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Dear Phil, 

HYBRID PLANNING APPLICATION REF NO. 06/2020/0888 BY THE ROBERTSON GROUP AND THE TRUSTEES 

OF THE TOM BARRON (1978) PENSION SCHEME FOR RESIDENTIAL WITH OPTION FOR LOCAL FACILITIES AND 

LAND FOR SCHOOL ON LAND WEST AND EAST OF PRESTON WESTERN DISTRIBUTOR ROAD AT BARTLE, 

PRESTON, LANCASHIRE 

Introduction 

We write on behalf of the applicants, The Robertson Group and the Trustees of the Tom Barron (1978) Pension Scheme 

(“applicants”), regarding hybrid planning application (reference no. 06/2020/0888 (“application”)) which you are dealing 

with and seeks planning permission for the following: 

• Full planning permission for a new roundabout junction on the Preston Western Relief Road with two spur road 

accesses off the roundabout (east and west stubs), related highways infrastructure, associated works and 

landscaping, and; 

• Outline planning permission for residential development up to 1,100 dwellings (Option 1) or reduced residential 

(approximately by up to 5%) plus primary level school and small-scale local facilities (Option 2), access and 

circulation roads, cycle routes, pedestrian routes, public open space, green space, tree planting, landscaping, 

necessary infrastructure and associated works (“proposed development”). 

Our letter concerns the recent appeal decision dated 9th March 2021 reference no. APP/N2345/W/20/3258889 

concerning the decision of Preston City Council to refuse planning application ref no. 06/2019/0752 for outline planning 

permission for up to 151 dwellings with associated works at land at Cardwell Farm, Garstang Road, Preston, PR3 5DR 

(‘the Cardwell Decision’). 

Cardwell Decision 

The reason for writing to you about the Cardwell Decision is that, inter alia, it considers and provides conclusions on a 

topic that is of relevance to our own planning application, namely 5-year housing land supply (“5YHLS”).  

The Inspector undertook a thorough review of the Council’s position on 5YHLS and found that, based on a 5YHLS of 3,581 

dwellings at 1st October 2020, with an annual requirement of 507 dwellings per annum, plus the requirement to meet 
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past under-supply and apply a 5% buffer, currently Preston City Council can only deliver a 4.95 year supply of housing 

land.  

In view of the Inspector’s findings on 5YHLS the Inspector further concluded that the ‘tilted balance’ set out in Paragraph 

11 of the NPPF should be applied on the basis that the most important policies for determining planning applications for 

housing should be regarded as being out-of-date. 

A consequence of the appeal being allowed is that 151 dwellings will be added to the 5YHLS for Preston.  This will assist 

in pushing the supply closer to the policy requirement of 5 years.  But even the addition of this quantum of development 

will probably not push the authority into a position of absolute certainty regarding having a policy compliant supply.  This 

measure of uncertainty will continue to leave the authority in a precarious position regarding its 5YHLS position going 

forward, and perhaps leaving it exposed and vulnerable to unplanned, and indeed unwanted windfall applications per 

se. 

Relevance of Cardwell Decision 

The relevance of this decision and the conclusions the Inspector was able to draw on 5YHLS is that when we embarked 

on the process that saw our client’s application being made, which was in early 2020, the accepted position on 5YHLS 

was that Preston did not have a policy compliant supply.  Later, when the application was made and consulted on, in 

Autumn 2020, the position had changed, and the council was able to demonstrate that a policy complaint supply existed.  

Now, just before our application is presented to planning committee and determined, the 5YHLS position is back to that 

which applied in early 2020, i.e., non-policy compliant supply/under 5 years.  

In our view, in the absence of a fully up to date Local Plan and a confirmed 5YHLS as demonstrated through the Cardwell 

appeal decision, the council would strongly benefit from a sustainable, planned urban extension scheme such as that 

covered under our client’s application for Bartle.  

Contribution of Bartle Application to 5YHLS  

Not only would our client’s application provide certainty of supply over the envisaged roll out period for the proposed 

development, i.e., 10 years, but there is the likelihood that the initial phase of development would be brought forward 

early.  This could make a significant contribution towards 5YHLS. 

Significant infrastructure is required to enable our client’s proposed development to proceed.  Indeed, as you know the 

proposed development includes a roundabout on the Preston Western Distributor, which itself is a significant benefit of 

the proposed development.  In this regard we would argue the scheme should be treated as a pioneering development, 

i.e., one that delivers significant infrastructure and utilities/services which will benefit later phases of development and 

other unrelated development that is likely to come forward in the area in future years.   

As such high capital cost are associated with the development, including the early, initial phase, of the proposed 

development.  Capital costs reduce across later phases of development.  But by reference to the costs associated with 

the initial phase stage of development the applicant of the Bartle scheme proposes to deliver a high number of dwellings 

through this phase of development.   

This is such that the high capital costs associated with provision of infrastructure and utilities/services can be mitigated. 

We are advised that, for this reason, the initial phase of development is likely to be in the range of 200+ dwellings. 

Obviously, the total number of units proposed under our client’s application and full scheme will contribute enormously 

to 5YHLS over the envisaged 10-year life of the project, but the planned early phase of development would make a 

substantial contribution over the initial 2 years of the life of the project.  In fact, I am advised that should your members 

resolve to grant planning permission on the 1 April, the applicants will be implementing a marketing exercise straight 

away to secure a development partner for, at least, phase one. 
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Conclusions 

Based on the above, we hope you will agree that, in the circumstances of the Bartle planning application being on land 

that is currently unallocated for development, and given the findings of the Cardwell decision on 5YHLS, the tilted balance 

applies, and its effect is that that less weight should be given to planning policies applying to the site’s current allocation 

than would otherwise be the case, which when balanced against the fact the scheme offers the potential to deliver 

important new transportation infrastructure and utilities/services, and a sustainable planned urban extension to the 

north west of Preston, this policy position and the other factors represent is an important and weighty material 

consideration to be considered in support of the planning application, which I’d encourage you to present in your report 

on the application. 

If you would like to discuss this further, please do not hesitate to get in touch with myself or colleagues. 

Thank you. 

Kind regards.   

Yours sincerely, 

 
 

John Francis 

Consultant 

DPP 

E: 

 
Cc Natalie Beardsworth – PCC 

Chris Blackburn – PCC 
Mark Longley – RSAM 

 Dave Miller – RSAM 
 Andy Taylorson – Eckersley 
 Oliver Corbett – DPP 
 Alban Cassidy – Cassidy & Ashton 
 
 
 


