landscape. The central part of the site will provide a children's play 

area and opportunities for informal play. The Parameters Plan indicates around 2.8 ha of new 

landscape areas, which significantly exceeds the policy requirements set out in the Open Space 

and Playing Pitch SPD. 

6.7 Policy MD2 goes on to state that development “will be allowed in advance of the completion of 

the entirety of the PWD and EWLR provided that it does not result in any severe impacts upon 

the existing highway”. Accordingly, a Transport Assessment (the scope of which has been agreed 

with LCC during pre-application discussions) has been prepared, which concludes that traffic 

associated with the proposed development can be accommodated on the local highway network 

and the impacts would not be severe. 
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6.8 Policy MD2 also requires that any planning application should demonstrate that the proposal 

would not prejudice the delivery of adjoining land and would support an integrated and 

coordinated approach to the development of the NWPSL. As described in Section 3 and the 

accompanying DAS, the proposals have evolved based on a consideration of site opportunities 

and constraints, as well as an analysis of the surrounding townscape and landscape character. 

The scheme has been designed to complement and integrate with adjacent residential 

developments and will provide pedestrian and cycle links to the wider NWPSL. 

6.9 Overall, it is clear that the principle of development is established by the allocation of the site as 

part of the wider NWPSL. Whilst submitted in outline, the proposals have been designed to 

integrate with the wider Strategic Location and have been developed in accordance with the 

guidance set out in the NWPM SPD (as set out in further detail below). The proposals will also 

contribute significantly to the five-year supply of housing in Preston, as well as making 

provision for a local centre, subject to occupier requirements 

Compliance with the NWPM SPD 

6.10 The NWPM SPD includes a Main Masterplan Indicative Framework (Map 05) [Appendix 3] 

which shows an indicative location (and a potential alternative location) for a secondary school 

and playing fields, as well as a main (local) centre within the application site. 

6.11 In this regard, itt is important to highlight that the NWPM SPD does not allocate land for 

development. The purpose of the Main Masterplan Indicative Framework is to show broad 

locations for land uses across the NWPSL to guide development in a co-ordinated and 

comprehensive manner. 

Secondary School 

6.12 The Parameters Plan submitted with the application indicates approximately 4.07ha of land 

safeguarded for a secondary school within the application site. This is based on the Local 

Education Authority’s (LCC) advice on the minimum size of site that would be required (based 

on Building Bulletin 103).  

6.13 The NWPM SPD notes within Table 4.2 that the justification for the provision of a secondary 

school is based on LCC pupil projections, but it is clear from the supporting text that the 

projections will need to be further reviewed in response to future planning applications. In this 

context it is noted that a consultation response from LCC dated November 2019 in relation to a 

pending application for a residential development on land north of Tabley Green (LPA ref. 

06/2019/1275) indicates that there is surplus capacity at seven secondary schools located within 

3 miles of the site. Notwithstanding this, an area of the application site is shown as safeguarded 

for a secondary school, in accordance with the NWPM SPD (noting that Map 05 shows 

indicative locations only). 

Local Centre 

6.14 Map 05 indicates a main (local) centre to the south-west corner of the application site, at the 

junction of the EWLR and Sandy Lane. Accordingly, the Parameters Plan submitted with the 

planning application shows a broad location for a local centre in this part of the site and also 

includes an alternative residential land use. It is noted however that the potential for larger scale 

retail facilities and other uses as envisaged by the NWPM SPD [Section 4.2] is likely to be more 

limited as a result of consented and proposed developments in the locality.  

6.15 In particular, Eastway Hub, which is located less than 3km to the east of Tabley Lane will have 

implications for any local centre that could be delivered on the application site. This 

development is currently under construction and will be anchored by a Lidl foodstore, along 

John Barrett
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with 6 no. commercial units (Class A1/A3), 1 no. restaurant/public house (Class A3/A4) and 1 

no. drive-thru restaurant/café. It is understood that Costa and a Miller & Carter Steakhouse will 

trade from the site. 

6.16 In addition to the future provision at Eastway, a Sainsbury’s Local, which opened in May 2017, 

is located around 1km to the south-east of the application site. Aldi also operates a store at 

Fulwood Retail Park around 5km to the east of Tabley Lane. It is therefore reasonable to 

conclude that the local area is well-served in terms of convenience retail, and the prospects of a 

foodstore coming forward on the application site is limited.  

6.17 Other nearby completed developments include the Maxy House Farm Pantry, Ashbridge 

Nursery and Salon at Maxy Farm, which are situated in close proximity to the site, at the 

junction of Sandy Lane and Maxy Lane.  

6.18 Most recently, in September 2020, an outline planning application was submitted for a local 

centre on Phase 2 of the Wainhomes development immediately to the west of the application 

site on Sandy Lane (LPA ref. 06/2020/0966). The application includes an illustrative 

Masterplan which indicates 1,660 sq. m of flexible floorspace across five units, including a drive-

through; a 388 sq. m medical centre; a three-storey building comprising retirement apartments 

(circa. 50 units); and a ‘family’ public house and restaurant to serve 180 covers with ancillary 

hotel accommodation.   

6.19 The provision of retail and other services in the local area has clearly increased since the 

formulation of the NWPM SPD and there is now a range of existing (and proposed) facilities to 

serve the new and existing communities. It is therefore the local centres at Eastway and west of 

Sandy Lane that should accommodate any retail and community uses that come forward as part 

of the NWPSL. However, in accordance with the NWPM SPD, the Parameters Plan indicates a 

broad location for a local centre within the application site, the delivery of which will be subject 

to future occupier interest.  

Design and Layout  

6.20 The main design analysis has been carried out in the DAS. This Planning Statement does not 

repeat the findings of the DAS, although a brief summary of the key design considerations has 

been set out in Section 3. It is important to note that the application is submitted in outline with 

all matters reserved except for access and therefore only the broad principles of design (‘the 

parameters’) will be agreed through this application. The detailed design will be agreed through 

reserved matters applications in due course.  

6.21 The DAS also includes an illustrative Masterplan which provides one articulation of how the 

development could be delivered in accordance with the Parameters Plan. This demonstrates that 

the site can deliver a new attractive neighbourhood which integrates with the wider NWPSL. 

Biodiversity 

6.22 An Ecological Survey and Assessment prepared by ERAP (Consultant Ecologist) Ltd 

accompanies the application. It concludes that: 

• The proposals will have no adverse direct or indirect effect on statutory or non-statutory 

designated sites for nature conservation; 

• The site contains only common and widespread plant species; 

• Protection and, where necessary, mitigation for the other protected species and Priority 

Species present at the site (nesting passerine birds, common toad and hedgehog) is feasible 

and will be secured and achieved by the proposals; and, 

John Barrett



Land at Sandy Lane and Tabley Lane, Preston: Planning Statement 

Pg 15 

• Appropriate survey effort and assessment, in accordance with standard guidance, has been 

carried out to reasonably discount adverse effects on other relevant protected species 

namely badger, great crested newt, water vole and reptile species. 

6.23 The Assessment makes the following recommendation which will incorporated into the 

development to ensure compliance with wildlife legislation, local and national policies: 

• Retention of hedgerows and trees, where feasible, and provision of compensatory landscape 

planting with the use of native species to maintain opportunities for nesting birds and 

habitat connectivity / green infrastructure function through and around the site;  

• Conservation and protection of the Priority Habitats, comprising the hedgerows, Ponds 1 

and 3 and the enhancement of Pond 2 and all habitats via habitat creation and management 

to be secured by a Habitat Management Plan (or similar);  

• Creation of a permeable site with stepping stones and passages for wildlife through and 

around the development;  

• Preparation and compliance with a Construction Environmental Management Plan [CEMP] 

for biodiversity to include detailed actions for the protection of retained vegetation, nesting 

birds, roosting bats, protection of water quality and Priority Species; 

• Maximise the use of native species and species known to be of value for wildlife in the 

landscape planting schedule; and, 

• Specify and install opportunities for roosting bats and nesting birds within both the retained 

habitats and the proposed built up areas.  

6.24 The Ecological Survey and Assessment confirms that the proposed development can be 

accommodated without any adverse effects on ecologically valuable habitats and would not 

result in the harm of any protected species.  The positive management of existing habitats and 

increase in fauna typically associated with residential areas would ensure an overall ecological 

enhancement, in line with PLP Policy ENV11 and CLCS Policy 22. 

Trees 

6.25 An Arboricultural Impact Assessment has been undertaken by The Environment Partnership 

[TEP].  The findings of the assessment are as follows: 

• There are 41 individual trees, 20 groups of trees and 15 hedges within influencing distance 

of the site. 

• The tree population comprises predominantly fringe trees and field boundary hedgerows, 

with a small area of trees located internally to the north-west of the site. 

• The desktop review and site survey identified no Tree Preservation Orders; no trees within a 

Conservation Area; no ancient woodland; no veteran trees and no trees within a Community 

Forest. 12 hedges and 1 tree group were regarded as meeting the description of a Hedgerow 

Habitat of Principle Importance.  No other Arboricultural Habitats of Principle Importance 

were identified. 

• The proposed development would give rise to no unavoidable adverse effects that cannot be 

mitigated.  

6.26 The known effects of the proposed development (i.e. the provision of the access points) would 

necessitate the removal of 1 individual tree and 74m of hedgerow. The level of tree loss and 

mitigation will be fully set out at the reserved matters stage.  
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6.27 An Arboricultural Method Statement, detailing protection measures and working methods to be 

observed during construction and a scheme of new trees and hedgerow planting will be provided 

prior to the commencement of construction. 

6.28 Overall, it is considered that the proposed development will have minimal impact on existing 

tress and any adverse effects of development can be sufficiently mitigated. 

Highways and Transport 

6.29 The Framework (Paragraph 109) states that development should only be refused on highways 

grounds if there would be an unacceptable impact on highways safety, or the residual impacts 

on the road network would be severe.  PLP Policy ST2 requires developers to submit Transport 

Assessments and Travel Plans to ensure road safety and the efficient and convenient movement 

of all highways users is not prejudiced by development proposals. 

6.30 This application is accompanied by a Transport Assessment and Travel Plan prepared by 

Eddisons. 

6.31 The Transport Assessment concludes that: 

• The proposed development will be accessed by safe and efficient vehicular access 

arrangements. 

• The proposed development benefits from being accessible on foot with the existing 

pedestrian footways providing access to a wide of range of services. 

• The proposed development is well located to encourage journeys by bus via a number of bus 

services available in the vicinity of the site. 

• The traffic impact assessments indicate that traffic associated with the proposed 

development can be accommodated on the local highway network. 

• The proposals will not have a minimal impact on the local highway network. 

• The local highway network does not have an unduly poor safety record and there is no 

reason to assume this situation would alter as a consequence of the development proposals.  

• A Framework Travel Plan will be implemented to encourage the use of non-car modes. 

6.32 Overall, it is considered that the site is well-located to access non-car modes of transport and 

therefore the proposed development complies with PLP Policy ST2 and CLCS Policy 3. 

Landscape and Visual Impact 

6.33 CLCS Policy 21 requires new development to be well integrated into the existing settlement 

patterns, appropriate to the landscape character type and designation within which it is situated 

and contribute positively towards the conservation, enhancement and creation of appropriate 

new features. 

6.34 A Landscape and Visual Appraisal [LVA] has been prepared by Randall Thorp to accompany this 

application.  The LVA identifies and assesses the anticipated effects of the development on the 

character and features of the landscape and on people’s views and visual amenity. 

6.35 The site is currently characterised as agricultural land in use for pasture and does not lie within, 

or have a direct relationship with, any local landscape designations. The LVA establishes that 

the site is well contained by existing and allocated development and views are limited to the 

roads immediately around the site and the PRoW which passes through it. 

6.36 The impact upon the immediate locality as a result of the proposed development would be low-

adverse to negligible.  Upon maturity of the proposals, the effect on the landscape character 
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would be negligible.  The visual impact of the proposed development will be most pertinent from 

the PRoW which runs through the site, where the impact will be moderate. 

6.37 Overall, the LVA concludes that there would be no landscape or visual reason why the site would 

not be suitable for residential use and the Parameters Plan and illustrative Masterplan 

demonstrate an acceptable design solution.  Therefore, it is considered the proposed 

development accords with the Framework and CLCS Policy 21 with regards to landscape 

character. 

Ground Conditions 

6.38 A Ground Contamination Assessment (Desk Study Report) has been prepared by Betts Geo 

Environmental and concludes that there is a low / low-moderate risk for contamination and 

ground gas. A Stage 2 Site Investigation will confirm the risk and establish appropriate remedial 

actions where necessary. 

6.39 It is therefore considered that the proposals comply with the requirements of PLP Policy EN7 

with regards to ground contamination. 

Flood Risk & Drainage 

6.40 Th Flood Risk Assessment and Drainage Management Strategy prepared by Betts Hydro 

Consulting Engineers confirms the site falls entirely within Flood Zone 1.  The report sets out 

that the primary source of flood risk is from surface water flooding with the risk varying from 

‘very low’ to ‘high’ across the site. 

6.41 The areas at highest flood risk coincide with naturally low-lying areas or the existing onsite 

drainage features such as ponds and land drainage ditches.  The report outlines key mitigation 

measures to manage the surface water flood risk.  These measures include appropriate levels 

design, inclusion of suitable surface water management infrastructure and making space for 

water in any layout, through retaining existing conveyance routes through the site.  

6.42 The development will increase the amount of impermeable areas on the site which will generate 

increased surface-water run-off.  It has been established that most of the site drains naturally 

either to ground over time or towards the north-east via the series of onsite land drainage 

ditches and watercourses.  The surface water run-off generated by the proposed development 

will mimic the existing situation and discharge to the nearest watercourses via a new formal 

connection. 

6.43 It has been agreed with United Utilities that foul water flows can be discharged into the public 

foul sewer to the south of Sandy Lane. Given the existing ground level it is likely that a pumped 

system is required to achieve a connection. This will be confirmed during the detailed design 

stage. 

6.44 Sustainable drainage methods will be implemented on the site and the proposed development 

will not be at risk from flooding.  Therefore, it is considered that the proposals comply with 

CLCS Policy 29. 

Archaeology 

6.45 An Archaeological Desk-Based Assessment prepared by RPS accompanies the application. The 

assessment has established that there are no listed buildings or designated heritage assets 

within the site.  

6.46 Two non-designated heritage assets have been identified within the site. The first is a former 

Post-Medieval field boundary which is now only visible as a bank on LiDAR imagery. The 
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second is a record of two Post-Medieval former structures although only one, a probable smithy, 

is mapped as being within the site. The site walk-over survey identified an area of north-south 

aligned ridge and furrow in the north of the site and a sunken linear feature which corresponds 

with the location of a former boundary of fields named ‘Smithy Field’. 

6.47 The assessment has considered the potential for currently unknown archaeological remains and 

based on the available evidence there is considered to a low potential for all other periods. 

6.48 Overall, it is concluded that the archaeological potential of the site can be addressed by an 

appropriately worded planning condition requiring a programme of archaeological work to be 

undertaken prior to development commencing.  

6.49 It is therefore considered that the proposed development complies with the development plan 

and the Framework (Paragraph 189-190). 

Air Quality 

6.50 The Framework (Paragraph 181) states that planning decisions should sustain and contribute 

towards compliance with relevant limit values or national objectives for pollutants and the 

cumulative impacts from individual sites in local areas. CLCS Policy 30 requires the 

improvement of air quality through the delivery of green infrastructure initiatives and through 

taking account of air quality when prioritising measures to reduce road traffic congestion. 

6.51 This application is accompanied by an Air Quality Assessment prepared by Ensafe Group which 

sets out the impacts of the construction and operation phase on air quality.  The site does not lie 

within an Air Quality Management Area [AQMA]. The closest AQMA is located 2.8km east of 

the site at Garstang Road, Broughton. The proposed development is unlikely to cause air quality 

impacts to this area during the construction and operational phases. 

6.52 During the construction phase of the proposed development there is the potential for air quality 

impacts as a result of fugitive dust emissions. However, assuming good practice dust control 

measures are implemented, the residual potential air quality impacts from dust generated by 

construction, earthworks and trackout activities are predicted not to be significant. 

6.53 Predicted impacts on annual mean NO2, PM10 and PM2.5 concentrations as a result of 

operational phase exhaust emissions were predicted to be negligible at all the sensitive receptor 

locations within the vicinity of the site.  Therefore, the overall significance of potential impacts 

was determined to be not significant in accordance with the EPUK and IAQM guidance. 

6.54 Dispersion modelling results confirmed that the annual mean NO2 and PM10 concentrations 

across the site were below the relevant Air Quality Objectives and the location is considered 

suitable for the proposed use without the implementation of protective mitigation techniques.  

As such, it is considered that the proposed development accords with CLCS Policy 30 and the 

Framework. 

Noise  

6.55 The Noise Impact Assessment prepared by Ensafe considers the impact of the M55 motorway, 

future East-West Link Road, Tabley Lane, Sandy Lane and Landorn Boarding Kennels and 

Cattery on the proposed development.  

6.56 The assessment has determined that standard glazing would be sufficient for the majority of the 

site, with the exception of certain habitable rooms if located close to the site boundary with the 

M55. Furthermore, alternative ventilation for the majority of habitable rooms will be required 

when open windows are relied upon for background ventilation and where habitable rooms 
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cannot be orientated away from the noise sources. The exact mitigation measures will be 

determined at the reserved matters stage when the final layout is known.  

6.57 The Noise Impact Assessment has determined that, with mitigation measures in place, the 

NOAEL (No Observed Adverse Effect Level) is applicable with noise being noticeable and not 

intrusive. It concludes that in principle, there should be no adverse impact on the proposed 

residential dwellings as a result of the existing noise sources following the implementation of the 

recommended mitigation measures.  

6.58 It is therefore considered that the proposals comply with the relevant Development Plan policies 

and the Framework with regards to noise. 

Sustainability 

6.59 The scheme will provide a visually attractive, functional and sustainable new neighbourhood 

which will contribute to the social, environmental and economic aspects of sustainable 

development at all stages in the life of the project. 

6.60 The proposed development is sustainable both in terms of the location of the site and the 

construction techniques and initiatives that will be implemented.  The construction methods 

and materials used will ensure that the development complies with the national sustainability 

guidelines and that emissions across the site are minimised.  

6.61 In accordance with CLCS Policy 27, it is the intention that the proposed dwellings would be 

constructed to achieve energy efficiencies equivalent to Level 4 of the Code for Sustainable 

Homes. 
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7.0 Sustainable Development 

7.1 This section considers the compliance of the proposals with the principles of sustainable 

development as set out in the Framework.  This is in the context that the site is allocated for 

development in the PLP and the proposed development is considered to accord with the policies 

in the PLP and the Framework. In that respect the proposals amount to sustainable 

development by definition, and thus, in accordance with the Framework, should be approved 

without delay. 

7.2 However, this section demonstrates that the proposals perform a positive economic, social and 

environmental role and there is therefore a presumption in favour of granting planning 

permission in accordance with the Framework. 

Economic Role 

7.3 The development of the site will result in significant benefits in terms of the value of 

construction and the contribution to the wider economy. 204 direct construction jobs and 309 

supply chain jobs (FTE). It will also support off-site jobs in construction related industries 

(suppliers etc.) The construction of the site will also provide training opportunities, in the form 

of apprenticeships. 

7.4 New residents will spend on goods that relate and services that are purchased to make a house 

‘feel like home’. A proportion of this expenditure would be captured locally.The Council will 

benefit from the additional Council Tax Revenue that will be payable by residents of the 

development.  This is estimated to be £817,000 per annum.  

7.5 The development will also provide appropriate contributions based on evidenced requirements, 

which will be addressed via a S106 Agreement. This is in addition to a substantial CIL payment. 

7.6 Overall, it is considered that the proposal will help support sustainable economic growth, 

delivering the homes, supporting existing businesses, infrastructure and thriving local places in 

accordance with the Framework. 

Social Role 

7.7 The development proposals will support the creation of a strong, vibrant and healthy 

community by increasing the supply of housing of a type and tenure to meet the needs of the 

area in a sustainable location. It will also provide much needed affordable housing.   

7.8 The new floorspace to be created by the proposed development will be liable for CIL, which can 

help deliver infrastructure improvements relating to matters such as public transport, highway 

improvements, cycle schemes, education, health and green infrastructure/public realm. 

7.9 The proposals represent a high-quality development which has been designed to meet the needs 

of the area and complement the character of the surroundings. The development will provide 

existing and future residents with areas of amenity space, including opportunities for formal and 

informal play.  

7.10 The use of clear and legible pedestrian routes and high-quality public space will ensure that the 

development is both safe and accessible and will further encourage walking and cycling.   

7.11 The proposed development will also assist the Council in meeting its housing requirements 

whilst securing sustainable patterns of growth and development.  
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Environmental Role 

7.12 The environmental impacts of the proposed development have been considered in greater detail 

in the technical reports that accompany the application. It has been demonstrated that the 

proposals will not harm the natural, built or historic environment and will help improve 

biodiversity.  

7.13 The proposed development will maintain and enhance key landscape features to safeguard the 

natural character of the area, with areas of public open space and high-quality green 

infrastructure corridors created to link to neighbouring developments.  

7.14 The Applicants will ensure the incorporation of water and energy efficiency measures through 

the construction and operational phases, and will adopt best practice measures in relation to 

reuse and recycling in construction both in the selection of materials and management of 

residual waste.   

7.15 Overall, it is concluded that the proposed development performs a positive economic, social and 

environmental role and comprises sustainable development in accordance with the provisions of 

the Framework (Paragraph 8).   
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8.0 Conclusion 

8.1 The site forms part of the NWPSL, which is allocated for a residential led mixed-use 

development. The principle of development has therefore been established.  

8.2 The proposed development would deliver up to 500 new high-quality homes and a potential 

local centre in a sustainable location. Land is also safeguarded for a secondary school, in 

accordance with the NWPM SPD.  

8.3 The proposals have been developed having due regard to the guidance and principles set out in 

the NWPM SPD and the Applicants are committed to delivering a development that 

complements the character of the area, as well as providing open spaces and pedestrian and 

cycle links to the wider area. 

8.4 It has been demonstrated that there are not any significant adverse impacts arising from this 

development and that the proposals would perform a positive economic, social and 

environmental role in accordance with the provisions of the Framework. 

8.5 Section 38 (6) of the Planning and Compulsory Purchase Act 2004 requires that applications for 

planning permission be determined in accordance with the development plan, unless material 

considerations indicate otherwise. Furthermore, the Framework (Paragraph 11) is clear in 

stating that development proposals that accord with an up-to-date development plan should be 

approved without delay. 

8.6 The assessment provided within this Planning Statement demonstrates that the application 

proposals accord with both local and national planning policy. On this basis, the presumption in 

favour of sustainable development applies, and the planning permission should be granted 

without delay. 
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Date:  03-Sept-2019 
Our Ref: 06/2019/0687 
Ask For: James Mercer 
Telephone:  
Email:  devcon@preston.gov.uk 
 
 
 
Ms Katie Howarth 
Lichfields 
Ship Canal House 
98 King Street 
Manchester 
M2 4WU 
 
BY EMAIL ONLY 
 
 
 
Dear Ms Howarth 
 
Application Number: 06/2019/0687 

 

Proposal: Request for a Screening Opinion Pursuant to Regulation 6 of the 
Town and Country Planning (Environmental Impact Assessment) 
(England) Regulations 2017 and Habitat Regulation Assessment 
for up to 500 dwellings 
 

Site Address: Land at, Tabley Lane and Sandy Lane, Preston, PR4 0LH 

 
I refer to your letter dated 7th June 2019 requesting a Screening Opinion for the development 
described above. Thank you for agreeing to extend the time limit allowed for the Council to 
issue its decision.   
 
The Council considers that the proposed development falls within category 10 of Schedule 
2, ‘Infrastructure Projects’, sub-section (b) ‘Urban Development Projects’ of the Regulations. 
The site is not located in a sensitive area and therefore the thresholds should be applied. At 
up to 500 dwellings and 21ha, the proposed development exceeds the threshold of 150 
dwellings and the overall development area threshold of 5ha. Where these thresholds are 
exceeded, further guidance is provided by Planning Practice Guidance EIA Annex A 
paragraph 058 (reference ID: 4-058-20150326) which provides information on ‘Indicative 
criteria and threshold. “Environmental Impact Assessment is unlikely to be required for the 
redevelopment of land unless the new development is on a significantly greater scale than 
the previous use, or the types of impact are of markedly different nature or there is a high 
level of contamination”.  
 
An indication of scale is subsequently provided when considering sites not previously 
intensively developed: “(iii) the development would have significant urbanising effects in a 
previously non-urbanised area (e.g. a new development of more than 1,000 dwellings).”  
This guidance goes on to state that the key issues to consider on this type of urban 
development projects are the: physical scale of such developments and potential increase 
in traffic, and associated increases in emissions and noise (adapted from paragraph 058).  
 

Development Directorate 
Preston City Council 

Town Hall 
Lancaster Road 

Preston 
PR1 2RL 

 
www.preston.gov.uk/planning  

mailto:devcon@preston.gov.uk
http://www.preston.gov.uk/planning


In this case, the new development of up to 500 dwellings would be located on the northern 
edge of Preston, south of the M55 and north of residential development currently under 
construction. The east and west boundaries of the site are formed by Tabley Lane and 
Sandy Lane. 
    
Screening Assessment Exercise   
 
In undertaking its screening assessment, the Council has had regard to the selection criteria 
in Schedule 3 of the 2017 Regulations, the requirements to consider cumulative effects 
identified in Schedule 4, and advice in the National Planning Practice Guidance (NPPG). 
The Council’s consideration of the potential environmental effects of the development is set 
out below in relation to the characteristics of the development, the location of the 
development and the characteristics of the potential impact of the development.  
 
In relation to the characteristics of the development, it is considered that:    
 

 The proposed development proposes the erection of dwellings, the height and scale 
of the proposed buildings would be in keeping with those already constructed on other 
developments in the vicinity of the site. Existing dwellings within the vicinity of the site 
are up to two storeys in height. The proposed development would provide high quality 
streets and landscaped areas and not be out of scale within its setting. 

 The site is agricultural land and does have some greenfield character, albeit of a low 
grade. There are no designations on the site nor heritage assets or monuments. 
There are no protected species or habitats on site. While the proposal would have 
some impact on the character and quality of the landscape, if carefully designed it 
would not detrimentally affect visual or physical amenity and is not considered 
significant. 

 The production of construction waste and operational waste would be disposed of in 
line with applicable legislation. A Waste Management Statement would be submitted 
with the planning application.  

 There is not expected to be a high risk of exposure to or use of hazardous materials, 
or contaminants being released into the land or water environment). Some pollution 
would occur in the form of dust and emissions, particularly during the construction 
phases of the development, but these effects are not anticipated to be significant and 
could be managed through the use of a Construction Environmental Management 
Plan (CEMP) should planning permission be granted. The site lies in Flood Zone 1 
therefore a Flood Risk Assessment would be submitted with the planning application 
to identify potential flooding impacts to manage and mitigate harm/nuisance to 
prevent impacts from being significant.   

 The risk of accidents or use of materials and substances which may be harmful to 
people or the environment is low.  

 The risk to human health is considered to be low whether from water contamination 
or air pollution. The site is not located within an Air Quality Management Area 
(AQMA). Pollutant concentrations in the atmosphere are predicted to increase as a 
result of the proposed development, but with mitigation impacts would not be 
significant. An updated Air Quality Assessment would be submitted with the planning 
application.  

 
In relation to the location of the development, it is considered that:  
 

 There are no scarce resources on or around the location which would be affected by 
the proposed development.  



 No water bodies are expected to be significantly affected by the proposed 
development, however there are a number of ponds within the site.   

 The site is not and does not form part of any statutory designated site for nature 
conservation, however part of the site lies within the Site of Special Scientific Interest 
(SSSI) Impact Risk Zones for the Ribble Estuary, the Ribble and Alt Estuaries Special 
Protection Area and the Ramsar site and the Newton Marsh SSSI, however Natural 
England have not been consulted as the proposals do not meet the threshold for 
consultation. 

 There are no non-statutory designated sites for nature conservation within or adjacent 
to the site.  

 The proposed development site has been allocated for mixed use development for 
many years. Geographically the proposed development forms part of the North West 
Preston Strategic Location. The proposed development would provide a number of 
long-term and short-term jobs for the local community.  

 The proposal is for up to 500no. dwellings on a site which has been allocated for 
mixed-use, residential led development since 2015. Whilst this proposal was not 
considered as a “committed development” within the Preston Western Distributor 
(PWD) and East-West Link Road (EWLR) Environmental Statement, it is considered 
the proposal would not result in significant highways impacts over and above those 
that were previously assessed in the PWD/EWLR Environmental Statement, as this 
site falls within an area allocated for up to 5000 dwellings. A Transport Assessment 
and Travel Plan would be submitted with the planning application to identify potential 
harm and mitigation methods to reduce significant effects.   

 
In relation to the characteristics of the potential impact of the development, it is 
considered that:  

 In terms of the extent and nature of the development, any effects would be 
localised and would not extend over a large area. 

 Existing residents would experience some limited disruption during construction.  

 The most significant long term impact of the proposed development would be the 
visual impact. 

 The most significant short term impact would be an increase in construction traffic 
movements, particularly during construction. This would result in impacts upon air 
quality, noise and vibration impacts. 

 There would not be any transboundary impacts resulting from the development. 

 In terms of the magnitude and complexity of any impact, it is not considered that 
there would be a significant change in environmental conditions or impacts on 
receptors. There is not expected to be any impact on valuable features or 
resources; no risk that environmental standards would be breached; or that 
protected sites, areas and features would be affected. 

 It is considered that the probability of any effects associated with the proposed 
development can be determined with reasonable confidence from the identified 
submission documents. 

 Construction effects would be intermittent, temporary and short to medium term 
in durations and the operational effects would be permanent and long term. The 
construction phase impacts can be reduced through the implementation of a 
CEMP should planning permission be granted. 

 
It is noted that the following documents relevant to this screening report would be submitted 
in the support of any future planning application for the proposed development. It is 
considered that these documents would be sufficient to allow a full assessment of the impact 
of the proposed development: 



 

 Ecological and biodiversity surveys 

 Tree survey 

 Flood risk assessment 

 Surface water drainage assessment 

 Foul sewerage assessment 

 Transport Assessment 

 Travel Plan 

 Noise assessment 

 Air Quality assessment 

 Ground conditions survey  

 Waste Management Statement 

 Sustainability Statement 

 Statement of Community Involvement 
 
Conclusions 
 
Regulation 7 of the 2017 Regulations requires the relevant planning authority, in adopting a 
screening opinion, to state the main reasons for their conclusion with reference to the 
relevant criteria listed in Schedule 3. If it is determined that the proposed development is not 
EIA development, the local planning authority is required to state any features of the 
proposed development and measures envisaged to avoid, or prevent what might otherwise 
have been significant adverse effects on the environment.  
 
The Council has screened the proposed development, having regard to the selection criteria 
in Schedule 3 of the 2017 Regulations. The Council has paid particular regard to the 
characteristics of the proposed development, its location and the characteristics of the 
potential impact of the proposed development. Consideration has also been given to the 
requirement to consider cumulative effects identified in Schedule 4. In accordance with 
Regulation 6 of the 2017 Regulations, the applicant has submitted an analysis of the 
features of the proposed development and any measures envisaged to avoid or prevent 
what might otherwise have been significant adverse effects on the environment. 
 
The bullet point comments in the preceding sections of the screening report summarise the 
Council’s conclusions on the likely impact of the development. An assessment has been 
made as to whether it would result in significant effects, whilst the measures proposed by 
the applicant to avoid or prevent impacts that might otherwise have significant adverse 
effects on the environment have been considered. In the regard, opportunities to avoid or 
mitigate any harm, by the use of appropriate planning conditions have been identified. It is 
also noted that any planning application for the proposed development would be 
accompanied by an extensive suite of documents. It is considered that these documents 
would allow a full assessment of the impacts of the proposed development. 
 
The Council has also had regard to the indicative criteria and thresholds identified in the 
National Planning Practice Guidance (NPPG). The NPPG notes that the key issues to 
consider for urban development projects are the physical scale of the development, and the 
potential increase in traffic volume, plus associated emissions and noise. The proposed 
development is below the 1,000 dwelling threshold in the NPPG at which significant 
urbanising effects are likely to occur.  
 
During construction, the potential increase in traffic, emissions and noise would be 
temporary and short to medium term in duration. The proposed development would make 



efficient use of land and the site is not located within a sensitive area. Construction effects 
would be mitigated through a CEMP should planning permission be granted. Operational 
phase increases in traffic volume, emissions and noise are not anticipated to be significant 
and any impacts can be controlled or mitigated through the use of appropriately worded 
conditions should planning permission be granted.  
 
For the reasons given above, it is not considered that the proposed development would 
result in significant effects on the environment. Having regard to the relevant regulations 
and guidance the Council does not consider that an Environmental Impact Assessment is 
required for the proposed development.    
  
Yours sincerely,  
 

 
Chris Hayward 
Director of Development
 
 
 



Date:  12-Sep-2019 
Our Ref: 06/2019/0687 
Ask For: James Mercer 
Telephone:  
Email:  devcon@preston.gov.uk 
 
 
 
Katie Howarth, 
Lichfields 
Ship Canal House 
98 King Street 
Manchester 
M2 4WU 
 
 
 
Dear Ms Howarth 
 
Application Number: 06/2019/0687 

 

Proposal: Request for a Screening Opinion Pursuant to Regulation 6 of the 
Town and Country Planning (Environmental Impact Assessment) 
(England) Regulations 2017 and Habitat Regulation Assessment 
for up to 500 dwellings 
 

Site Address: Land at, Tabley Lane and Sandy Lane, Preston, PR4 0LH 
 

 
Further to my letter dated 3rd September 2019 containing the Local Planning Authority’s 
response to the request for a Screening Opinion Pursuant to Regulation 6 of the Town and 
Country Planning (Environmental Impact Assessment) (England) Regulations 2017, I am 
writing to confirm the response to your request was based on both options put forward, those 
being: 
 
1) A residential development of up to 500 dwellings, together with associated car parking, 
public open space, landscaping, access and infrastructure; and 
 
2) A residential development of up to 400 dwellings, a secondary school and associated 
playing fields and a main (local) centre, together with associated car parking, public open 
space, landscaping, access and infrastructure. 
 
I trust the above is of use. If you have any further questions please do not hesitate to contact 
me. 
 
Yours sincerely 
 
 
James Mercer 
Principal Planning Officer 
Development Management
 

Development Directorate 
Preston City Council 

Town Hall 
Lancaster Road 

Preston 
PR1 2RL 

 
www.preston.gov.uk/planning  

mailto:devcon@preston.gov.uk
http://www.preston.gov.uk/planning
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From: James Mercer
To: Melissa Wilson
Cc: Katie Howarth; Natalie Beardsworth
Subject: RE: Land at Tabley Lane and Sandy Lane - EIA Screening Update [NLP-DMS.FID250622]
Date: 02 October 2020 13:11:13
Attachments: image001.png

image002.png

CAUTION: This email originated from an external source.
Dear Melissa
 
Thank you for your email and letter, and please accept my apologies for the delay
in responding.
 
Having reviewed the submitted information I can confirm the a submission with the
following description would not change our view that an EIA is not required for the
development:
 
“Outline planning application (including details of access only) for the construction
of up to 500 dwellings; a local centre (comprising Use Class E and sui generis
floorspace); the provision of public open space and associated recreation facilities;
the laying out of roads, cycleways and footpaths (with connections to and from the
approved East West Link Road); construction of drainage infrastructure; hard and
soft landscaping; and, other associated works (land potentially safeguarded for a
secondary school but not part of the application)”.
 
Following on from our meeting last year, you may recall the issue of the East-West
Link Road was discussed, in terms of financial contributions towards it. I can
confirm that following the removal of pooling restrictions, Lancashire County
Council are now seeking financial contributions from all major developments in
North West Preston towards this key piece of infrastructure, unless sections of the
road have been/will be provided in kind. The current rate of contribution is £6,423
per dwelling. It is therefore strongly advised that if this would impact on the viability
of any scheme submitted that a viability appraisal accompanies the application to
outline your clients position. The LPA will then have this independently assessed,
the cost of which would be covered by your client. Such information has been
submitted and considered for a number of other schemes in North West Preston
since the start of the year, details of which are available online.
 
I trust the above is of use. If you have any further questions please do not hesitate
to contact me. Please note, I am on annual leave from 7th October-19th October.
 
Kind regards
 
James Mercer
Principal Planning Officer

Preston City Council
From: Melissa Wilson  
Sent: Wednesday, September 23, 2020 5:54 PM
To: James Mercer  Natalie Beardsworth

mailto:J.Mercer@preston.gov.uk
mailto:melissa.wilson@lichfields.uk
mailto:katie.howarth@lichfields.uk
mailto:N.Beardsworth@preston.gov.uk




Cc: Katie Howarth 
Subject: Land at Tabley Lane and Sandy Lane - EIA Screening Update [NLP-
DMS.FID250622]
 
Dear Natalie and James
 
I am writing in respect of the above site to clarify the Screening Opinion that was
received on the 3rd September 2019.  As you will be aware, we are currently in
the process of preparing a planning application on the site and have now refined
the proposals.  As such, we have made a minor amendment to the development
description and we are seeking clarification that the proposed amendment does
not change your view that EIA is not required for the development.  The attached
letter sets out the context for this and provides additional information.
 
If you have any questions, please do not hesitate to get in touch with me or my
colleague Katie Howarth.
 
We look forward to hearing from you.
 
Kind regards
Melissa
 

Melissa Wilson
Senior Planner
Lichfields, Ship Canal House, 98 King Street, Manchester M2 4WU
T  0161 837 6130 / M  07949055038 / E  melissa.wilson@lichfields.uk

lichfields.uk      

lichfields.uk

This email is for the use of the addressee. It may contain information which is confidential and exempt
from disclosure. If you are not the intended recipient you must not copy, distribute or disseminate this
email or attachments to anyone other than the addressee. If you receive this communication in error
please advise us by telephone as soon as possible.
Nathaniel Lichfield & Partners Limited is registered in England, no. 2778116. Our registered office is at
The Minster Building, 21 Mincing Lane, London, EC3R 7AG.

P    Think of the environment. Please avoid printing this email unnecessarily.

Your City Council is a Living Wage Employer.

mailto:melissa.wilson@lichfields.uk
http://www.lichfields.uk/
http://twitter.com/lichfieldsuk/
http://www.linkedin.com/company/355334/
https://lichfields.uk/blog/2020/july/22/fundamental-changes-to-high-street-use-classes?email-signature


Personal information will be kept safe and secure and will only be kept for as long
as is necessary. Further information can be found in the Privacy Notice on the
Council’s website https://www.preston.gov.uk/thecouncil/data-protection-and-
freedom-of-information/privacy-notice/.

This message and any file or link transmitted with it is confidential, subject to copyright, and intended
solely for the use of the individual or entity to which it is addressed. It may contain privileged
information. Any unauthorised review, use, disclosure, distribution or publication is prohibited. If you
have received this email in error please contact the sender by reply email and destroy and delete the
message and all copies from your computer.

Any views expressed within the body of this message are solely those of the author(s) involved, and
do not necessarily represent those of the City Council.

This message has been scanned for viruses.
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15Preston City Council and Lancashire County Council Masterplan

MAP 05 - Main Masterplan indicative framework (March 2017)
0 0.5 1 1.5 2

km
N

Boundary of area considered for masterplanning

Existing main roads and motorway

Existing railway line

Existing alignment of powerlines

Proposed new Broughton bypass

Proposed new East-West Link Road 
- See overall note (A)

Proposed new main streets within masterplan

Sandy Lane prioritised as north - south route
(north of proposed EWLR)

Proposed traffic calming scheme 
(existing lanes eg. Tabley Lane- north, Bartle Lane, 
Hoyles Lane, Lightfoot Lane)

Local road improvement measures

Proposed new main cycle routes within masterplan

Existing Guild Wheel cycle route

Proposed new shared green links 
- shared pedestrian and cycle routes 
- within masterplan (where possible, 
combined with SUDS and natural recreation)

Proposed Preston Western Distributor 

Proposed new local centres & local facilities - indicative location

Proposed new carpark area in main centre

Proposed new residential neighbourhoods 

Proposed new western & eastern metropolitan parks

Proposed local parks and neighbourhood play areas           

Proposed indicative areas for Green Infrastructure
/Open Space

Proposed green buffer to M55

Proposed primary school (incl. playing fields) 
indicative location

Proposed secondary school (main campus & buildings) 
indicative location

Proposed secondary school playing fields, indicative location

Existing development preserved

Allocated Park and Ride site (Policy IN3)

Designated Heritage Assets (see section 4.8)

P

Indicative Key

Map notes/labels:

1 Note recommended 60m buffer suggested to either side of 
 electricity pylon corridors (see details page 13)

2  Potential alternative location of local (village) centre and small scale residential   
 development (see note A above).

3  Potential alternative location of secondary school and playing fields (detail TBC).

4  Main (Local) Centre - also refer to seperate guidance (see note A above).

5  Preston Grasshoppers site - potentially retained and enhanced 
 (including improved connections).

6 Potential additional small scale mixed use local centre 
 - Hollins “Eastway Hub” site.
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Overall notes

(A) Please refer to separate detailed guidance SPD Doc 03 - relating to the East West Link Road (EWLR) corridor & Main 
Centre (by AECOM). See Masterplan weblink www.preston.gov.uk/masterplan

(B)  Please note that this masterplan framework should be seen as a long term indicative vision (over 20+ years).   
The plan(s) will therefore be subject to periodic review, change and refinement over the long term.



 

 

 

 

 



 

 

 

 




