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Summary 
 

1.1 Former Whittingham Hospital Site, Whittingham Lane, Whittingham, Preston, Lancashire, 
PR3 2JE 
 

 Outline planning application seeking approval for access from Henry Littler Way and 
Cumeragh Lane for the development of up to 750 dwellings; the redevelopment of the 
Whittingham and Goosnargh Sports and Social Club and associated outdoor facilities; 
approximately 1.5 hectares of land reserved for the delivery of a primary school and 
associated development; redevelopment of the former waste water treatment works for up 
to three dwellings; landscaping, public open space and other on-site infrastructure (all 
other matters reserved) 
 

 Applicant Homes England 
 

 Agent Barton Willmore 
 

 Case Officer Natalie Beardsworth 
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Decision recommended 
 

 1. Subject to a Section 106 Obligation being secured for the delivery of on-site 

affordable housing, funding for school places, funding for public transport, a site 

wide travel plan and funding for a travel plan co-ordinator, sustainable transport 

measures and the maintenance and management of open space, planning 

permission be granted subject to conditions addressing those matters in paragraph 

2.1. 

 

AND 

 

2. In the event that a satisfactory Section 106 Obligation is not concluded by 14th 
February 2020, or other agreed extension of time, delegate authority to the Director 
of Development to refuse planning permission on the grounds that the obligations 
which make the development acceptable have not been legally secured. 

 
 
 
 



2.1 Conditions & Informatives 

 Conditions 

1. Approved plans 

2. Reserved matters time limit (3 years) 

3. Reserved matters details (Layout, Scale, Appearance, Landscaping),  

4. Detailed design and implementation of site accesses  

5. Visibility splays of Cumeragh Lane access 

6. Improvement of existing bus stops on Cumeragh Lane 

7. Surfacing and lighting along the Haighton Green Lane pedestrian/cycle connection 

8. Energy efficiency 

9. Development to proceed in accordance with the recommendations of Geo-

Environmental Assessment (to investigate potential contamination) 

10. Electric vehicle charging points 

11. Phasing of the site and strategy for foul and surface water drainage scheme for the 

wider site 

12. Foul drainage for each phase and lifetime management and maintenance plan and 

location of foul water pumping station 

13. Surface water drainage for each phase and lifetime management and maintenance 

plan 

14. Sustainable urban drainage scheme and management and maintenance plan, 

including pollution prevention measures 

15. Mitigation measures set out in the Flood Risk Assessment 

16. Bat management strategy to be submitted with reserved matters (including surveys 

prior to demolition of the Waste Water Treatment Works) 

17. Badger surveys (prior to commencement) 

18. Amphibian reasonable avoidance method statement/s  

19. Reptile reasonable avoidance method statement/s  

20. Hedgehog reasonable avoidance method statement/s  

21. Updated management strategy for invasive species 

22. Method statement to protect Blundell Brook from construction contamination 

23. Reserved matters to include information to demonstrate no negative impacts upon 

Blundell Brook as a result of residential surface and foul water flows  

24. Updated Landscape and Woodland Management Plan and bird nest box scheme 

throughout the development  

25. Construction Environmental Management Plan 

26. Mitigation measures to reduce the risk of air quality impacts during the construction 

phase 

27. Waste management scheme to be submitted with applications for reserved matters 

28. Tree protection measures during construction for existing trees to be retained.  

29. Noise mitigation measures set out in the Noise Impact Assessment plus measures 

to address the noise arising from events at the proposed sports and social club. 

 

Informatives 

1. CIL 

2. Lead Local Flood Authority 

3. United Utilities 

4. Environment Agency 

5. Ecology – Bat Licence, Great Crested Newt Licence and nesting birds 
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Information 
 
This application was considered by the Planning Committee on 7th November 2019, 
recommended for approval. At that time the Council could not demonstrate a five year 
supply of deliverable housing land. In such circumstances the National Planning Policy 
Framework states that the development plan policies most important for determining 
applications for new housing are out of date, hence the policies carry limited weight and 
requires the titled balance, set out in paragraph 11d, to apply to the consideration of those 
applications. In this case the policies most important for determining the planning 
application, namely Core Strategy Policies 1 and 4 and Local Plan Policies EN1, EN2, 
EN4, HS1.15 and EP1.1, were considered to be out of date (carrying little weight) and it 
was considered, in applying the titled balance, that the adverse impacts of granting 
planning permission would not significantly and demonstrably outweigh the benefits of the 
proposed development. The Committee resolved to approve the application subject to 
conditions, and a Section 106 Obligation being secured for the delivery of on-site affordable 
housing, funding for school places, funding for public transport, a site wide travel plan and 
funding for a travel plan co-ordinator, sustainable transport measures and the maintenance 
and management of open space.  
 

On 13th December 2019 the Planning Inspectorate issued its decision in relation to an 

outline planning application for up to 100no. dwellings at ‘Land to the South of Chain House 

Lane, Whitestake, Preston’ (Appeal Ref: APP/F2360/W/19/3234070) within the 

administrative area of South Ribble. The Inspector dismissed the appeal, and, in doing so, 

undertook a comprehensive analysis of the housing land supply position in South Ribble. 

Given the nature of the joint strategic plan-making arrangement within Central Lancashire, 

the Inspector undertook this analysis mindful of the fact that the conclusions drawn ‘may 

have consequences for decision making by neighbouring authorities’ - Preston being one of 

them.  

At paragraph 37 of the decision the Inspector indicates “having regard to paragraphs 33, 73 

(and footnote 37) and 212-213 of the Framework, as well as paragraph 062 (Reference ID: 

61-062-20190315) of Planning Practice Guidance, the housing requirement contained 

within Core Strategy Policy 4 is out of date on several counts, as follows; 

i. The policy is over five years old. 

ii. The 2017 Memorandum of Understanding (and the Strategic Housing Market 

Assessment leading up to it) did not properly constitute a review of Policy 4. 

iii. The significant change resulting from the introduction of the standard method in the 

2018 Framework. 

 

The Inspector goes on to conclude, at paragraph 37 of the appeal decision, that the 

standard method of calculating local housing need should be used for the purposes of the 

appeal. The Inspector also indicates, at paragraph 33 of the appeal decision, she was 

satisfied that if Preston applied the standard method to its housing need now, it too would 

be able to demonstrate a five year supply. Paragraph 004 (Reference ID: 68-004-

20190722) of Planning Practice Guidance states for decision-taking purposes, an authority 

will need to be able to demonstrate a 5 year housing land supply when dealing with 

applications and appeals. They can do this in one of two ways: 

 



 using the latest available evidence such as a Strategic Housing Land Availability 
Assessment (SHLAA), Housing and Economic Land Availability Assessment 
(HELAA), or an Authority Monitoring Report (AMR); 

 ‘confirming’ the 5 year land supply using a recently adopted plan or through a 
subsequent annual position statement (as set out in paragraph 74 of the National 
Planning Policy Framework). 

Using the latest available evidence based on the standard method of calculating local 

housing need the Council considers that the minimum annual local housing need figure for 

Preston would be 241 dwellings per annum. Against this minimum requirement, the Council 

is satisfied that it can currently demonstrate a five year supply of deliverable housing land 

when account is taken of completions and planning permission granted up to 1 April 2019.  

 

In view of the above rationale, it is considered the Committee should consider the planning 

application afresh before a decision is issued because the polices of the development plan 

most important for determining the application need not be considered to be out-of-date, 

hence the titled balance referred to above would not apply. This committee report 

reconsiders the proposed development in view of the above changes and other material 

considerations, if any. 
 

3.1 Location 

 Former Whittingham Hospital complex, excluding the Guild Park site and the Hermitage 
which were retained by the NHS. The application site comprises 48.7 hectares of the 
former hospital site, which was occupied by buildings with associated open space, ponds, 
cricket pitch and landscaping. The hospital closed in 1995 and planning permissions have 
been granted for the redevelopment of the site since 1998. All of the main former hospital 
buildings, except for the grade II listed St. John’s Church, the Hermitage (retained by the 
NHS) and the North Lodge have been demolished. The remaining site comprises the 
church, the Whittingham and Goosnargh Sports and Social Club (a club house, football 
pitch, bowling green, camping and caravan pitches and event space), Whittingham and 
Goosnargh Cricket Club and landscaping, trees and woodland. Under previous planning 
permissions (06/2013/0779 and 06/2014/0535) part of the site accommodates the on-going 
development of 150no. dwellings (phase 1). The site lies to the south east of Goosnargh 
village and to the south west of Cumeragh village. Unlike the previous outline planning 
applications considered on the application site, this current application site encroaches into 
two small parts of the open greenfield land/green infrastructure, known locally as Gott Front 
Field, which is bound by Whittingham Lane and Cumeragh Lane and phase 1 of the 
residential development.   
 
The application site is allocated as a housing site, HS1.15, estimated to deliver 650 
dwellings on 51.6 hectares of land and an employment site, EP1.1, estimated to deliver 1.4 
hectares of Class B1 development, as shown on the Policies Map of the Preston Local 
Plan 2012-2026. Part of the application site (bound by Whittingham Lane and Cumeragh 
Lane and phase 1 of the residential development) is identified as green infrastructure and 
part of the application (south of the main site) is identified as open countryside and area of 
separation on the Policies Map of the Preston Local Plan 2012-2026. 
      
 



3.2 Proposal 
 This outline planning application seeks approval for vehicular access from Henry Littler 

Way and Cumeragh Lane to support the redevelopment of the former Whittingham Hospital 
site to deliver up to 750no. dwellings, a sports and social club and a primary school. Two 
vehicular accesses into the site are proposed. One proposed access would extend the 
existing Henry Littler Way access (from Whittingham Lane) further into the former hospital 
site. This carriageway would be 6.75m wide (matching the existing dimensions of Henry 
Littler Way), would have a 3m wide shared footway/cycleway on the western/southern side 
of the road and a 2m wide footway on the eastern/northern side of the road. The other 
proposed access would be from Cumeragh Lane via a priority controlled ‘T’ junction located 
between the two bends in Cumeragh Lane to achieve maximum visibility. The proposed 
access from Cumeragh Lane would have a carriageway width of 6.75m, a 3m wide shared 
footway/cycleway on the southern side of the road and a 2m wide footway on the northern 
side of the road. 
 
From the two proposed access points a spine road would serve the proposed development. 
The proposed spine road would connect the two access points and have a width of 6.75m, 
making it capable of accommodating buses. It would serve estate roads and shared 
surfaces to access the proposed dwellings and new sports and social club. The spine road, 
on either side, would feature a 3m wide shared footway/cycleway and 2m wide footway 
along its entire route.  
 
An illustrative masterplan submitted with the outline planning application indicates how the 
development proposed could be delivered on site. Part of the land in the north-west corner 
of the application site (to the east of Henry Littler Way and on the south side of 
Whittingham Lane) is proposed to be reserved for a primary school should Lancashire 
County Council, as Local Education Authority, deem it to be required. The reserved land 
includes 1.5ha of Gott Front Field and would be capable of accommodating a two form 
entry primary school building, car park, playing field and multi-use games area (the layout 
would be determined in a future application).  
 
The remaining land, as well as open land to the west of the existing vehicular access from 
Whittingham Lane (formerly part of Gott Front Field before it was severed by the access) 
and the former waste water treatment works (to the south of the main body of the 
application site) is proposed to accommodate up to 750no. dwellings. The illustrative 
masterplan demonstrates that the application site could accommodate a mix of 1-2 
bedroom apartments, 2-3 bedroom mews properties, 3 bedroom semi-detached dwellings 
and 3, 4 and 5 bedroom detached dwellings. It is estimated that a density of approximately 
34 dwellings per hectare could be achieved, with higher densities around the spine road 
and lower densities along the edges of the site.  
 
A replacement sports and social club would be located centrally within the application site, 
directly south of the land subject to the on-going development of 150no. dwellings (phase 
1). With the exception of the existing bowling green, which is to be retained, the layout of 
the replacement facilities and building would be provided in a reserved matters application. 
Development across the site would be predominantly two storeys high, including the 
primary school. The new sports and social club would be single storey only. Two to three 
storey development could be provided centrally within the site. In addition to the proposed 
built development the illustrative masterplan indicates that approximately 22 hectares of 
green infrastructure would be provided across the site.  



Unlike the previous outline planning applications considered on the application site, this 
current application does not propose office/light industrial buildings, which does not follow 
the Local Plan allocation. This will be assessed in section 3.6 of the report. Additionally, the 
applicant asserts that with the exception of phase 1, the previously approved scheme is 
unviable and phases 2, 3 and 4 are therefore undeliverable under the extant permission 
(06/2013/0779). The applicant has sought to address the factors that contributed to making 
the previous scheme unviable in this proposal and through on-site works that the applicant 
has chosen to undertake to facilitate further development. However the applicant’s goal of 
achieving a new viable scheme and remaining committed to previous planning obligations 
and new planning obligations is not possible. Unlike the previous scheme, the proposed 
scheme will be CIL liable and the applicant has made a viability case, since the submission 
of the application, to demonstrate that the proposed development would be unviable with 
previous planning obligations, new planning obligations and a CIL payment. This will be 
further explained and assessed in section 3.6 of the report. 
 

3.3 Relevant planning history 
 Following the closure of the hospital site in 1995 there have been numerous planning 

applications on the Whittingham Hospital site since 1996. Planning permission for 
redevelopment of the site was first granted in 1998. Since then various planning 
permissions have been granted. Residential development within phase 1 has commenced 
and is approaching completion, which will deliver 150no. dwellings.  
 
The most relevant planning applications to this current applicant are: 
06/2013/0779 - Redevelopment of site to provide up to 650 (Class C3) residential 
dwellings, up to 9000 sqm (Class B1) office/light industrial use, primary school, senior 
playing pitch, tennis court, relocation of bowling green, recreational and play facilities, new 
access to Whittingham Lane and alterations to existing access to Cumeragh Lane, open 
space, landscaping and associated infrastructure (including retention of existing cricket 
pitch and pavilion) (outline application) (application for extension of time limit to previously 
approved planning application 06/2007/0946). Approved subject to Section 106 Obligation 
and conditions June 2014.  
 
062014/0535 - Reserved Matters application for the erection of 132no. dwellings and 18no. 
apartments in 3no. blocks with landscaping and associated infrastructure (Phase 1) 
(pursuant to outline application 06/2013/0779). Approved with conditions October 2014.    
 
06/2015/0088 - Prior notification submission for demolition of St Luke's Villas. Prior 
approval approved March 2015.  
 
06/2018/0273 - Installation of an underground foul ground water pipe including air valve 
chamber and washout chamber. Approved with conditions May 2018.  
  
2018/1131 - Change of use of land to operational land for a new waste water pumping 
station (Article 16 consultation). No objection November 2018. 
 
 
 
 
  
 



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

regard is to be had to the Development Plan for the purpose of any determination to 
be made under the Planning Acts the determination must be made in accordance 
with the plan unless material considerations indicate otherwise.  
 
The Development plan comprises: 
Central Lancashire Core Strategy 

Policy 1: Locating Growth 

Policy 2: Infrastructure 

Policy 3: Travel 

Policy 4: Housing Delivery 

Policy 5: Housing Density 

Policy 6: Housing Quality 

Policy 7: Affordable Housing and Special Needs Housing 

Policy 14: Education 

Policy 16: Heritage Assets 

Policy 17: Design of New Buildings 

Policy 18: Green Infrastructure 

Policy 22: Biodiversity and Geodiversity 

Policy 24: Sport and Recreation 

Policy 27: Sustainable Resources and New Developments 

Policy 29: Water Management 

Policy 30: Air Quality 

Policy 31: Agricultural Land 

 

Preston Local Plan 2012-2026 (Site Allocations & Development Management Policies) 

Policy HS1: Allocation of Housing Sites 

Policy HS3: Green Infrastructure in New Housing Developments 

Policy EP1: Employment Site Allocations 

Policy ST1: Parking Standards 

Policy ST2: General Transport Considerations 

Policy EN1: Development in the Open Countryside 

Policy EN3: Future Provision of Green Infrastructure 

Policy EN7: Land Quality 

Policy EN8: Development and Heritage Assets 

Policy EN9: Design of New Development 

Policy EN10: Biodiversity and Nature Conservation 

Policy EN11: Species Protection 

 

Other Material Considerations: 

Central Lancashire Supplementary Planning Documents 

Affordable Housing 

Design Guide 

Open Space and Playing Pitch 

 

 

 



National Planning Documents  

National Planning Policy Framework (the Framework) 

National Planning Practice Guidance 

National Planning Policy for Waste 

National Design Guide  

 

The Community Infrastructure Levy Regulations 2010 (as amended) 

The Wildlife and Countryside Act 1981 

 
3.5 Consultation responses 
 United Utilities: No objection. As the site will be developed in a phased manner over a 

number of years, most likely by more than one developer, site-wide strategies for drainage 
infrastructure should be secured by condition and the delivery of the site in accordance with 
site-wide strategies is imperative. It is recommended that conditions relating to the 
following be attached to the permission if granted: phasing of the site, strategy for foul and 
surface water for the entire site, foul drainage for each phase and location of foul water 
pumping station, surface water drainage for each phase, maintenance and management of 
sustainable drainage system and water mains and wastewater infrastructure.  
 
Lead Local Flood Authority: No objection subject to conditions securing mitigation 
measures outlined in the Flood Risk Assessment; a surface water phasing plan; surface 
water draining scheme; surface water and pollution prevention management; and 
implementation of on-site SuDS.    
 
County Highways: No objection. With consideration of all the information provided by the 
applicant to date (and in discussions during the consideration of the application), County 
Highways consider that if the applicant provides the amendments and mitigation requested 
(discussed in detail in section 3.6) then the development is acceptable in terms of the 
proposed vehicular and pedestrian access, sustainable transport provision and traffic 
impacts strategically.  
 
County Education: Object. Outline application impacts are assessed on the assumption 
that all of the proposed dwellings would have 4 bedrooms, with the requirement to 
reassess the impacts at the reserved matters stage (when detailed bedroom information is 
available) to determine the precise figure for new school places. Based on all 750no. 
dwellings having 4 bedrooms a claim is sought for 285 primary school places and 11 
secondary school places, which amounts to £4.8million. The financial offer from the 
application towards the provision of school places would not mitigate the development’s 
impact on local school places.    
 
County Archaeology: No objection. Initially concerned that the original Heritage Statement 
was unsatisfactory. It was revisited, with more attention being given to the potential impacts 
on Whittingham Hall (Grade II listed) and on buried archaeological remains and is now 
considered satisfactory.       
 
Environmental Health: No objection, however it is suggested that the glazing and 
ventilation provision for the dwellings is redesigned as they are likely to be impacted by the 
noise arising from events at the proposed sports and social club. 
 
 



Parks and Street Scene (Landscape): No objection. Loss of trees maybe required to form 
the proposed new access from Cumeragh Lane, the lowest quality trees should be lost if 
possible. The Landscape and Visual Impact Assessment is thorough, it concludes that the 
magnitude of change (worst case scenario) is rated as medium and the overall effect is 
moderate adverse. Mitigation is proposed to reduce these effects. The applicant is 
proposing to retain 90% of category A and B trees, however due to the significant scale of 
the site 2.9hectares of trees are proposed to be removed to accommodate infrastructure. 
This will require careful consideration at the reserved matter stage, as well as matters 
relating to sustainable urban drainage; boundaries; lighting; pond/s; shrub, tree and hedge 
planting; meadow creation; and long term management and maintenance.  
 
Waste Management: No comments received.  
 
Greater Manchester Ecology Unit: For a development of this scale there will be numerous 

potential ecological impacts upon bats, amphibians, badgers, hedgehogs, brown hare, 

reptiles, invasive species, barn owls/nesting bird, veteran trees and low value habitats. 

 Bats 

As this is an outline application and the most recent surveys occurred in 2018, updates will 

be required as part of reserved matters, for all buildings impacted upon by the 

development. The tree assessments are likely to remain valid for the foreseeable future 

with additional information only required if any moderate or high risk trees require felling. A 

bat management survey is required to be submitted with reserved matters applications. 

Great crested newts/toads 

No great crested newts have ever been recorded on the site, but a new pond has only 

recently been found off-site and there appears to be another pond just north of the sewage 

works. Common toad are recorded on the site.  A reasonable avoidance method statement 

is recommended for common toad, which should be secured by condition.  

Badgers 

There is currently no evidence of any active badger setts on the site or any significant 

activity, though historically evidence has been found. A condition should be applied to 

require further surveys.  

Barn owls/nesting birds  

Barn owls have been recorded foraging on the site, but there is no evidence of any nests or 

roost sites. Large amounts of bird nesting habitat are liable to be lost as a result of site 

clearance. A condition should be attached to prevent harm to nesting birds.  

Reptiles 

There have been no casual sitings of reptiles on the site, with no desk top evidence that 

they may be present in the area, but they cannot be totally ruled out.  Reptiles are 

protected under schedule 5 of the Wildlife & Countryside Act 1981 (as amended). A 

condition is recommended to secure reasonable avoidance measures.  

Hedgehog/brown hare 

Brown hare have been recorded on the site and hedgehog are likely to be present. 

Reasonable avoidance measures are recommended for both species during construction, 

which can be provided as part of reserved matters to be secured by condition.  



Invasive species 

These have been found on site and an updated survey, progress report and updated 

management strategy should be provided as part of reserved matters, which can be 

secured by condition. As part of reserved matters full details on existing and proposed 

surface water drainage, construction method statements to prevent pollutants reaching any 

watercourse based on existing surface water drainage and information on proposed foul 

drainage should be provided, that demonstrate no negative impacts on Blundell Brook to 

the south. An updated Landscape and Woodland Management Plan should be provided as 

part of reserved matters, which can be secured by condition.  

Whittingham Parish Council: The comments received are summarised as follows:    

 Several other planning applications have been proposed since the previous scheme 
at Whittingham Hospital (for 650no. dwellings – 06/2013/779) was considered, the 
cumulative impacts will have an adverse impact on the rural nature of Whittingham 
Parish. The proposed development should provide shops and local amenities; 

 The provision of employment land would have provided local employment, which 
would reduce the need to travel. Its omission from this application will have an 
adverse impact on the long term sustainability of the site;  

 There is concern that all traffic is dependent on the B5269 Whittingham Lane and it 
would be beneficial if the cycle/pedestrian route through the site to Haighton Green 
Lane was open to vehicular traffic. Traffic calming is required at the Church Lane 
junction and the bend at Camforth Hall Lane. Parking outside the post office will 
become a serious hazard as more traffic uses the Henry Littler Way junction;  

 The new housing proposed to the west of Henry Littler Way would provide an 
important frontage, encouraging links to Goosnargh. The retention of Gott Field is 
welcomed; 

 The proposed development should deliver 225no. affordable dwellings (30%). 
However the applicant is proposing less due to other applications in the area, which 
would cumulatively exceed the local affordable housing need for the area and this 
approach is strongly opposed; 

 School provision should be secured through the Section 106 Obligation so that it can 
be allocated locally rather than under CIL; 

 Payments towards Green Travel Plan support have been paid and these should be 
fulfilled; 

 The Parish Council was named as a stakeholder for the ownership, management 
and operation of the new sports and social club on site in the previous application 
(06/2013/0779), however this has been omitted from this application, therefore the 
Parish Council wish to be kept up to date with progress; 

 The provision of allotments has been omitted from this application. The appointment 
of a land management company for the open space is welcomed; 

 There are no objections to the proposed drainage arrangements; 

 The possible re-use and conversion of the listed St. Johns Church in the future is 
welcomed.     

 
Publicity: 1 representation has been received objecting to the proposed development. The 
representation can be summarised as follows:  

 All the residents will be car dependant;  

 Secondary education for Whittingham children is no longer in the catchment area for 



Broughton High School, due to housing development in North West Preston;   

 The existing farm access road, just north of North Lodge, opposite Vaughan’s of 
Whittingham, that leads to the old hospital cemetery, would have the least impact on 
wildlife;  

 The current footpaths both to Longridge and to Broughton are extremely narrow in 
places. There is a footpath north of the existing farm access road that could easily 
be adapted for disabled access and other users;  

 The footpath to Goosnargh is also very narrow in places;  

 The proposed access should be changed to allow residents to continue to enjoy the 
wooded footpath. 

 
3.6 Analysis 
 Principle of proposal 

The application site is allocated as a housing site, HS1.15, estimated to deliver 650 
dwellings on 51.6 hectares of land and an employment site, EP1.1, estimated to deliver 1.4 
hectares of Class B1 development, as shown on the Policies Map of the Preston Local 
Plan 2012-2026. Part of the application site (bound by Whittingham Lane and Cumeragh 
Lane and phase 1 of the residential development) is identified as green infrastructure and 
part of the application (south of the main site) is identified as open countryside on the 
Policies Map of the Preston Local Plan 2012-2026. The principle of redevelopment of the 
majority of the application site has been established through extant outline permissions. Up 
to 650 dwellings and 9000 square metres of Class B1 uses have been granted planning 
permission under the most recent outline planning application 06/2013/0779.  
 
Increase in housing numbers and loss of B1 employment land 
The applicant, acknowledges in the Planning Statement that accompanies the application, 
that the proposed development of up to 750no. dwellings, when added to the 150no. 
dwellings almost complete in phase 1, would amount to up to 250no. dwellings above the 
number estimated to be delivered in the Local Plan allocation. The applicant asserts that 
the uplift in dwelling numbers stems from necessary changes to the masterplan (discussed 
in detail below) since the previous outline permission (06/2013/0779) was granted in 2014 
in order to make the site deliverable. Policy HS1.15 does not cap the number of dwellings 
to be delivered on site at 650, rather it indicates the number of dwellings that the Council 
expects the site to be capable of achieving. The proposed masterplan demonstrates that 
the application site would be capable of accommodating up to 750no. dwellings and 
therefore the proposed development complies with Policy HS1.15.    
 
The uplift in dwelling numbers described above is due to the omission of Class B1 
office/light industrial buildings, which is contrary to the Local Plan allocation for the site 
which indicates that the site is capable of delivering 1.4 hectares of Class B1 development. 
The applicant asserts, in the Planning Statement that accompanies the application, that the 
omission of Class B1 development from the proposed development is driven by two 
factors: the impact of the employment land upon the attractiveness and deliverability of new 
housing and the suitability and viability of the employment use itself. The applicant states 
that to increase the attractiveness of the site to housing developers (to achieve a 
deliverable residential scheme), the employment development would have to be located 
elsewhere on the application site, however locating the employment development 
anywhere other than the north east corner of the site would not be practical or appropriate 
for businesses, as it would involve travel through a residential estate from Whittingham 
Lane/Cumeragh Lane. Notwithstanding this, the applicant states that businesses would be 



unlikely to be attracted to Class B1 development on the application site because of 
potential restrictions on operations due to the proximity of housing, the rural character of 
the highway network and the availability of alternative, superior locations within Preston. 
Furthermore the applicant asserts that out of centre, peripheral locations for business 
development are rarely funded; the increased construction activity across the UK has 
resulted in a continual rise in construction costs which further challenging viability on none-
prime or peripheral sites; rental values challenge the viability of B1 uses and existing 
available B1 development is considered to be more than adequate to satisfy demand.    
 
Paragraph 120 of the Framework states that planning decisions need to reflect changes in 
the demand for land. It further states that where the local planning authority considers there 
to be no reasonable prospects of an application coming forward for the use allocated in the 
plan, applications for alternative uses on the land should be supported, where the proposed 
use would contribute to meeting an unmet need for development in the area. In this 
particular case the assertions put forward by the applicant are accepted as there has been 
no interest to develop the north-east part of the site for Class B1 development in isolation 
to the rest of the site. Furthermore the proposed housing would be a suitable alternative to 
Class B1 development given that the rest of the wider site is allocated for housing.   
 
Loss of green infrastructure and provision of a primary school 
Policy EN2 of the Preston Local Plan allows for the loss of green infrastructure provided the 
loss resulting from the proposed development would be replaced by equivalent or better 
provision in terms of quantity and quality in a suitable location. 
 

Part of the application site (bound by Whittingham Lane and Cumeragh Lane and phase 1 
of the residential development) is identified as green infrastructure on the Local Plan 
Policies Map. The green infrastructure is known locally as Gott Front Field. Previous 
planning permissions have included part of this land for development, specifically the 
vehicular access from Whittingham Lane, the first phase of residential development and the 
Class B1 development (not delivered). Under this current outline planning application new 
housing is now proposed in the north west corner and north east corner of the application 
site.  
 

In the north west corner of the application site previous applications proposed tree planting 

on that part of the site, but this current application proposes new housing to face Henry 

Littler Way to provide a stronger gateway to the wider site by mirroring the proposed school 

development on the opposite side of Henry Littler Way. In the north east corner of the 

application site around 0.7ha of the site would encroach out of the Policy HS1.15 allocation 

and onto green infrastructure, protected by Local Plan Policy EN2. The applicant states this 

encroachment is necessary to provide a new vehicular access into the site from Cumeragh 

Lane. The extant outline permission (06/2013/0779) provides access from Cumeragh Lane 

via an existing access to Guild Lodge (a secure mental health unit), which has proved 

unattractive to housing developers, therefore an alternative second access is proposed 

rather than the previously approved shared arrangement.   

 

The proposed development would result in the loss of 0.7ha of land designated as green 

infrastructure to housing. However, the proposed development would deliver approximately 

22ha of new and improved green infrastructure across the wider site. This includes 

significant new areas of formal high quality public open space to the west of the site and 



the provision of informal open space linked to the proposed pedestrian and cycle 

‘greenways’ through the site. The quantity and quality of new green infrastructure 

proposed, which is currently inaccessible to members of the public, is considered to more 

than compensate for the loss of a small proportion of Gott Front Field. Furthermore, the 

majority of Gott Front Field would be retained as grazing land. On this basis, the proposed 

development is in accordance with Policy EN2 of the Local Plan. 

 
In addition to the above the application proposes that 1.5ha of the land in the north-east 
corner of the application site (to the east of Henry Littler Way and on the south side of 
Whittingham Lane) be reserved for a primary school. This part of the application site would 
as above encroach out of the Policy HS1.15 allocation and onto green infrastructure, 
protected by Local Plan Policy EN2, known locally as Gott Front Field. The extant planning 
permission (06/2013/0779) dedicates land within the centre of the application site, to the 
west of the Hermitage and Guild Lodge, for a new primary school. However since the 
permission was granted serious concerns were raised by the Local Education Authority 
(LEA) in connection with the close proximity of the primary school to the secure mental 
health facilities (at the Hermitage and Guild Lodge) and their concerns were supported by 
the NHS. The applicant carried out a feasibility study with the LEA and the land identified in 
this application was concluded to be the most appropriate location for a new primary 
school, as it would be placed at the heart of the existing and proposed community in a 
highly accessible location for existing and future residents. The indicative masterplan 
shows that the school building would be located next to Henry Littler Way and that the 
playing field and multi-use games area would be located further east, which would be more 
appropriate than a two storey building given the adjacent land, Gott Front Field, would 
remain open grazing land. The layout would only be fixed under a reserved matters 
application.   
 
In terms of the loss of this part of the green infrastructure, as set out above, the loss of 

1.5ha of land would be more than compensated for by the provision of new and improved 

green infrastructure (including formal and informal open space) to be provided throughout 

the wider proposed development. On this basis, the proposed development is in 

accordance with Policy EN2 of the Local Plan. 

 

Provision of primary school 

Policy 14 of the Core Strategy seeks to provide for education requirements by, amongst 

other strategies, enabling new schools and other education facilities to be built in 

locations where they are accessible by the communities they serve, using sustainable 

modes of transport.  

 

As stated above the extant planning permission (06/2013/0779) dedicates land within the 

centre of the application site, to the west of the Hermitage and Guild Lodge, for a new 

primary school. Following a feasibility study with the LEA the land identified in this 

application was concluded to be the most appropriate location for a new primary school. 

The school site would be easily accessible to the existing residents of Goosnargh and 

Cumeragh village and the future residents of the proposed development. The proposal 

complies with the above policy. 

 

 

 



Loss of open countryside and area of separation 
Core Strategy Policy 1 relates to all types of development, seeking to focus growth and 
investment on well located brownfield sites, identified strategic locations and other main 
urban areas whilst protecting suburban and rural areas. The hierarchical sequence for 
locating development puts development within the Preston urban area [CS1(a) i and ii] 
at the top of the hierarchy with other places sequentially lower in the hierarchy.  
 
The former waste water treatment works (to the south of the main body of the application 
site) is proposed to be redeveloped for up to three dwellings. This land falls within the 
application site of the extant outline permission (06/2013/0779) but that permission does 
not include the redevelopment of this part of the site. The main body of the application site 
is allocated for residential and employment use in the Local Plan, however the former 
waste water treatment works site is within the open countryside and area of separation. 
The former waste water treatment works is a previously developed/brownfield site, 
although it is separated from the main body of the application site its proximity and 
connection to the wider site provides it with greater access to services and facilities, 
making it more sustainable than other isolated sites in similar locations unconnected to the 
wider site.    
 
Policy EN1 of the Adopted Local Plan seeks to protect areas of open countryside from 

unacceptable development which would harm its open and rural character and limits 

development to that which it is needed for the purposes of agriculture or forestry or other 

appropriate rural uses, the re-use or re-habitation of existing buildings or infilling within 

small groups of buildings within smaller rural settlements. The supporting texts to Policy 

EN1 states that it is important that these areas (of open countryside) are protected from 

unacceptable development which would harm its open character (the actual policy wording 

is silent on this matter). The proposed development can be considered to accord with Core 

Strategy Policy 1. 

 
The proposed development of up to three dwellings on the site of the former waste water 

treatment works would not involve the re-use or re-habitation of the existing buildings on 

site, but it would re-use an existing previously developed/brownfield site. Policy EN1 seeks 

to protect areas of open countryside from unacceptable development which would harm its 

open character. In this case, the proposed development would not introduce new built 

development, but would change it from commercial to residential. With sensitive design a 

low scale development could be achieved that would have no greater visual impact than 

the existing site. The proposed development can be considered to accord with Local Plan 

Policy EN1.  

 

Policy 19 of the Core Strategy and Policy EN4 of the Adopted Local Plan aim to avoid the 

merging of settlements and prevention of any harm to the effectiveness of the gap between 

settlements. Proposals that lead to a risk of settlements merging should be resisted. Policy 

EN4 further states that proposals will be assessed in terms of their impact upon the AoS, 

including any harm to the effectiveness of the gap between settlements and also the 

degree to which the development would compromise the function of the AoS in protecting 

the identity and distinctiveness of settlements. 

 

 

 



The former waste water treatment works is an existing site within the area of separation 

and its existence in the area pre-dates the above policies. The proposed development of 

this previously developed/brownfield site would not lead to the merging of the settlements 

and would not harm to the effectiveness of the gap between settlements. The proposed 

development complies with the above policies.  

 

Provision of community facilities  

Policy 25 of the Core Strategy seeks to ensure that local communities have sufficient 

community facilities provision by resisting the loss of existing facilities by requiring evidence 

that they are no longer viable or relevant to local needs. Policy 24 of the Core Strategy 

seeks to ensure everyone has the opportunity to access good sport, physical activity and 

recreation facilities (including children’s play) by devising robust minimum local standards 

based on quantified needs, accessibility and qualitative factors through seeking developer 

contributions where new development would result in a shortfall in provision; protecting 

existing sport and recreation facilities, unless they are proven to be surplus to requirements 

or unless alternative provision is to be made; developing minimum local sport and 

recreation standards in a Supplementary Planning Document; and identifying sites for 

major new facilities where providers have evidence of need.  

Policy WB1 of the Adopted Local Plan states that the loss of community facilities will be 

permitted where it can be demonstrated that the use no longer serves the need of the 

community, adequate alternative provision has been made, or is already available, in the 

local area, the use is no longer financially viable or there is an amenity or environmental 

reason why the facility is no longer acceptable. Paragraph 83 of the Framework supports 

the retention and development of community facilities such as meeting places and sports 

venues. 

 

A replacement sports and social club facility is proposed to be located directly to the south 

of the on-going development of 150no. dwellings (phase 1), broadly in line with its current 

location, albeit with a new configuration and new suite of facilities. The existing bowling 

green would be retained and all other facilities would be new, which would include a two 

storey clubhouse, park, football pitch, tennis court and Multi-Use Games Area (MUGA). 

The applicant has engaged with the existing membership of the Whittingham and 

Goosnargh Sports and Social Club and wider Community Liaison Group in relation to the 

proposals. Measures to assist with the delivery of the replacement facilities would be set 

out in the Section 106 Obligation. These obligations would be carried forward from the 

previous deed that related to the extant outline planning permission (06/2013/0779).  

 

The proposed development would ensure that the existing sports and social club is not lost, 

but would provide contemporary facilities and provide the club with a significant potential 

new membership base. The redevelopment of the wider site would improve access to the 

club and be a benefit the community as a whole. The proposed development would comply 

with the above policies.  

 

Conclusion on principle of proposal 

The majority of the proposed development complies with the development plan, however 

parts of the proposed development represent a departure from the development plan. The 

loss of green infrastructure, open countryside, area of separation would not conflict with the 



relevant development plan policies. The loss of employment land would not comply with 

Local Plan Policy EP1.1 however there are material considerations that indicate that the 

plan should not be followed. If the employment land were to be proposed it would adversely 

affect the deliverability of the rest of the site, which is necessary to support housing growth 

on an allocated site. Furthermore information submitted with the application suggests that 

employment land in this location, which has been carried forward from the previous Local 

Plan adopted in 2004, is no longer suitable or viable for contemporary businesses. These 

material considerations, in this particular case, are sufficient for the local planning authority 

to take a decision that departs from the development plan. 

 

Whilst assessing the proposed development against the development plan is the starting 

point for decision making there are other material considerations to be considered, which 

are detailed below and further in the report.  

Housing provision 

Policy 4 of the Core Strategy seeks to deliver a total of 22,158 new dwellings across the 

three Central Lancashire districts during the plan period of 2010-2026. The policy sets the 

minimum of 507 dwellings per annum for Preston. Policy 4 also seeks to ensure that at 

least 70% of new housing developments are located on brownfield sites. Paragraph 73 of 

the Framework states that local planning authorities should identify a supply of specific 

deliverable sites to provide five years’ worth of housing against their housing requirements 

set out in adopted strategic policies, such as Policy 4, or against local housing need where 

the strategic policies are more than five years old (unless the strategic policies have been 

reviewed and found not to require updating) with an additional buffer of 5% to ensure 

choice and competition in the market for land. Paragraph 11 of the Framework states that 

the presumption in favour of sustainable development means local planning authorities 

should approve development proposals that accord with the development plan without 

delay. 

In December 2019 the Planning Inspectorate issued its decision in relation to an outline 

planning application for a housing development within the administrative area of South 

Ribble (Appeal Ref: APP/F2360/W/19/3234070). The Inspector dismissed the appeal, and, 

in doing so, undertook a comprehensive analysis of the housing land supply position in 

South Ribble, which applies equally to Preston. 

The Inspector’s conclusions on housing land supply are clear. At paragraph 37 of the 

decision she indicates, having regard to paragraphs 33, 73 (and footnote 37) and 212-213 

of the Framework, as well as paragraph 062 (Reference ID: 61-062-20190315) of Planning 

Practice Guidance, the housing requirement contained within Policy 4 is out of date on 

several counts, as follows; 

i.          The policy is over five years old. 

ii.         The 2017 Memorandum of Understanding (and the Strategic Housing Market 
Assessment leading up to it) did not properly constitute a review of Policy 4. 

iii.        The significant change resulting from the introduction of the standard method in the 
2018 Framework. 

 



The Inspector goes on to conclude, at paragraph 39 of the decision, that the standard 

method of calculating local housing need should be used for the purposes of the appeal. 

The Inspector also indicates, at paragraph 33 of the decision, she was satisfied that if 

Preston applied the standard method to its housing requirement now, it too would be able 

to demonstrate a five year supply. Officers agree that if this Council applied the standard 

method the minimum annual local housing need figure for Preston would 241 dwellings per 

annum. Against this minimum annual local housing need figure, the Council can currently 

demonstrate a five year supply of deliverable housing land when account is taken of 

completions and planning permission granted up to 1 April 2019.  

In view of this, the development plan policies which are most important for determining the 

application can be afforded full weight. For decision taking this means (in accordance with 

paragraph 11c) of the Framework) approving development proposals that accord with an 

up-to-date development plan without delay. Paragraph 12 of the Framework states where a 

planning application conflicts with an up-to-date development plan (including 

neighbourhood plans that form part of the development plan), permission should not be 

granted. 

Viability  

The extant outline permission (06/2013/0779) is subject to conditions and a Section 106 

Obligation that covers payments relating to the Broughton Bypass, school places, 

improvements to the local bus service, travel plan support, sustainable transport measures, 

public art, the provision of affordable housing (equating to 20% of 650no. dwellings), the 

provision of community facilities and arrangements for a Community Trust. In concluding 

the 2013 planning obligation it was noted in the recitals of that deed that the applicant had 

paid £5.4 million to the Council pursuant to that and two previous obligations (related to 

previous outline permissions 06/2007/0946 and 06/1996/0616).  

 

The applicant asserts that with the exception of phase 1, the previous outline planning 

permission (06/2013/0779) is unviable and phases 2, 3 and 4 are undeliverable under the 

extant permission. The Design and Access Statement that accompanies the planning 

application states that the applicant’s last marketing campaign (around 2015) to sell the site 

to developers was unsuccessful for the following key reasons, which adversely affect the 

deliverability and viability of the previous permission:   

 the employment allocation in the north-east corner of the site and resultant lack of  

residential frontage visible from the highway;  

 the significant infrastructure associated with delivering a spine road and bus route 

with no notable residential frontage to fund it;  

 the market perception and attractiveness of a shared access with the Guild Lodge (a 

secure mental health unit); 

 the central location of the primary school; 

 the commitment to providing a new sports and social club; 

 the cost of renovating or removing the former hospital buildings;  

 the repair and re-use of the St. John’s Church (grade II listed); 

 the liability associated with the sewage works (to the south of the main body of the 

application site); 

 abnormal below ground costs; 

 significant planning obligations.  



In the meantime, in attempt to ‘unlock’ the stalled redevelopment of the application site, the 

applicant has sought to address the factors that have contributed to making the previous 

scheme unviable. This has included the demolition of five substantial villas that formed the 

principal buildings of the former hospital (prior notification submission 06/2015/00880), the 

installation of an essential underground foul water rising main (planning application 

06/2018/0273) and the evolution of a new masterplan for the remaining undeveloped site, 

which is the subject of this outline planning application.   

 

The applicant’s goal in redesigning the masterplan for the site is aimed at improving the 

deliverability of the site for new housing, however the applicant’s objective of achieving a 

viable scheme and remaining committed to previous planning obligations and new planning 

obligations is not possible. Unlike the previous scheme, the proposed scheme will be CIL 

liable and the applicant has made a viability case, since the submission of the application, 

to demonstrate that the proposed development would be unviable with previous planning 

obligations, new planning obligations and a CIL payment.  

 

Paragraph 57 of the Framework states that where up-to-date policies have set out the 

contributions expected from development, planning applications that comply with them 

should be assumed to be viable. It is up to the applicant to demonstrate whether particular 

circumstances justify the need for a viability assessment at the application stage.  

 

Policy 2 of the Adopted Core Strategy seeks to establish works and/or service 

requirements that will arise from development and determine what could be met through 

developer contributions. It further states developer contributions in the form of actual 

provision of infrastructure, works or facilities and/or financial contributions will be sought 

through one off negotiations and/or by applying a levy as appropriate. Policy 7 of the 

Adopted Core Strategy seeks to ensure on-site affordable housing provision of 30% within 

urban areas and of 35% in rural areas subject to such matters as financial viability and 

contributions to community services. Policy 14 of the Adopted Core Strategy states that 

educational requirements will be provided for by seeking contributions towards the 

provision of school places where a development would result in or worsen a lack of 

capacity at existing schools.  

 

In terms of mitigating the highways impacts of the proposed development, it is considered 

that funding for public transport, funding for a travel plan co-ordinator and sustainable 

transport measures are necessary to make the development acceptable. In terms of 

affordable housing and education provision, 30% affordable housing from the proposed 

development (reduced from 35% due to the extant outline permission (06/2013/0779) that 

secures a 20% affordable housing provision) and a financial contribution towards the 

provision of 285 primary school places and 11 secondary school places (based on all of the 

proposed 750no. dwellings accommodating 4 bedrooms) are necessary to make the 

development acceptable. 

 

As stated above, unlike the previous scheme (06/2013/0779), the proposed scheme will be 

CIL liable and the applicant has made a viability case, since the submission of the 

application, to demonstrate that the proposed development would be unviable with 

previous planning obligations, new planning obligations and a CIL payment. The Council 

appointed a consultant to assist with the assessment of the viability evidence submitted by 



the applicant. Following extensive negotiations the applicant has demonstrated that, in 

order to achieve a viable and deliverable residential led scheme, the redevelopment of the 

site can only support: 

 funding for public transport, funding for a travel plan co-ordinator and sustainable 

transport measures (these are obligations of the previous permission that the 

applicant remains committed to providing);  

 provision of 11% affordable housing on-site (no off site provision can be supported); 

 £400,000 towards the provision of school places in phase 3 and £1.7m towards the 

provision of school places in phase 4;  

 If land receipts exceed the land value for phases 2 and 3 to pay the overage to the 

LEA for the provision of school places (capped at just over £2.1m for both phases); 

and 

 Any overage that is not required for education contributions be redirected to the City 

Council for the purposes of providing off-site affordable housing.   

 

In assessing their case, the applicant asks for consideration to be given to their desire to 

retain their commitment to assisting with the design and/or construction of a new sports 

and social club and the transfer 2.63ha of land valued at circa £65,000, identified for a 

primary school in the application, to the LEA. The applicant also asks to for consideration to 

be given to the £5.4 million already paid to the Council pursuant to the previous planning 

obligations related previous outline permissions, which include:  

 £100,000 towards assisting with the design and/or construction of a new sports and 

social club; 

 £200,000 towards the improvement to the Whittingham to Preston bus service; 

 £5.1 million towards the Broughton Bypass.  

Lastly the applicant asks for consideration for their commitment to further fund the 

Broughton Bypass if land receipts exceed the land value for whole development minus the 

overage to the LEA (described above) and cost incurred in de-risking the site for 

redevelopment.  

 

Paragraph 57 of the Framework states the weight to be given to a viability assessment is a 

matter for the decision maker, having regard to all the circumstances in the case, including 

whether the plan and the viability evidence underpinning it is up to date, and any change in 

site circumstances since the plan was brought into force.  

 

It is clear from the lack of development that has followed the commencement of phase 1 

that there are genuine difficulties with the deliverability of the site. The applicant has 

responded to these circumstances by investing money in tackling on-site issues that have, 

to date, stifled further development of the site and has redesigned the masterplan for 

redevelopment in attempt to increase the attractiveness of the site to developers. The most 

significant and notable change in site circumstances that has occurred since the site was 

identified for development in the development plan is the introduction of the CIL. The 

previous scheme was not CIL liable and the applicant’s viability appraisals demonstrate 

that without a CIL payment 30% affordable housing and a £4.8m million claim from County 

Education for school places could be funded in the current scheme.  

  

 



The applicant’s goal in submitting this application is aimed at overcoming problems to 

achieve a viable scheme to deliver housing on a long-standing, previously developed 

allocated site. In addition to making a CIL payment, the applicant remains committed to 

previous obligations, which mitigate the highways impacts of the proposed development 

and bring social benefits to the local community. The applicant’s viability appraisals 

demonstrate that the proposed scheme cannot support more than 11% affordable housing 

(on-site) and more than £2.1 million towards the provision of school places. Whilst the 

affordable housing offer is lower than the policy target, the policy refers to viability as 

justification for accepting a lower offer. Furthermore the extant permission (06/2013/0779) 

achieved no more than 20% affordable housing (a combination of on and off site provision). 

Whilst the funding offer for school places is lower than the County Education claim, the 

claim is based on the assumption that all of the proposed dwellings would have 4 

bedrooms. The proposed masterplan indicates that a mix of 1, 2, 3, 4 and 5 bedroom 

dwellings would be provided across the site, therefore the claim for school places from 

County Education will reduce from £4.8 million once reserved matters applications are 

approved. Furthermore should land sales provide a greater return than expected for the 

applicant, the Section 106 Obligation requires the land owner to pay additional funds to the 

LEA (known as overage), which could reach a maximum of £4.2 million.  

 

Having regard to all the circumstances in the case set out above, it is considered that the 

viability case made by the applicant is sufficient and that further funding towards to 

provision of affordable housing and school places would render the applicant’s current 

scheme undeliverable. The applicant’s viability case is therefore accepted.  

 

Traffic and highway safety 

Core Strategy Policy 2 states that the Local Planning Authority will work with infrastructure 

providers to establish works that will arise from or be made worse by development 

proposals. It further states that the Local Planning Authority will set broad priorities on the 

provision of the infrastructure to ensure that it is delivered in line with future growth. Core 

Strategy Policy 3 outlines a number of measures which are considered to constitute the 

best approach to planning for travel. These include reducing the need to travel, improving 

pedestrian facilities, improving opportunities for cycling, improving public transport, 

enabling travellers to change their mode of travel on trips, encouraging car sharing, 

managing car use and improving the road network. 

 

Policy ST2 of the Adopted Local Plan requires development proposals to demonstrate that 

the efficient and convenient movement of all highway users and corridors which could be 

developed as future transport routes are not prejudiced, that existing pedestrian, cycle and 

equestrian routes are protected and extended; the needs of disabled people are fully 

provided for; appropriate provision is made for vehicular access, off-street servicing, 

vehicle parking and public transport services; and that appropriate measures are included 

for road safety and to facilitate access on foot and by bicycle. Adopted Local Plan Policy 

ST1 requires new development proposals to provide car parking and servicing space in 

accordance with the parking standards contained within the Appendix B to the Adopted 

Local Plan. 

 

 

 



Paragraph 109 of the Framework states that development should only be prevented or 

refused on highways grounds if there would be an unacceptable impact on highway safety, 

or the residual cumulative impacts on the road network would be severe. 

 

Access 

The proposed development would be accessed from Henry Littler Way and Cumeragh 

Lane. Henry Littler Way is the existing access from Whittingham Lane to the residential 

development under construction (phase 1). The proposed access would extend the existing 

Henry Littler Way access further into the former hospital site. This carriageway would be 

6.75m wide (matching the existing dimensions of Henry Littler Way), would have a 3m wide 

shared footway/cycleway on the western/southern side of the road and a 2m wide footway 

on the eastern/northern side of the road. The County Highways engineer confirms that this 

proposed access is acceptable. The proposed access from Cumeragh Lane would be via a 

priority controlled ‘T’ junction located between the two bends in Cumeragh Lane to achieve 

maximum visibility. The proposed access from Cumeragh Lane would have a carriageway 

width of 6.75m, a 3m wide shared footway/cycleway on the southern side of the road and a 

2m wide footway on the northern side of the road. The County Highways engineer confirms 

that this proposed access is acceptable and requires the existing trees and vegetation 

within the visibility splays to be removed, which can be secured by condition.   

 
Internal road layout and bus diversion 
From the two proposed access points a spine road would serve the proposed development. 
The proposed spine road would connect the two access points and have a width of 6.75m, 
making it capable of accommodating buses. It would serve estate roads and shared 
surfaces to access the proposed development. The spine road, on either side, would 
feature a 3m wide shared footway/cycleway and 2m wide footway along its entire route. 
The County Highways engineer confirms that the proposed spine road is acceptable. 
Further he recommends that all internal roads be adopted, all parking should comply with 
Local Plan standards, all turning heads be constructed to adoptable standards and electric 
vehicle charging points be provided. All of the former will be assessed at future reserved 
matters stages except the latter which can be secured by condition.     
 
Pedestrian and cycle access 
As stated above the spine road, on either side, would feature a 3m wide shared 
footway/cycleway and 2m wide footway along its entire route. This would provide 
pedestrian and cycle access to Goosnargh and the local facilities there. A pedestrian and 
cycle connection would be provided to Haighton Green Lane, which the County Highways 
engineer considers has the potential to provide a safe and attractive link to Cycle Route 6 
(on Haighton Green Lane), a cycling route to Grimsargh, eastern areas of Preston and 
possible connection to the Guild Wheel route. The Transport Assessment (TA) submitted 
with the application indicates that details of surfacing and lighting along the Haighton Green 
Lane connection will be provided at the reserved matters stage. This can be secured by 
condition. The County Highways engineer requires a financial contribution to improve cycle 
connections to the south of the application site, to provide a connection between 
Whittingham Lane and Cow Hill and to Bluebell Way/Guild Wheel. The applicant has 
agreed to pay this contribution, which would amount to £29,491.02. The previous 
application (06/2013/0779) secured £49,151.70 towards the same infrastructure. To date 
£19,660.68 has been paid, therefore the applicant agrees to pay the remaining amount 
required to deliver this improved cycle infrastructure.   



Bus services 
Currently there is only one bus service serving Goosnargh (Preston Bus service No.45), 

which operates hourly between Preston – Royal Preston Hospital – Broughton – 

Goosnargh – Longridge – Ribchester - Blackburn, in both directions. County Highways 

considers the existing service is an overlong and slow journey to Preston with inconvenient 

timings for daily commuting.  

The previous application (06/2013/0779) secured £585,000 towards an improved bus 

service between the site and Preston City Centre (increasing the frequency and providing a 

more direct route to reduce journey time). To date £117,000 has been paid and the 

applicant has confirmed that the remaining amount (£468,000) will be paid to deliver this 

improved bus service, this would be secured in a Section 106 Obligation. The County 

Highways engineer anticipates that moving forwards there will be two bus services that 

serve this area. The amended no. 4 service will continue to serve the existing areas and a 

new bus service would provide the frequent, direct service between Longridge and Preston 

City Centre. In addition to bus services the existing pair of bus stops on Cumeragh Lane, 

located in the vicinity of the proposed access, are simple pole only stops. The County 

Highways engineer requires these bus stops to be improved and the applicant is willing to 

fund this. The details of their improvement can be secured by condition.  

Travel Plan 

An interim Travel Plan is provided in the TA and states that housebuilders (there would be 

more than one for a site of this size) are likely to offer their own more detailed Travel Plan 

at reserved matters stage and as part of the Section 106 Obligation. The County Highways 

engineer considers that a comprehensive travel plan for the whole site would be more 

appropriate, which can be secured in the Section 106 Obligation. The applicant has agreed 

to accept Travel Plan services from Lancashire County Council (LCC) to progress, 

implement, monitor and review a Travel Plan. The payment for this service would be 

secured in the Section 106 Obligation. 

 

Traffic impacts 

The previous application (06/2013/0779) proposing 650no. dwellings and 9,000m2 of Class 

B1 floorspace was estimated to generate 664 and 659 two-way trips in the AM and PM 

peaks respectively. The impacts of this traffic were deemed acceptable on both the local 

highway network and wider A6 corridor subject to the additional capacity provided by the 

Broughton Bypass.  

The TA accompanying the planning application includes estimated traffic generation for the 

proposed 750no. dwellings (based on observed traffic flows at the residential development 

partly occupied and partly under construction – phase 1), which is forecast to generate 532 

trips in the AM peak and 522 trips in the PM peak, (both are the equivalent to around 9 two-

way trips per minute). The County Highways engineer accepts the rates provided and 

considers that the actual number of trips would be less with travel plan support and once 

the improved bus service is available (the current residential development that the trips are 

based on does not yet have access to those services). The County Highways engineer 

advises that the conclusions of the TA are not unreasonable and the additional capacity 

provided by Broughton Bypass, congestion relief in Broughton and released capacity on 

the A6 corridor mean that the local highway network and wider A6 corridor can satisfactorily 

accommodate the traffic generated by the proposed development.  



County Highways consider that if the applicant provides the amendments and mitigation 
requested then the development is acceptable in terms of the proposed vehicular and 
pedestrian access, sustainable transport provision and traffic impacts strategically. Subject 
to the conditions and obligations detailed above the proposed development complies with 
the above policies and would be acceptable in terms of traffic and highway safety.  
 

Ecology 

Policy 22 of the Core Strategy seeks to protect and find opportunities to enhance and 

manage the biological and geological assets of the area through certain measures, such as 

promoting the conservation and enhancement of biological diversity, having particular 

regard to the favourable condition, restoration and re-establishment of priority species and 

species populations; and seeking opportunities to conserve, enhance and expand 

ecological networks. 

 

Policy EN11 states planning permission will not be granted for development which would 

have an adverse effect on a protected species unless the benefits of the development 

outweigh the need to maintain the population of the species in situ. Should development be 

permitted that might have an effect on a protected species planning conditions or 

agreement will be used to mitigate the impact. 

 

Paragraph 170 of the Framework states that planning policies and decisions should, 

amongst other things, contribute to and enhance the natural and local environment by 

minimising impacts on and providing net gains for biodiversity. Paragraph 175 of the 

Framework states that when determining applications, local planning authorities should aim 

to conserve and enhance biodiversity by applying a number of principles. 

 

The planning application is accompanied by an Ecological Assessment. The assessment 

states that a large number of habitats are present across the site, including woodlands, 

trees, hedgerows, grassland, water, hardstanding and buildings, and five invasive plant 

species are present on or near to the site. The pond within the site does not support great 

crested newts and it is unlikely that this amphibian would be supported by the three 

waterbodies within 250m of the site. However the assessment recommends surveying the 

closest off-site pond prior to commencement of development to prevent harm. Common 

toad has been found on site historically, as such the assessment recommends searches, 

outside the hibernation season, prior to clearance works within 50m of the on-site ponds 

and relocation if found. Although no badgers were found on site, the on-site habitats have 

the potential to support badgers, hence the assessment recommends surveys prior to the 

commencement of development. The assessment confirms that there is no suitable habitat 

within or adjacent to the site to support water vole or otter. Habitats within and around the 

site are suitable to support breeding and nesting birds, as such the assessment 

recommends that to mitigate the loss of such habitats an extensive nest box scheme be 

included within the proposed development, trees be retained where possible and nesting 

birds checks are undertaken prior to all clearance works. Four buildings (St. Johns Church, 

North Lodge, the cricket pavilion and sewage works building) within the site and trees have 

the potential to support bats. Three of the four buildings would be retained. The sewage 

works building to be demolished is the least suitable for bats and the assessment 

recommends further survey work prior to demolition. If bats are found in any building prior 

to demolition or renovation works a licence from Natural England would be required to 



prevent harm. Hedgehogs and brown hare were found to be present on site and the 

assessment recommends method statements during clearance and development works to 

prevent harm.       

 

The Greater Manchester Ecologist has reviewed the submitted information and considers 

that for a development of this scale there will be numerous potential ecological impacts 

upon bats, amphibians, badgers, hedgehogs, brown hare, reptiles, invasive species, barn 

owls/nesting bird, veteran trees and low value habitats. The Ecologist has recommended 

several conditions to mitigate any harm from the potential impacts identified. Subject to the 

above conditions the proposed development complies with the above policies.    

 

Trees 

Policy 18 of the Core Strategy seeks to manage and improve environmental resources 

through a Green Infrastructure approach, which includes securing mitigation measures 

and/or compensatory measures where development would lead to the loss of, or damage 

to, part of the Green Infrastructure network. 

 

The application is accompanied by an Arboricultural Impact Assessment, which assesses 

the constraints and opportunities posed by existing trees to the redevelopment of the 

application site. The assessment confirms the majority of trees on the application site are 

either category A (63 trees) or B trees (166 trees), including the cluster of trees in the north 

east corner of the site which are protected by a Tree Preservation Order (TPO). The 

remaining 128 trees were assessed as category C trees with a low quality and value, and 

21 trees were assessed as category U trees in need of removal. 

 

The proposed masterplan indicates that a substantial amount of existing tree cover and 

arboreal connectivity across the application site would be retained, including nearly 90% of 

all Category A and B trees. However, approximately 2.9 hectares of trees would need to be 

removed to accommodate infrastructure and to ensure the proposed masterplan is 

commercially viable and deliverable. The provision of new tree planting on site and a 

Woodland Management Plan would be submitted as part of any future reserved matters 

application. The applicant asserts that these documents would collectively address the 

proposed mitigation for the loss of trees; identify opportunities to augment and connect 

existing tree cover and provide opportunities to establish or grow new value types within 

different character areas. Overall, the proposed development, subject to appropriate 

mitigation would not result in an adverse impact on trees across the application site and the 

proposed development complies with the above polices. 

 
Impact upon heritage assets 

Section 66 of the Planning (Listed Buildings and Conservation Areas) Act 1990 states that 

when considering whether to grant planning permission for development that affects a 

listed building or its setting “special regard” will be given to the “desirability of preserving 

the building or its setting or any features of special architectural or historic interest which it 

possesses.” 

 

Core Strategy Policy 16 states that applications will protect and seek opportunities to 

enhance the historic environment, heritage assets and their settings by safeguarding 

heritage assets from inappropriate development that would cause harm to their 



significances.  

Policy EN8 of the Adopted Local Plan states that proposals affecting a heritage asset or its 

setting will be permitted where they make a positive contribution to the character and local 

distinctiveness through high quality new design that responds to its context, are 

accompanied by a satisfactory Heritage Statement that fully explains the impact of the 

proposal on the significance of the heritage asset and sustain, conserve and, where 

appropriate enhance the significance, appearance, character and setting of the heritage 

asset itself and the surrounding historic environment. Proposals involving the total or 

substantial loss of a heritage asset or the loss of the elements that contribute to its 

significance will be refused. Proposals will only be granted in exceptional circumstances 

where they can be clearly and convincingly justified in accordance with national planning 

guidance on heritage assets. 

One of the core principles of the Framework is to “conserve heritage assets in a manner 

appropriate to their significance”. Paragraph 193 states that when considering the impact of 

a proposed development on the significance of a designated heritage asset, great weight 

should be given to the assets conservation. It goes on to point out that significance can be 

harmed or lost through development within its setting. 

The planning application is accompanied by a Heritage Statement. County Archaeology 

initially advised that the original statement was insufficient in its assessment of 

Whittingham Hall and archaeological assets. The revised Heritage Statement confirms 

there are three designated heritage assets that have the potential to be affected by the 

proposed development, they are St. John’s Church (grade II listed), Whittingham Hall 

(grade II listed) and Chingle Hall (scheduled monument). The revised assessment also 

considers North Lodge, which appears on the Local List and is therefore a non-designated 

heritage asset. The application site is not located within a conservation area. 

The assessment considers that the scheduled Chingle Hall and associated grade II listed 

buildings are located 900m west of the application site and given the scale of the 

development proposed, combined with the intervening landscape features, including 

several shed-like structures, there would be no impact upon the heritage significance of 

Chingle Hall or its setting. The assessment asserts that this heritage asset is not 

considered further.    

The assessment confirms that the proposed development would result in a change to the 

landscape surrounding the Church of St. John, but concludes that given the site was 

historically more intensively developed the introduction of housing would be appropriate. 

Low density housing would be developed in close proximity to the church to reduce the 

impact upon its setting and the extensive mature planting around the church would ensure 

that the new housing would be well screened from within the existing churchyard. Overall 

the assessment concludes that residential development would not result in an 

unacceptable level of harm to the setting of the grade II listed church.  

Whittingham Hall is located to the west of the application site. There are extensive mature 

trees along the west boundary of the site that would be retained as part of the proposed 

development which provide screening of views towards Whittingham Hall. There are large 

buildings within the immediate setting of Whittingham Hall and there would be intervening 



open space between the listed building and the proposed development as shown on the 

proposed masterplan. The assessment concludes that the proposed development would 

not result in harm to the significance of Whittingham Hall or its setting.  

North Lodge was constructed as one of a pair of lodges houses, one to the northern 

entrance and one to the southern entrance of the main hospital complex. It is, as well as 

the church, one of the few surviving buildings of the former Whittingham Hospital complex. 

There is no direct link between the church and the lodge. The assessment concludes that 

the intervening distance between the lodge and the scale of the development proposed 

would limit the potential impact upon the lodge. The assessment further states that the 

existing and proposed landscaping would further screen the proposed development from 

the lodge, but would not compromise the ability to appreciate the lodge. The assessment 

concludes that the proposals would not result in any harm being caused to the significance 

of this non-designated asset or its setting.    

By virtue of the proposed layout and landscaping proposals, it is not considered that the 

proposals would result in an unacceptable level of harm to the significance of the listed 

buildings assessed or their setting. The applicant acknowledges that the proposals would 

result in changes to the wider landscape of St. John’s Church and North Lodge, but due to 

the scale and nature of the development proposed, combined with the proposed 

masterplan and associated landscaping there would be no harm to the significance of the 

heritage assets or their setting. County Archaeology have no objection to the revised 

heritage assessment. The proposed development complies with the above policies.  

Design and layout 

Core Strategy Policy 17 states the design of new buildings will be expected to take account 

of the character and appearance of the local area, being sympathetic to surrounding land 

uses and occupiers and avoiding demonstrable harm to the amenities of the local area. 

Core Strategy Policy 5 seeks to secure densities of development which are in keeping with 

local areas and which will have no detrimental impact on the character, appearance and 

distinctiveness of an area, whilst also making efficient use of land. 

 

Policy EN9 of the Adopted Local Plan states that all new development proposals should be 

designed with regard to the principles set out and explained in the Central Lancashire 

Design Guide SPD, which are movement and legibility; mix of uses and tenures; 

adaptability and resilience; resources and efficiency; architecture and townscape. The 

policy states applications will be approved where they accord with the Design Guide SPD, 

Core Strategy, national policy and CABE (Commission for Architecture and Built 

Environment) guidance; make a positive contribution to the character and local 

distinctiveness of the area; and are accompanied by a satisfactory Design and Access 

Statement that fully explains and justifies the design approach for the scheme.  

 

The Design Guide SPD seeks to raise the level and quality of design of new buildings, sets 

out a number of well established principles of good design and how these can achieve a 

clear and robust design concept for site. 

 

 

 



Paragraph 124 of the Framework states that good design is a key aspect of sustainable 

development, and the creation of high quality buildings and places is fundamental to what 

the planning and development process should achieve. Paragraph 130 states permission 

should be refused for development of poor design that fails to take the opportunities 

available for improving the character and quality of an area and the way it functions, taking 

into account any local design standards or style guides in plans or supplementary planning 

documents. The National Design Guide illustrates how well-designed places can be 

achieved and sets out the Government’s priorities for well-designed places in the form of 

ten characteristics. 

 

Although the application is in outline, with landscaping, appearance, layout and scale 

reserved for later consideration, the basic design principles can at this stage be 

appropriately assessed. The application is accompanied by a Design & Access Statement 

(DAS) which states that the development would contain of a range of dwelling types that 

responds to market demand and would be agreed at reserved matters stage. The DAS 

states that whilst landscaping is a reserved matter, 22 hectares of land is allocated for 

green infrastructure, including existing and proposed landscaping features, ecology areas, 

the Cricket Club and proposed drainage areas. A further 2.5 hectares of land would be set 

aside for the relocation of Whittingham and Goosnargh Sports and Social Club with 

approximately 1.5 hectares of land reserved for a two form entry primary school. In 

addition, the DAS states that the site offers exceptional connectivity to local villages and 

the countryside and is within walking distance of services and facilities within the village of 

Goosnargh. 

Overall, in design, appearance and scale terms, the submitted DAS is considered to 

establish a suitable range of design principles for subsequent reserved matters applications 

to develop the site further. The proposed development would incorporate a satisfactory 

amount of green space and the approximate density proposed at 34 dwellings per hectare 

is considered acceptable. As such, whilst full details would be provided at reserved matters 

stage, it is considered the parameters set by the submission comply with Policies 5 and 17 

of the Adopted Core Strategy, Policy EN9 of the Adopted Local Plan and the Framework. 

Impact on residential amenity 

Policy 17 of the Core Strategy and Policy EN9 of the Adopted Local Plan state that the 

design of new buildings will be expected to take account of the character and appearance 

of the local area, being sympathetic to surrounding land uses and occupiers and 

avoiding demonstrable harm to the amenities of the local area. Policy AD1(a) of the 

Adopted Local Plan requires, amongst other things, that the development has no adverse 

impact on residential amenity. The Framework seeks to ensure a good standard of amenity 

for all existing and future occupants of land and buildings. 

 

As the application is in outline with all matters reserved except access, issues relating to 

impacts on privacy, overlooking, loss of light and overshadowing cannot be fully assessed 

at this stage. The illustrative masterplan seeks to demonstrate that the proposed 

development could be satisfactorily accommodated on site without having any 

unacceptable adverse impacts on the amenities of neighbouring residents. As such, it is 

considered the proposed development would not have a significant detrimental impact on 

residential amenity and would not conflict with the above policies or the Framework. 



Open space provision 

Policy 17 of the Core Strategy states that the provision of landscaping and open space 

should form an integral part of new development proposals, including enhancing the public 

realm. Policy 18 seeks to manage and improve environmental resources through the 

protection and enhancement of the natural environment. Policy 24 seeks to promote 

access to sport and recreation facilities, including children’s play provision, through 

developer contributions where new development would result in a shortfall in provision. 

 

Policy HS3 of the Adopted Local Plan requires this scheme to provide sufficient public open 

space to meet the recreational needs of the development in accordance with standards set 

out in the Central Lancashire Open Space and Playing Pitch SPD. The Framework states 

‘access to high quality open spaces and opportunities for sport and recreation make an 

important contribution to the health and well-being of communities’. It advises that Local 

Planning Authorities should seek to protect and enhance public rights of way. 

 

The proposed development would be required to provide public open space within the site. 

The submitted DAS indicates 22 hectares of green infrastructure comprising formal and 

informal areas of public open space, an existing pond, structural planting, retained trees 

and hedgerows and ecological mitigation could be provided throughout the site. As the 

application seeks outline approval only, the precise location and amount of open space 

required would be secured at reserved matters stage. The maintenance and management 

of the open space would be secured by a Section 106 Obligation should planning 

permission be granted. Subject to further reserved matters submissions and conditions, the 

proposal complies with Policies 17 and 18 of the Core Strategy and Policy HS3 of the 

Adopted Local Plan. 

Ground conditions 

Policy EN7 of the Adopted Local Plan seeks to address existing contamination of land by 

appropriate mitigation measures to ensure the site is suitable for the proposed use and 

seeks to ensure that proposed development would not cause land to become 

contaminated. 

 

Paragraph 178 of the Framework states planning decisions should ensure that the site is 

suitable for its new use taking account of ground conditions and land instability, including 

from natural hazards or former activities such as mining, pollution arising from previous 

uses and any proposals for mitigation including land remediation or impacts on the natural 

environment arising from that remediation. After remediation, as a minimum the land 

should not be capable of being determined as contaminated land under Part IIA of the 

Environmental Protection Act 1990. Paragraph 179 goes on to state that where a site is 

affected by contamination or land stability issues, the responsibility for securing a safe 

development rests with the developer and/or landowner. 

 

The application is accompanied by a Phase 1 Geo-Environmental Assessment. The 

assessment concludes that the application site lies in an area of low-medium 

environmental sensitivity with respect to hydrogeology and a medium environmental 

sensitivity with respect to hydrology. When split into the four phases, phases 1 and 2 are 

considered to present a low risk in relation to contamination and most of phases 3 and 4 a 

low to moderate risk of contamination. The former waste water treatment works is 



considered to have a high environmental sensitivity in relation to hydrogeology and a 

medium high environmental sensitivity in relation to hydrology. The applicant has carried 

out phase 2 intrusive ground investigations. The results of which indicate that further 

testing and risk assessment be carried out, which can be secured by condition. Any 

contamination found during detailed investigation would be addressed by appropriate 

mitigation measures that can again be secured by condition. Furthermore, the proposed 

uses on the application site are not typically associated with causing the land to become 

contaminated in the future. The proposed development complies with above policies.  

 

Utilities/Drainage/Flood risk 

Core Strategy Policy 29 seeks to improve water quality, water management and reduce the 

risk of flooding by a number of measures including minimising the use of portable mains 

water in new developments; appraising, managing and reducing flood risk in new 

developments; managing the capacity and timing of development to avoid exceeding sewer 

infrastructure capacity; encouraging the adoption of Sustainable Drainage Systems; and 

seeking to maximise the potential of Green Infrastructure to contribute to flood relief. 

 

Paragraph 163 of the Framework states that Local Planning Authorities should ensure flood 

risk is not increased elsewhere (i.e. outside areas at risk of flooding) and only consider 

development appropriate in areas at risk of flooding where proposals are informed by a 

site-specific flood risk assessment. 

 

The planning application is accompanied by a Flood Risk Assessment. The application site 

lies within Flood Zone 1. The assessment confirms that there is an existing pond on site 

that discharges to Blundell Brook, approximately 165m east of the site. The surrounding 

sewer infrastructure is operated by United Utilities (UU), but there are no public sewers 

within the site. The assessment confirms that nearby foul sewers have little or no capacity 

to allow for additional flows. However UU are currently constructing a new foul water 

pumping station in the south east corner of the site, which aims to serve approximately 

1000 dwellings. Additionally, a new foul water rising main has been recently constructed 

within the site, which will link the existing pumping station to the new pumping station. The 

proposed development would discharge foul flows to the new pumping station. United 

Utilities have no objection to the proposed foul drainage strategy for the site.  

 

The assessment considers potential flood hazards and concludes that the risk of fluvial 

flooding and flooding from overland flow to the proposed development is low. It is intended 

that surface water from the proposed development would discharge to Blundell Brook at 

the greenfield run-off rate. The assessment confirms that the proposed surface water 

drainage strategy has been designed so that no surface water flooding/overland flow 

occurs during the 1:30 year and 1:100 year events. Any surface water in excess of agreed 

run-off rates would be attenuated on site. The Lead Local Flood Authority have no 

objection to the proposed surface water drainage strategy subject to conditions to manage 

its implementation and future management. The proposed development complies with the 

above policies. 

 

 

    

 



Air Quality 

Policy 3 of the Core Strategy seeks to encourage the use of alternative fuels for transport 

purposes. Policy 30 of the Core Strategy seeks to improve air quality through delivery of 

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

measures to reduce road traffic congestion.  

 

The application is accompanied by an Air Quality Assessment. The application site does 

not fall within an Air Quality Management Area. During the construction phase the 

assessment finds that the proposed development is medium to high risk for dust soiling and 

negligible to low risk for human health effects. Mitigation measures are proposed to reduce 

the risk of air quality impacts during the construction phase of the proposed development, 

which the assessment considers would reduce the residual risks to negligible. These 

mitigation measures can be secured by condition. Once the proposed development is 

complete and occupied the assessment finds that the proposed development would have a 

small to negligible impact on air quality. The assessment concludes that no mitigation is 

required during the operational phase of development. No comments have been received 

from Environmental Health. To encourage the use of alternative fuels and reduce fuel 

emissions, it is considered a condition be attached requiring a scheme for the installation of 

electric vehicle charging points to be submitted for approval and installed on site. Subject to 

this condition, it is considered the proposal complies with Policies 3 and 30 of the Adopted 

Core Strategy. 

 

Noise 

The application is accompanied by a Noise Impact Assessment, which assesses noise 

impact from Whittingham Lane, Cumeragh Lane, Guild Lodge and the plant for the 

proposed sports and social club and primary school. Mitigation measures, such as double 

glazing and trickle ventilation. Environmental Health have requested a redesign of the 

glazing and ventilation provision for the dwellings likely to be impacted by the noise arising 

from events at the proposed sports and social club. The applicant has agreed to this, which 

can be secured by condition.  

 

Energy efficiency  

Whilst Core Strategy Policy 27 requires all new dwellings meet Level 4 of the former Code 

for Sustainable Homes (CSH), the Government has published a statement of intention in 

respect of this matter, and in accordance with this statement of intention the Council no 

longer requires new developments to comply with code standards. However the written 

ministerial statement (published on 25th March 2015) confirms that for the specific issue of 

energy performance, Local Planning Authorities will continue to be able to set and apply 

policies in their Local Plans which require compliance with energy performance standards 

that exceed the energy requirements of Building Regulations. Therefore, the Council 

requires only the energy efficiency levels of new developments to be equivalent to Level 4 

of the former CSH which equates to a 19% improvement in the Dwelling Emission Rate 

(DER) over the Target Emission Rate (TER) as defined by Part L1A of the 2013 Building 

Regulations. This can be secured by condition and as such, the application would accord 

with Policy 27 of the Core Strategy. 

 

 

 



The Planning Statement that accompanies the application states that the proposed 

development will achieve the standards required by Building Regulations. The above 

referred to written ministerial statement confirms that Local Planning Authorities are able to 

set and apply policies in their Local Plans which require compliance with energy 

performance standards that exceed the energy requirements of Building Regulations. The 

Council requires the energy efficiency levels of new developments to achieve a 19% 

improvement in the Dwelling Emission Rate (DER) over the Target Emission Rate (TER) as 

defined by Part L1A of the 2013 Building Regulations. A condition to secure the Council’s 

requirements is therefore recommended and as such the application would accord with 

Policy 27 of the Core Strategy. 

 
Waste management 

The National Planning Policy for Waste seeks to ensure that new development makes 

sufficient provision for waste management and promotes good design to secure the 

integration of waste management facilities, for example by ensuring there is discrete 

provision for bins to facilitate a high quality, comprehensive and frequent household 

collection service. 

 

Whilst no specific details of waste provision have been provided, the indicative proposed 

site layout indicates there would be sufficient space to the rear of the proposed dwellings to 

accommodate waste and recycling facilities. No comments have been received from Waste 

Management. To ensure adequate provision is made for waste and recycling, details will be 

required at reserved matters stage and could be secured via condition. Subject to these 

details, it is considered the proposal would comply with the National Planning Policy for 

Waste. 

 

Planning obligations 

Regulation 122(2) of the Community Infrastructure Levy Regulations 2010 (as amended) 

and paragraph 56 of the Framework state that a planning obligation may only constitute a 

reason for granting planning permission for the development if the obligation is: 

 

a) Necessary to make the development acceptable in planning terms; 

b) Directly related to the development; and 

c) Fairly and reasonably related in scale and kind to the development. 

 

The Section 106 Obligation will secure the delivery of on-site affordable housing, funding 

for school places, funding for public transport, a site wide travel plan and funding for a 

travel plan co-ordinator, sustainable transport measures and the maintenance and 

management of open space.   

 

All of the above are necessary to make the development acceptable in planning terms, the 

obligations are directly related to the development and are fairly and reasonably related in 

scale and kind to the development. The obligations meet the tests set out in Regulation 

122(2) of the Community Infrastructure Levy Regulations 2010 (as amended).  

 

In addition to the above the Section 106 Obligation obligates the applicant to transfer 

2.63ha of land, identified for a primary school in the application, to the LEA, transfer land 

and provide funding to assist with the design and/or construction of a new sports and social 



club and provide funding for the Broughton Bypass.   

 
3.7 Value Added to the Development 
 N/A.  

 
3.8 Conclusions 
 Section 38(6) of the Planning and Compulsory Purchase Act 2004 states that if regard is to 

be had to the Development Plan for the purpose of any determination to be made under the 
Planning Acts the determination must be in accordance with the plan unless material 
considerations indicate otherwise. 
 
This application was considered by the Planning Committee on 7th November 2019, 

recommended for approval. At that time the Council could not demonstrate a five year 

supply of deliverable housing land. In this case the policies most important for determining 

the planning application, namely Core Strategy Policies 1 and 4 and Local Plan Policies 

EN1, EN2, EN4, HS1.15 and EP1.1 were considered to be out of date (carrying little 

weight), and it was considered, in applying the titled balance, that the adverse impacts of 

granting planning permission would not significantly and demonstrably outweigh the 

benefits of the proposed development. The Committee resolved to approve the application 

subject to conditions, and a Section 106 Obligation being secured to provide on-site 

affordable housing, primary school places, travel plan support and the future management 

of the public open space.  

 

Following an appeal decision on 13th December 2019 in the administrative area of South 

Ribble, a Council which shares it housing supply policy, being Core Strategy Policy 4, with 

Preston and Chorley, the Council is satisfied that it can apply the standard method to its 

local housing need, meaning that it can demonstrate a five year supply of deliverable 

housing land. In view of this, it is considered the Committee should consider the planning 

application afresh before a decision is issued because the polices of the development plan 

most important for determining the application need not be considered to be out-of-date 

and therefore carry full weight, hence the titled balance referred to above would not apply. 

The planning application has been reconsidered in accordance with Section 38(6) of the 

Planning and Compulsory Purchase Act 2004, which is a standard planning balance.  
 

Representations received have been taken into account as part of the assessment of the 
proposed development. The majority of the proposed development complies with the 
development plan, however parts of the proposed development represent a departure from 
the development plan. The loss of green infrastructure, open countryside, area of 
separation would not conflict with the relevant development plan policies. The loss of 
employment land would not comply with Local Plan Policy EP1.1 however there are 
material considerations that indicate that the plan should not be followed. If the 
employment land were to be proposed it would adversely affect the deliverability of the rest 
of the site, which is necessary to support housing growth on an allocated site. Furthermore 
information submitted with the application suggests that employment land in this location, 
which has been carried forward from the previous Local Plan adopted in 2004, is no longer 
suitable or viable for contemporary businesses. In addition, in this particular case, the 
proposed housing would be a suitable alternative to Class B1 development given that the 
rest of the wider site is allocated for housing. These material considerations, in this 
particular case, are sufficient for the local planning authority to take a decision that departs 



from the development plan 
 
Given the individual circumstances of the site the viability case made by the applicant is 
sufficient and can be accepted. The proposed development would deliver 11% on site 
affordable housing, include open space and provide sustainable access to local services. 
The proposed dwellings would be energy efficient and be supplied with electric vehicle 
charging points. There would be no unacceptable harm to protected species and their 
habitats due to mitigated measures secured by condition. Any harm arising from potential 
contamination and flood risk could be mitigated by condition. Furthermore, the highways 
impacts of the proposed development can be successfully mitigated by conditions and 
planning obligation.  
 
A Section 106 Obligation would secure on-site affordable housing, primary school places, 
travel plan support and the future management of the public open space. Given the above 
in accordance with Section 38(6) of the Planning and Compulsory Purchase Act 2004, 
planning permission should be granted. 
 

3.9 Recommendation 

 1. Subject to a Section 106 Obligation being secured for the delivery of on-site 

affordable housing, funding for school places, funding for public transport, a site 

wide travel plan and funding for a travel plan co-ordinator, sustainable transport 

measures and the maintenance and management of open space, planning 

permission be granted subject to conditions addressing those matters in paragraph 

2.1. 

 

AND 

 

2. In the event that a satisfactory Section 106 Obligation is not concluded by 14th 

February 2020, or other agreed extension of time, delegate authority to the Director 

of Development to refuse planning permission on the grounds that the obligations 

which make the development acceptable have not been legally secured. 
 

 


