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1. INTRODUCTION 

Background 

1.1 This Statement of Community Involvement (SCI) has been prepared by Barton 

Willmore LLP on behalf of Barratt Homes (the ‘Applicant’) in support of an application 

for the approval of reserved matters (layout, scale, appearance and landscaping) for 

the development of 250 dwellings on Phase 2 of the former Whittingham Hospital Site, 
Whittingham Lane, Preston, PR3 2JE (the “Site”). 

1.2 This application is submitted pursuant to an outline planning permission (ref. 

06/2019/0365) which Preston City Council granted on 10th September 2020. The 

outline planning permission approved the following: 

 
‘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)’ 

Purpose of this Statement  

1.3 The purpose of this Statement is to provide details of the engagement and consultation 

methods which have been employed by the Applicant during the pre-application 

process of this reserved matters application. The Statement also sets out a response 
to the feedback received during the pre-application process. 

1.4 This document should be read in conjunction with the suite of information submitted 

as part of the application. The planning merits and justification for the proposed 

development are documented within the Planning Statement which accompanies the 

application and are not repeated in this SCI. 
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Statement Structure 

1.5 The following sections of the SCI are structured as follows:  

• Section 2 outlines the planning policy and legislative context;  

• Section 3 provides the development context and describes the Site and the 

proposed development; 

• Section 4 sets out a summary of the consultation undertaken at the outline 

application stage;  

• Section 5 provides details on the consultation methodology; 

• Section 6 summarises the responses received and sets out how the feedback 

has informed the planning application and design; and  

• Section 7 provides a summary and concluding remarks.  
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2. PLANNING POLICY AND LEGISLATIVE CONTEXT  

Planning and Compulsory Purchase Act 2004 and Localism Act 2011  

2.1 The Planning and Compulsory Purchase Act 2004 sets out the requirements for Local 

Planning Authorities to produce a SCI and outlines how local communities should be 

involved in the preparation of local development plan documents and emerging 

development proposals within their neighbourhood.  

2.2 The Localism Act 2011 reinforces the need for developers to engage in pre-application 

consultation with local communities prior to the submission of a planning application 

(for certain types of development).  

2.3 Guidance published alongside the Localism Act in February 2011 (Pre-Application 

Consultation with Communities: Basic Guide) was withdrawn on 7th March 2014 and 

replaced by guidance contained with the Planning Practice Guidance launched on 6th 

March 2014 (as subsequently amended). This guidance is discussed in further detail 

below. 

2.4 There is no statutory requirement to undertake pre-application engagement and 

consultation for the proposed development. However, the Applicant felt that 

continuing the engagement with local stakeholders was an important process to 

identify that early and effective consultation was vital to help shape the proposals for 

the Site.   

National Planning Policy Framework (‘NPPF’) (2019) 

2.5 The first edition of the National Planning Policy Framework (NPPF) was adopted in 

March 2012. This was superseded by the revised version of the NPPF adopted in July 

2018 and the most recent NPPF was adopted by the Government in February 2019.  

2.6 This amended version makes minor alterations to the second edition published by the 

Government in July 2018. The Revised NPPF continues to set out the Government’s 

planning policies for England and how these are expected to be applied at a local 

level. 

2.7 The NPPF takes forward the legislative requirements of the 2004 and 2011 Acts; 

paragraph 39 reaffirms: 
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“early engagement has significant potential to improve the efficiency and 
effectiveness of the planning application system for all parties. Good quality 
pre-application discussion enables better coordination between public and 
private resources and improved outcomes for the community.”   

2.8 As well as developers, the NPPF states at paragraph 40 that Local Planning Authorities:  

 
“have a key role to play in encouraging other parties to take maximum 
advantage of the pre-application stage […]. They should also, where they 
think this would be beneficial, encourage any applicants who are not already 
required to do so by law to engage with the local community and, where 
relevant, with statutory and non-statutory consultees.”  

2.9 This “message” aligns with paragraph 41 of the NPPF, whereby:  

“The more issues that can be resolved a pre-application stage, including the 
need to deliver improvements to infrastructure and affordable housing, the 
greater the benefits.”  

2.10 In terms of design, paragraph 128 of the NPPF is also clear that:  

“design quality should be considered throughout the evolution and 
assessment of individual proposals. Early discussion between applicants, the 
local planning authority and local community about the design and style of 
emerging schemes is important for clarifying expectations and reconciling 
local and commercial interests. Applicants should work closely with those 
affected by their proposals to evolve designs that take account of the views 
of the community. Applications that can demonstrate early, proactive and 
effective engagement with the community should be looked on more 
favourably than those that cannot.”  

2.11 In view of the above, both the Applicant and Preston City Council (“the Council”) have 

had a role to play in the engagement and consultation process to shape the proposed 

development. 
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National Planning Practice Guidance (NPPG)  

2.12 The Government published the National Planning Practice Guidance (‘NPPG’) on 6th 

March 2014. This effectively provides supplementary guidance to the NPPF in the 

shape of a web-based resource. 

2.13 The NPPG section titled ‘Before submitting an application’ (Paragraph: 001 Reference 
ID: 20-001-20150326) reinstates that pre-application engagement by prospective 

applicants offers:  

“significant potential to improve both the efficiency and effectiveness of the 
planning application system and improve the quality of planning applications 
and their likelihood of success.” 

2.14 The NPPG goes on to state that this can be achieved by way of the following: 

 Providing an understanding of the relevant planning policies and other material 
considerations associated with a proposed development; 

 Working collaboratively and openly with interested parties at an early stage to 
identify, understand and seek to resolve issues associated with a proposed 
development; 

 Discussing the possible mitigation of the impact of a proposed development, 
including any planning conditions;  

 Identifying the information required to accompany a formal planning 
application, thus reducing the likelihood of delays at the validation stage; and 

 Putting in place a Planning Performance Agreement where this would help with 
managing the process and agreeing any dedicated resources for progressing 
the application. 

2.15 Turning to those parties to be involved at the pre-application stage, the NPPG sets 

out the need for a collaborative process between applicants and other interested 

parties. These may include the following: 

 
 The local planning authority; 

 Statutory and non-statutory consultees; 

 Elected members; and  



  Planning Policy and Legislative Context 

32001/A5/JC/VR 6 October 2020 

 Local people. 

2.16 There is recognition that the parties involved at the pre-application stage will vary on 

a case-by-case basis, and the level of engagement should be proportionate to the 

nature and scale of a proposed development. Each party is identified as having an 

important role to play in ensuring the efficiency and effectiveness of pre-application 
engagement.  

Preston Statement of Community Involvement (2018) 

2.17 In accordance with legislative requirements, the Council has an adopted Statement of 

Community Involvement (SCI). This was adopted in December 2018. The SCI 

reiterates the importance of early engagement and encourages developers to engage 

with stakeholders, including local communities at an early stage in the production of 

masterplans, planning frameworks and planning applications. 

2.18 In the case of all significant planning applications, the Council encourages applicants 
to discuss their proposals with planning officers and carry out community consultation 

prior to formal submission.  

2.19 In terms of community engagement, the SCI acknowledges that the methods of 

community consultation will vary depending on the type and scale of development, 

but should include informing occupiers of nearby properties, Parish Councils where 

applicable, and amenity and community groups.  

2.20 The SCI recognises that the pre-application process improves the quality of 

applications, allows decisions to be made more quickly and provide more certainty for 
applicants. Pre-application publicity helps applicants to gauge community opinion at 

an early stage enabling them to make design changes prior to submission.  
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3. DEVELOPMENT CONTEXT 

This Section sets out the context of this application for the approval of reserved 

matters and includes a background to the outline application, a description of the Site 

and its surroundings, and a description of the proposed development. 

Application Context 

3.1 As articulated in Section 1, this application is submitted pursuant to an outline 
planning permission (ref. 06/2019/0365) which Preston City Council granted on 10th 

September 2020. The outline planning permission approved the following: 

 
‘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)’ 

3.2 The outline planning permission is accompanied by a S106 Agreement  relating to 

affordable housing provision, 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. 

3.3 With the principle of residential development already established on the Site, this 

application is for the approval of the reserved matters of Phase 2 of the wider 
development site in line with the parameters established at the outline planning stage.  

The Application Site and Surroundings 

3.4 The Site is located to the south of Whittingham Lane, Goosnargh and to the west of 

Cumeragh Lane, Cumeragh Village. The Site is located approximately 7 miles to the 

north east of Preston City Centre and approximately 4 miles to the north east of 

Junction 32 of the M6.  

3.5 The Application Site extends to approximately 7.85 hectares and forms part of the 

wider development site which stretches 48.7 hectares and benefits outline planning 
permission for up to 750 dwellings.   



  Development Context 

32001/A5/JC/VR 8 October 2020 

3.6 The Site forms part of the former Whittingham Hospital complex which opened in 1873 

and closed in 1995. 

3.7 To the west of the Site and adjacent to Henry Littler Way is the Taylor Wimpey 

development of 150 homes known as Whittingham Park. This development was 

granted reserved matters approval in October 2014 under application reference 
06/2014/0535 and is referred to as “Phase 1” of the wider Whittingham Hospital 

development. 

3.8 Today, the remaining Site mainly comprises formal and informal landscaping, including 

mature trees and clusters of mature woodland, which provide the Site with a strong 

landscape context. Whittingham & Goosnargh Sports & Social Club; a private members 

facility comprising a club house, football pitch, bowling green, camping and caravan 

pitches and event space, falls partly within the Application Site (the football pitch and 

camping and caravan pitch area) and partly adjacent to the west of the main body of 
the Site.  

3.9 Whittingham and Goosnargh Cricket Ground is located to the south east of the Site. 

The Grade II Listed St. Johns Church is located to the north of the Cricket Club and 

borders the south eastern boundary of the Site.  

3.10 The Site benefits from existing vehicular access from Cumeragh Lane and from 

Whittingham Lane, via the original northern hospital access. 

3.11 To the north of the Site is a strip of open greenfield land known locally as Gott Front 

Field, and the cemetery, and beyond this is Whittingham Lane and Goosnargh village.  

3.12 Along the eastern edge of the Site, there are several care related uses associated with 

Guild Lodge; a secure mental health inpatient facility. Care facilities include The 

Hermitage; a care home, which prepares residents with mental health problems for 

integration back into the community. Beyond Guild Lodge, is Cumeragh Village, 

comprising of residential development, a local shop and a village green. 

3.13 To the south of the Site is the cleared land of the former Hospital buildings and 

associated land, beyond which is open countryside made up of fields and agricultural 

uses. To the west of the Site is Crystal Hall, a residential care home, and Whittingham 
Hall Farm, comprising a farmhouse, slurry pit and various agricultural buildings. 

Beyond this is agricultural fields, bounded by hedgerows and mature trees.  
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3.14 Overall, the Site occupies a sustainable location with good local service provision and 

access to public transport services providing a sustainable alternative to the private 

car. 

Proposed Development  

3.15 Following the grant of outline planning permission for up to 750 dwellings with all 
matters reserved, except for access, as referred to in the previous sections, this 

application seeks approval for details in relation to the layout, scale, appearance and 

landscaping for the development of 250 dwellings on Phase 2, which is the first phase 

of the delivery of planning permission 06/2019/0365.  

3.16 Phase 2 will provide a ‘residential gateway’ to the overall scheme from Cumeragh 

Lane, forming the all-important new eastern dedicated residential access and essential 

site infrastructure to support the success of the later phases of the wider site.  

3.17 The proposals include 250 dwellings, including a mix of 2, 3 and 4-bed dwellings. 30% 
of those dwellings will be affordable.  

3.18 The scheme will retain as many of the existing trees as possible with the addition of 

new planting. The proposals also include a Local Area for Play (LAP) focussed for 

children aged 1.5 to 6 years and 2 x play areas and pocket parks located towards the 

southern part of the Site. 

3.19 A full description of the proposed reserved matters including housing mix, density, 

scale, massing, appearance, landscaping and access can be found in the Planning 

Statement and Design and Access Statement which accompany this application. 
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4. OUTLINE APPLICATION CONSULTATION SUMMARY 
 

4.1 This Section provides a summary of the public consultation strategy that was carried 

out during the pre-application stage of the previous outline planning application (ref. 

06/2019/0365).   

4.2 The applicant at the time of the application for outline planning consent, Homes 

England and their consultation team, felt that engaging with the local community and 

its representatives was an important process to inform local stakeholders about the 
aspirations for the Site and to help shape the proposals.   

4.3 Below sets out a summary of the first stage of consultation which was carried out 

during 2018. 

Stage One Public Consultation Strategy 

4.4 During 2018, Homes England and its consultant team undertook a programme of 

stakeholder and community consultation to start a discussion to help shape the plans 

for the future of the former Whittingham Hospital Site.  

4.5 The redevelopment of the Site has been the subject of extensive public consultation 
since the hospital closed in 1995 and residents and stakeholders have engaged 

throughout this process and are fully aware of the Site’s long history and the intention 

of Homes England before now to obtain a viable and deliverable planning permission.   

4.6 The first stage of the consultation process identified the following target audiences to 

engage with: 

• Residents of Goosnargh and Whittingham – those individuals living within 

proximity to the Site;  

• Preston City Council Officers – the Local Planning Authority for the area;  

• Lancashire County Council Officers – the Authority responsible for 

education and highways infrastructure in the area;  

• Ward Councillors (Preston Rural North) – Local Authority representatives 

of individuals living in Goosnargh and Whittingham;  

• Goosnargh Parish Council – local representatives of individuals living in 

Goosnargh; 
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• Whittingham Parish Council – local representatives of individuals living in 

Whittingham;  

• Sir Mark Hendrick Member of Parliament – the Member of Parliament for 

Preston;  

• Whittingham and Goosnargh Cricket Club – There current facilities sit 

within the Site boundary; 

• Whittingham and Goosnargh Sports and Social Club – There current Club 

and associated amenities sit within the Site boundary and the facility is 

proposed to be redeveloped as part of the proposed development;  

• Guild Lodge – A secure mental health business facility operating to the east 

of the Site;    

• Goosnargh Oliverson’s C of E Primary School – the local primary school 

that serves Goosnargh and Whittingham;   

• Taylor Wimpey – developers for the initial phase of development on the Site; 

• Whittingham Hall Farm – owners and farmers of the land to the south and 

west of the Site;  

• Crystal Hall Nursing Home – Nursing home that sits to the west of the Site; 

and 

• Whittingham Hospital Community Liaison Group (“CLG”) – a working 

group comprising representatives of a number of the stakeholder groups 

identified above, including the City Council, Parish Council’s, Sports and Social 

Club and Cricket Club. 

 

4.7 Having identified the above target groups, Homes England deployed the following 

consultation methods: 

 

• Pre-application discussions with Preston City Council and Lancashire County 

Council; 

• Meetings with Whittingham and Goosnargh Sports and Social Club and 

Whittingham and Goosnargh Cricket Club; 

• Meetings with the NHS – Guild Lodge representatives and local Clinical 

Commissioning Group; 
• Letters to Local Residents; 

• Letters to Key Local Stakeholders and Councillors; and 

• Public Consultation Event. 
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Stage One Public Consultation Responses 

4.8 Consultation with Preston City Council discussed key points relating to the overall 

public consultation strategy, planning policy principles, affordable housing provision, 

and the rationale for the emerging masterplan including the location of the School 

land, Sports and Social Club, access and uplift in dwelling numbers, tree retention and 
utilities infrastructure. Feedback from Officers was generally supportive of the 

masterplan, which presented a new approach to the Site’s development compared to 

previous, undelivered schemes approved at the Site, which were no longer considered 

to be viable. 

4.9 Consultation with Whittingham and Goosnargh Sports and Social Club and Whittingham 

and Goosnargh Cricket Club discussed the various options for the location, layout and 

design of the replacement Sports and Social Club facility and scope for improvements 

to the Cricket Club’s facilities. The location of the Sports and Social Club, extent of 
new facilities and broad principles of the potential layout was agreed, and the detailed 

layout and design was to be agreed at the reserved matters stage with ongoing 

discussion with the Sports and Social Club. 

4.10 A Public Consultation Event with the local community was held on 12th July 2018. 

Comment forms were available to encourage attendees to provide feedback and 

comments were also available to send via email and post. Approximately 110 people 

attended the event and a total of 15 comments forms were completed.  

Summary of Key Issues 

4.11 Overall, feedback to the proposals was mixed. Most respondents recognised the need 

to redevelop the Site but many raised concerns over the scale of housing proposed 

and the loss of employment land, development of greenfield land, preservation of 

trees, and potential impact on local infrastructure such as the highways network, 

schools and primary healthcare.  

4.12 In summary, the principle of housing development was generally supported by the 

Council, local community and stakeholders, however residents raised concerns with 

the proposals. The key issues that required further consideration included: 

1. Safety of vehicular access from Cumeragh Lane and removal of trees to create this 

access 

2. Scale of Development justification 

3. Justification for development of housing and a school on part of Gott Front Field 
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4. Traffic 

5. Brownfield first  

6. Ensure the proposals do not affect the operations of Whittingham Hall Farm 

7. The development should make a commitment towards improvements to local 

infrastructure including pedestrian and cycle routes, public transport provision, 
drainage, broadband, local roads, water and gas.  
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5. RESERVED MATTERS CONSULTATION METHODOLOGY 

5.1 This Section of the SCI documents the community consultation undertaken by the 

Applicant, Barratt Homes, prior to the submission of this application for the approval 

of reserved matters for Phase 2. 

5.2 Prior to the submission of this Application consultation was undertaken with Preston 

City Council, Lancashire County Council (LCC) Highways, the Whittingham Hospital 
Community Liaison Group and other neighbouring representatives. The Application as 

submitted reflects and responds positively to the comments that were received during 

this pre-application discussion and consultation.  

5.3 The main objective of the consultation was to continue the ongoing communication 

with the Council and local community and stakeholders, in order to obtain feedback 

on the progression of Phase 2 and to build an understanding of what local 

representatives think about the emerging proposals.  This would help to inform the 

final design of the development.  It also provided an opportunity for the Applicant to 
explain the rationale for the emerging detailed layout, building on the design 

parameters of the outline planning permission.  

5.4 It is acknowledged by the Applicant that both the scope of consultees and consultation 

methods were reduced when compared to that undertaken at the outline application 

stage.  However, it is considered by the Applicant that given the extent of matters 

already consulted upon and agreed at the outline stage, the level of consultation 

chosen in advance of the reserved matters submission was appropriate.   

5.5 Through this consultation, it was possible to determine the issues most important to 

the local community and stakeholders to aid the process of designing a proposed 
Phase 2 masterplan to address those issues raised where possible.  And where it was 

not possible to accommodate any suggested amendments every effort has been made 

to explain, either directly to the consultee or through the application submission, the 

reasons for this.  

5.6 The methods of this consultation exercise are detailed below.  

Consultation Strategy 

5.7 The following methods were deployed by the Applicant to provide opportunities for 

interested parties to provide their comments at the pre-application stage: 
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Pre-application discussions with Preston City Council  

5.8 A formal request for pre-application advice was submitted to the Council on 13th March 

2020 and, in response, a formal major pre-application advice report was issued by 

Preston City Council (pre-app reference PA/2020/0034). A range of issue-specific 
advice was received, which included relevant policies from the development plan to 

be addressed, as well as confirmation of the documentation that would be required to 

accompany the reserved matters application in order to satisfy those policies.  

Pre-application Discussion with Lancashire County Council 

5.9 The Applicant has also consulted with LCC Highways Authority.  

5.10 A site layout plan (drawing 459-PL01 Rev A) was issued to the Highways Authority for 

them to provide comments on the layout and highways related matters.   

Letters to Key Local Stakeholders and Councillors  

5.11 An email was sent to various key stakeholders on 7th and 10th August 2020 to inform 

them directly of the proposals and invite them to provide any comments. Site layout 

plan (drawing 459-PL01 Rev A) which also includes the accommodation schedule as 

well as details of proposed access, public open space and landscaping was issued to 

local community and requested comments either via email or telephone.  

5.12 Emails were issued to the following: 

 

• Mrs Julie Buttle (Clerk) Whittingham Parish Council 

• Councillor Harry Landless (Preston Rural East Ward) 

• Councillor Ron Woollam (Preston Rural East Ward)  

• Tracey Blease (Whittingham and Goosnargh Cricket Club) 

• Members of Whittingham Hospital Community Liaison Group: 

o Peter Parkinson (Whittingham and Goosnargh Sports and Social Club)  

o Mary Cooper (Whittingham and Goosnargh Sports and Social Club) 

o Rob Parker (Whittingham and Goosnargh Club and Charity) 

o Anthony Ingham (Whittingham and Goosnargh Cricket Club) 

o Mark Vaughan (The Homes and Communities Agency) 
o Ken Hudson (CLG Chairperson) 

• NHS Guild Lodge Representatives: 
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o Cliff Howell 

o Stephen Beardwell 

o Helen O’Doherty 

• Crystal Hall Nursing Home: 

o Amanda Cummings 
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6. SUMMARY OF CONSULTATION RESPONSES 

6.1 Overall, only one response was received from the email sent out to local 

representatives. This email was from Goosnargh Parish Council.  

6.2 This Section provides a summary of the consultation responses and recommendations 

received. For reference, this Section is structured under the following headings: 

 
• Consultation with Preston City Council; 

• Consultation with Lancashire County Council; and 

• Response from Goosnargh Parish Council.  

Consultation Response from Preston City Council 

6.3 As set out in Section 5, a formal pre-application response was received from the 

Council. A copy of the Council’s pre-application advice is attached at Appendix 1, and 

a summary of the key points is set out below. 

• Affordable Housing – The Council confirmed that a 30% contribution of 

affordable housing in Phase 2 is welcomed and considered the proposed 

affordable dwellings are adequately pepper-potted throughout the site. 

• Design and Layout – Regarding design and layout, the Council requested any 

future reserved application be accompanied by a Design and Access Statement 

explaining how the design and layout has evolved and should be structured 

around Building for Life 12 standards. The Council provided comments relating 

to layout, density, parking, and other design-related matters.  

• Landscaping – The Reserved Matters application should be accompanied by 

a comprehensive landscaping scheme. The Council also advised the proposed 

Local Area of Play (LAP) should be provided in accordance with the “Six Acre 

Standard” guidance published by Fields in Trust. The LAP should provide 

opportunities for children with disabilities to play in tandem with other 
children. Equipment should be robust and long lasting, and its location should 

be in a setting which benefits from casual surveillance and the current location 

could be improved in this regard. Regarding St Johns Church, the detailed 

arrangement of its setting will need careful consideration, in particular, the 

proposed vehicle connection. Similarly, the spine road through the Site could 
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be better defined by a complete avenue of trees to create a hierarchy of road 

types. Where possible, existing trees should be retained.  

• Traffic and Highway Safety – All dwellings are expected to meet the 

required parking standards as set out in Appendix B of the Preston Local Plan 

2012-2026 (Site Allocations and Development Management Policies). Further 

highways comments were received from LCC as detailed below.  

• Safety and Security – Comments received from Lancashire Constabulary 

recommended that the development be designed and constructed to Secured 

by Design ‘Homes 2019’ security specification in order to mitigate risk of crime.  

• Waste – The storage of waste and recycling facilities should be considered 

and provided within a Waste Management Strategy.  

6.4 The Council requested the following list of documents to accompany a Reserved 

Matters Application: 

• Planning Statement 

• Affordable Housing Statement  

• Design and Access Statement 

• Public Realm Masterplan 

• Landscaping Scheme 

• Arboricultural Impact Assessment 

• Transport Statement 

• Parking and Access Arrangements  

• Crime Impact Statement  

• Waste Management Strategy  

• Employment Skills Statement  

• SCI  

• Landscape and Woodland Management Plan 

• Waste Management Scheme 

• Travel Plan 

• Bat Management Strategy  

Consultation Response from Lancashire County Council Highways 

6.5 The Applicant has had discussions with the LCC Highways Development Support Team. 

A pre-application response was received on 24th July 2020, which is enclosed at 

Appendix 2, . The comments received were minor in nature. 
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6.6 It was considered to be important that the Local Highway Authority (LHA) is satisfied 

on all matters including internal road widths; foot/cycle way widths and locations; 

suitable service verges; turning heads size; car parking and servicing that satisfies 

safety for all users; suitability for service vehicles to manoeuvre around the 

development; and visibility within the highway boundary.  

6.7 Overall, the general layout was deemed acceptable including highway widths, 

footways, turning heads, service verges and bus stop locations.  

6.8 Comments from LCC, however, requested the following to be addressed:  

1. The private shared surface between plot 1 and the turning head to plots 5 and 20 

to not connect to the spine road which may create a through route.  

2. The private shared surface between plots 214 and the turning head adjacent to 

plots 172 and 173 to not connect the two roads to create a through route.  

3. Recommend to relocate the 3m wide pedestrian/cycle path on the north/east side 
of the spine road to the other side of the spine road to reduce the number of 

contacts with junctions and driveways. 

4. All access roads should be designed as self-enforcing 20mph roads. Recommended 

measures introduced between plots 194 and 214 could include the bend being 

tightened up and a raised pedestrian crossing located adjacent to plot 200.  

5. Following the suggested raised pedestrian crossing, a link could then be provided 

from this to the adjacent site and Social club.  

6. Relocate either the driveways to plots 35, 89 and 224 or the adjacent ramps of 
junction tables.  

6.9 The Comments received from LHA also requested that the developer notes the 

following: 

• Adequate parking spaces for car and cycle in line with Preston City Council 

standards; 

• Minimum parking bay dimensions is 2.4m wide and 5m long; 

• If there are no paths to a dwelling, driveway parking spaces should be a 

minimum of 3.2m; 

• All integral and detached garages must have internal dimensions of 3m x 6m 

or they will not be considered park of parking provision; 
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• The internal site layout should support the principles of ‘Manual for Streets’ 

and LCC’s Creating Civilised Streets; 

• The provision of trees within the adopted highway can create issues and the 

LHA would not wish to take on significant maintenance issues in terms of root 

systems that may damage the carriageway and safety issues resulting from 

impact to necessary visibility splays, falling leaves, and impact on street 

lighting etc. The provision of any trees, shrubs or plants must be agreed at the 

detailed design stage for their suitability, type and location; 

• All access roads should be designed as self-enforcing 20mph roads, making 

use of horizontal deflection; and 

• The development should provide electric vehicle charging infrastructure at 

appropriate locations.  

Consultation Response from Whittingham Parish Council  

6.10 The response expressed that the Parish Council is relieved the development is being 

progressed. The Parish Council articulated the following key issues:  

 

• Clarification on the rationale for providing three small play areas as opposed 

to one large, multi-use play area; 

• Suggestion of a community allotment / planting area as an alternative to the 

small play area behind plots 214-217; 

• Provision of additional bus stops within the Site, particularly around plot 214 

where the road connects to the Taylor Wimpey development (Phase 1); and 

• Request from several residents for a new footpath wide enough for prams and 

wheelchairs be created from the North Lodge entrance to the Taylor Wimpey 

entrance behind the trees that front on to Whittingham Lane. This will enable 

residents to walk safely around the perimeter of the whole Site along the tree 

lined avenue.  
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7. RESPONSE TO COMMENTS 

7.1 This Section of the SCI sets out how the points raised during the pre-application and 

public consultation process have been addressed by the Applicant. 

Affordable Housing 

7.2 The Applicant has already agreed a contribution of 30% affordable housing provision 

for the reserved matters application and across the wider Site. The affordable 
properties have been distributed adequately across the Site. 

Design and Layout 

7.3 As set out in the accompanying Design and Access Statement, and Planning Statement, 

the proposed layout and design of the development is structured around Building for 

Life 12 standards, in accordance with the outline planning permission.  Following 

receipt of comments from the City and County Council’s, the issue of frontage car 

parking and other matters identified resulting from the number of terraced blocks has 

been reviewed.  That outcome of the review process resulted in some amendments to 
turning head dimensions, car parking space dimensions and the removal of shared 

surfaces as through-routes.  

Landscaping 

7.4 The submitted Landscape Masterplan and detailed proposals are considered to provide 

the extent of information requested.  The landscape proposals for the Site makes use 

of retained trees where possible, in addition to the use of new tree planting and a rich 

pallet of hard and soft landscape finishes, in order to create a high quality residential 

environment that sits comfortably within the Site’s existing parkland setting, whilst 

responding to modern-day expectations relation to access and useability.   

“Play Areas” 

7.5 It is important that the development contains a network of varied public spaces 

interspersed within the Site and accessible to a range of people. The proposed LAP 

and 2 x Pocket Parks are more than simply play areas. They are open/green spaces 

with a range of landscapes; whilst including some play equipment, they will also 

contain grassed and planted areas, trees and footpaths linked to the wider network 

around the former hospital site.  The Phase 2 Landscape Masterplan provides further 

detail surrounding the intended layout and use of these spaces.   
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7.6 Although the consultation response regarding the provision of allotments was 

considered by the Applicant, it is not a requirement of the outline planning permission. 

The Applicant considers that an allotment area would not be an appropriate use of the 

greenspace within Phase 2. The primary function of the Site’s greenspaces is to serve 

the needs of future residents, but also for all of the community to enjoy.  It is 
considered that a more diverse arrangement of public space is appropriate for this 

development, catering for a wider range of needs and allowing for design opportunities 

for green spaces to reflect the Site’s wider parkland setting.  Notwithstanding, this 

there may be opportunities for allotment provision within future phases of the wider 

development, should evidence of demand arise and Homes England consider it 

appropriate.   

Traffic and Highways  

7.7 The amount of parking across the Site will be in accordance with the Council’s parking 
standards.  

7.8 Parking dimensions have been increased from 2.4m x 4.8m to 2.4m x 5m to meet 

requirements and those without paths to the dwellings increased to 3.2m. The number 

of parking bays per plot can be met but this will mean a small number of the Kennford 

housing types will have all their front gardens as parking. It should also be noted that 

the Kennford houses include a 6x3m garage which contributes to the level of parking 

provision.  

7.9 In relation to the 3m pedestrian/cycle route, to switch this to the other side of the 
spine road would require a formal amendment to the outline permission because it is 

influenced by the approved access detailed. The proposed location also helps to 

integrate with existing provision and future links to Henry Littler Way and through the 

Site to later phases in accordance with the outline planning permission. 

7.10 The location of the indicated bus stops within Phase 2 has been agreed with LCC.  The 

pair at the Cumeragh Lane end of the spine road will be funded and constructed by 

BDW.  In addition to the bus stops shown within Phase 2, there will be a further pair 

of bus stops provided close to the entrance to the Taylor Wimpey scheme on Henry 
Littler Way (already funded by Taylor Wimpey) and another pair of bus stops 

approximately half way round the spine road to the south west of Phase 2, outside 

Barratt Homes development boundary.  The latter are also being funded by Section 

106 contributions. 
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New Footpath at Whittingham Lane / Cumeragh Lane  

7.11 This proposal, referred to by Whittingham Parish Council would be a matter primarily 

for Homes England, rather than the Applicant, because such a proposal would fall 

outside of the Applicant’s control.  It would also be primarily outside the wider outline 
application site boundary and it does not form part of the agreed masterplan.  Whilst 

I understand why some local residents may find the provision of a new footpath 

attractive, this was not requested by LCC as being necessary to make the development 

acceptable.   

Safety and Security 

7.12 The Application is accompanied by a Crime Impact Statement which demonstrates that 

the proposed development will be to Secure of Design standards in order to minimise 

the risk of crime. 

Waste 

7.13 The Application is accompanied by a Waste Management Strategy. 
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8. CONCLUSIONS 

8.1 Stakeholder engagement is not a statutory requirement, but it is strongly encouraged 

at the pre-application stage within both national and local policy, including the NPPF 

and the Council’s adopted SCI.  

8.2 The Applicant has sought to continue the ongoing dialogue with local stakeholders 

that was initiated prior to the submission of the outline planning application ref. 
06/2019/0365, to which this reserved matter application relates. The purpose of early 

engagement is to deliver a sustainable development that caters for the needs of 

existing and proposed residents and local businesses and stakeholders. 

8.3 The Applicant has been committed to keeping stakeholders and the wider community 

informed of the plans for the redevelopment of the former Whittingham Hospital Site. 

This is the reason why the Applicant has chosen to engage with community 

representatives as part of the proposals for Phase 2 of the development. 

8.4 Consultation has been undertaken in the form of pre-application discussion with both 
the Preston City Council and Lancashire County Council Highways department to gain 

crucial feedback on the plans for the Site, and to provide an early indication of any 

changes that are likely to be required in order to satisfy development plan policy.  

8.5 In addition, proactive engagement with local stakeholders has offered the opportunity 

to provide feedback on the detailed proposals for Phase 2.  

8.6 Overall, the feedback in response to the proposed development was largely positive. 

Both the City Council and LCC Highways have identified a small number of areas where 

the scheme would benefit from amendments and these comments have been taken 

into account and are addressed within the application submission.  The only additional 
local stakeholder response was from Whittingham Parish Council and it is clear that 

there is a local desire to see the Site come forward at the earliest opportunity.  It is 

hoped that the response offered to the matters raised by the Parish Council satisfy 

their queries and the Applicant remains open to further dialogue with local people 

through the Application process and beyond.   

8.7 Overall, the public consultation programme employed by the Applicant has fulfilled the 

Government’s objectives in the NPPF to improve efficiency and effectiveness of the 

planning system for all parties. The Applicant has fully embraced consultation with 
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both the Council and other key stakeholders and this should be looked upon favourably 

when determining the planning application.   
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The Development Team approach 
 
The City Council’s Development Team is a multi-disciplinary team of professionals involved in the planning application process. 
The team’s aim is to help streamline the determination of major and complex development proposals.  
 
The Development Team approach respects confidentiality and will not release any details, either internally or externally, unless it 
is necessary to do so in order to assist the applicant and/or agent. If this is the case, information will only be released with the 
applicant and/or agent’s agreement. 
 
Please note that any advice given by council officers at pre-application stage is not a formal planning decision by the council as 
Local Planning Authority and is not legally binding upon the Local Planning Authority. We will deliver the best advice possible based 
on the information provided. This advice will be offered in good faith and to the best of ability, without prejudice to any formal 
consideration of any planning application following statutory consultation, the issues raised and the evaluation of all available 
information. 
 

 

 

The purpose of this report 

 

This report provides written pre-application advice in response to the information received and presented by the applicant and/or 

agent at the meeting, clarity on issues and queries raised by the applicant/agent during the Development Team meeting and a list 

of documents required to achieve a valid a planning application.   
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Proposed development particulars 

 

Pre-application reference: PA/2020/0034 

 

Address: Whittingham Hospital, Whittingham Lane, Goosnargh,PR2 2JE 

 

Applicant/Agent: Mr Simon Artiss, Barratt Homes 

 

Date of meeting: Written response only 

 

Description of proposal: Reserved matters for phase 2 of outline application 06/2019/0365 

 

Submitted information: Application Form and Indicative Site Layout 
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Principle of 

proposal 

  

Relevant policies Comments Documents required 

for submission 

Core Strategy 

Policy 1 

 

Local Plan 

Policy HS 

The principle of developing the site for residential purposes has been established 

under outline planning applications 06/2007/0946, 06/2008/0116, 06/2013/0779 

and 06/2019/0365, the latter seeking planning permission for up to 750no. 

dwellings. The 2019 application was heard before the Planning Committee on 13th 

February 2020 where members resolved to approve the application subject to the 

satisfactory completion of a Section 106 Agreement. To date, the Section 106 

Agreement has not been concluded and therefore no planning permission has been 

granted. From the information submitted with this enquiry, it would appear that 

Phase 2 of the site would contain 236no. dwellings. As planning permission has not 

yet been granted, this response is concerned with the expected outstanding 

reserved matters not applied for under the 2019 outline, namely appearance, 

landscaping, layout and scale of the proposal, as well as highlighting any 

documents which may be required for submission at reserved matters stage. 

Planning Statement 

 

Housing supply   

Relevant policies  Comments Documents required 

for submission 

Core Strategy  

Policy 4 

Given the development plan policy which contains the housing requirement for the 
Central Lancashire authorities (Policy 4) is more than five years old, and no review 
of that policy has been undertaken since its adoption in 2012, the Council is now 
using the local housing need figure, calculated using the standard methodology, to 
monitor and assess its housing land supply position. 
 
In April 2020, following consideration by all three Central Lancashire authorities, 

the Central Lancashire Memorandum of Understanding and Statement of Co-

Planning Statement 
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Operation Relating to the Provision and Distribution of Housing Land (MOU) 

became effective. The MOU, in advance of the conclusion to the review of the Local 

Plan, ensures that the aggregate local housing need across Central Lancashire is 

met and that a consistent approach to monitoring housing land supply in Central 

Lancashire is established. The MOU requires Preston to supply 410 dwellings per 

annum. Against this figure, the Council can currently demonstrate a five year supply 

of deliverable housing land when account is taken of planning permissions granted 

up to 1 April 2019. 

Affordable housing    

Relevant policies  Comments 

 

Documents required 

for submission 

Core Strategy  

Policy 7  

 

Affordable Housing 

SPD 

The submitted indicative site layout and schedule of accommodation indicates 71 
affordable dwellings and 165 market dwellings would be provided in Phase 2 which 
equates to 30% of the 236no. proposed being affordable. This provision within 
Phase 2 is welcomed by the City Council. It is also considered the proposed 
affordable dwellings are adequately pepper-potted throughout the site. 

Affordable Housing 

Statement 

Design and layout   

Relevant policies Comments Documents required 

for submission 

Core Strategy 

Policy 5 

Policy 16 

Policy 17 

Any future reserved matters application should be accompanied by a Design and 

Access Statement (DAS), which should include an explanation of how the design 

and layout of the site has evolved. The Council’s Urban Designer suggests that the 

proposed development achieve Building for Life 12 standards, which should be 

incorporated into the DAS. The DAS could be structured around Building for Life 

12 standards to avoid duplicating work. 

Design and Access 

Statement 

Public Realm 

Masterplan 



 
 

5 
 

 

Local Plan 

Policy EN8 

Policy EN9 

 

Design Guide SPD 

 

Overall, it is considered that the general urban structure of the layout is acceptable 

and the inclusion of corner-turning and dual fronting units, to provide active 

frontages, is welcomed and should be retained in any future submission. Whilst the 

proposed density at 44 dwelling per hectare is high, it is considered the proposal 

would represent the effective use of land on an allocated site. The area of the layout 

which include terraced blocks (three units or more) and lots of frontage parking 

should be reduced where possible to provide a more attractive street scene. 

Furthermore, the terraced units result in long “bin runs” which may result in 

unnecessarily long trips for residents to present bins at the kerbside on collection 

days. These issues could be resolved by splitting the terraced units into semi-

detached properties, to provide either side aspect parking or, in limited cases, mid-

point “ginnel” walkways to access rear gardens. 

Any future submission should focus on the detailed design quality of the scheme, 

particularly the quality of the public realm and street scene elevations. It is 

suggested a full public realm masterplan is submitted showing all hard and soft 

landscaping areas, as well as street and parking area materials. Finally, the scheme 

should be shown in context with the existing development at Whittingham Hospital 

to ensure harmony is achieved between the respective phases.  

Landscaping    

Relevant policies  Comments  Documents required 

for submission 

Core Strategy  

Policy 17 

Any future reserved matters application should be accompanied by a 

comprehensive landscaping scheme. It is advised the following details should be 

included: 

1. Location plan to identify the site with scale and north point 

2. Information on ground levels, preparation and improvement 

3. Proposed top soil depths (tree pit dimensions for trees) 

Landscaping Scheme  

Arboricultural Impact 

Assessment 
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4. Existing vegetation and site features to be retained or removed.  Methods for the 

protection of existing trees and shrubs whilst development is being carried out 

5. Layout of beds - NB - It is not sufficient to list plant materials without showing the 

layout 

6. Staking and tying methods (generally for trees only)   

7. Whether plant material is container grown (container size to be specified), or 

bare rooted 

8. Density of plant material or planting centres, sizes of plant material (shrub height, 

tree girth, height of feathered whips) 

9. British Standards References (nursery stock, topsoil etc) 

10. Accurate plant names, grass/wildflower seed mixes (type and sowing rate and 

turf types) 

The submitted site layout shows a Locally Equipped Area for Play (LEAP) 

proposed. This should be provided in accordance with the “Six Acre Standard” 

guidance published by Fields in Trust. For the LEAP, good design is paramount 

and should offer excellent play value and create inclusive play by having 

opportunities for children with disabilities to play in tandem with other children. 

Equipment should be robust and long lasting. In terms of the LEAP’s location, this 

should be in a setting where it is overlooked to benefit from casual surveillance. 

The currently proposed location could therefore be improved in this regard. 

The detailed arrangement of the setting of St Johns Church will need careful 

consideration, in particular the proposed vehicle connection. Similarly, the spine 

road through the site could be better defined by a complete avenue of trees to 

create a hierarchy of road types, rather than it appearing as an estate road. In terms 

of trees, an Arboricultural Impact Assessment should be submitted to show the 

impact of the proposal on existing trees on the site. Where possible, it is advised 

that existing trees should be retained to improve the landscape offering. 
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During this phase of the development of the Whittingham Hospital site, the following 

issues should be carefully considered: 

 Boundaries (to site) – These should be appropriate and create active edges, 

eg estate style railings; 

 Boundaries (to dwellings) – These should be appropriate to create 

defensible space adjacent to housing; 

 Car parking areas – should be designed carefully including the circulation 

space around parking courts;  

 General planting – Any planting should be in line with the rural character of 

the site, using native species and mixes where appropriate; 

 Tree planning – The use of Sorbus, Prunus and Malus should be limited due 

to problems with Fireblight in the Preston area. Instead, the use of semi-

mature trees is advised in focal areas and to create the main avenue through 

the site. 

Traffic and 

highway safety 

  

Relevant policies  Comments Documents required 

for submission 

Core Strategy  

Policy 3 

 

Local Plan  

Policy ST1 

Policy ST2 

It is expected that all dwellings would meet the required parking standards as set 

out in Appendix B of the Preston Local Plan 2012-26 (Site Allocations and 

Development Management Policies). 

Lancashire County Council (LCC) operates a service of providing pre-application 

highway advice for development proposals and project work. You can make contact 

with officers via telephone on 0300 123 6780 or email at 

developeras@lancashire.gov.uk  

Transport Statement  

Parking and Access 

Arrangements 

mailto:developeras@lancashire.gov.uk
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For guidance notes and terms and conditions of the service LCC provide please 

visit: http://www.lancashire.gov.uk/business/business-services/pre-planning-

application-highways-advice-service.aspx. 

Safety and security   

Relevant policies  Comments  Documents required 

for submission 

Core Strategy 

Policy 26 

Comments have been received from Lancashire Constabulary recommending that 

the development be designed and constructed to Secured by Design ‘Homes 2019’ 

security specification, in order to mitigate any risk of crime. Further details can be 

found at: www.securedbydesign.com.  

Crime Impact 

Statement 

Waste   

Relevant policies  Comments Documents required 

for submission 

National Planning 

Policy for Waste 

 

 

The storage of waste and recycling facilities for the proposed development and the 

relevant servicing arrangements should be considered and details provided with 

any future planning application.  

Further guidance can be provided via the link below:  

http://www.preston.gov.uk/yourservices/planning/planning-

applications/application-advice/planning-new-developments/  

Waste Management 

Statement 

Employment skills   

Relevant policies 

 

Comments  Documents required 

for submission 

Core Strategy An Employment Skills Statement should be submitted alongside the application 

(required for applications of over 30 dwellings). This should identify skills shortages 

Employment Skills 

Statement 

http://www.lancashire.gov.uk/business/business-services/pre-planning-application-highways-advice-service.aspx
http://www.lancashire.gov.uk/business/business-services/pre-planning-application-highways-advice-service.aspx
http://www.securedbydesign.com/
http://www.preston.gov.uk/yourservices/planning/planning-applications/application-advice/planning-new-developments/
http://www.preston.gov.uk/yourservices/planning/planning-applications/application-advice/planning-new-developments/
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Policy 15 

 

within the surrounding area, and outline opportunities arising from the proposed 

scheme.  

Further details can be obtained from Tamar Reay – t.reay@preston.gov.uk and 

Jane Smith of Calico – contact@ctep.co.uk 

Section 106/CIL   

Relevant policies 

 

Comments Documents required 

for submission 

Core Strategy 

Policy 7 

 

Affordable Housing 

SPD 

Affordable housing – Proposed residential developments should provide 30% in 

urban parts of Preston, South Ribble and Chorley. 

Community Infrastructure Levy (CIL) liable, aside from any on site affordable 

housing. Please see the Council’s charging schedule and guidance notes for more 

information: 

http://www.preston.gov.uk/yourservices/planning/planning-policies/community-

infrastructure-levy/.  

CIL form 

 

Consultation   

 Public consultation should be undertaken prior to submitting a major planning 

application, should this be undertaken please provide details of this and any 

feedback that you received with your application. 

Statement of 

Community 

Involvement 

Documents required prior to submission of  any reserved matters application 

Based on the committee report for the 2019 application and draft outline conditions, the following documents will be required to be 

submitted prior to the submission of any reserved matters application: 

 A phasing scheme (or plan) including the geographical phases which shall be the subject of separate reserved matters 

applications 

mailto:t.reay@preston.gov.uk
mailto:contact@ctep.co.uk
http://www.preston.gov.uk/yourservices/planning/planning-policies/community-infrastructure-levy/
http://www.preston.gov.uk/yourservices/planning/planning-policies/community-infrastructure-levy/
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Documents required at reserved matters stage 

As well as the documents outlined above, based on the committee report for the 2019 application and draft outline conditions, the 

following documents will be required to be submitted with any future application for Reserved Matters: 

 Landscape and Woodland Management Plan, which should include the provision of bird nesting boxes; 

 A Waste Management Scheme; 

 A full Travel Plan in accordance with the principles of the overarching site-wide Travel Plan; and 

 Bat Management Strategy. 

Documents required pre-commencement of development  

Based on the committee report for the 2019 application and draft outline conditions, the following documents will be required to be 

submitted prior to the commencement of development in any phase : 

 SAP Calculations to demonstrate the proposal will achieve not less than a 19% improvement in the Dwelling Emission Rate 

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

 Off-site highway works associated with the creation of the new access of Cumerargh Lane; 

 Drainage Strategy for foul and surface water; 

 Details of protection of the large diameter strategic trunk main which is located at the north eastern side of the site (if 

applicable); 

 Construction Environmental Management Plan; 

 Updated survey for badger setts; and 

 Method Statement for protecting the Blundell Brook from accidental spillages. 

 

 

We would also like to make you aware of Preston City Council’s Building Control team which can provide you with a service to 

meet the needs of your specific project. The team has a number of experienced and highly trained surveyors with local knowledge, 

who can offer pre-submission advice, rapid application turnaround and a same day inspection service. The Building Control team 

works very closely with the planning department and would be happy to offer advice at an early stage to ensure your project runs 
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as smoothly as possible from start to finish. If you would like to know more about Building Regulations and the services provided, 

please contact the Building Control department on 01772 906913 or by email at building.control@preston.gov.uk . 

Please note that the information contained in this letter is an informal opinion only and is based on the information which 

has been provided to us. I am sure you will appreciate that any opinions given at this stage are wholly without prejudice 

to the determination of any application we may receive. 

We trust the above information is of assistance, if you require any further information, please do not hesitate to contact James 

Mercer on 01772 906912. 

 

mailto:building.control@preston.gov.uk
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Phil Durnell 
Director, Highways and Transport 
Lancashire County Council 

PO Box 100   County Hall   Preston   PR1 0LD 

 

 

 

 

 
 
 
 
 
David Stoddart 
Prime Transport Planning 
9 Hurricane Court 
Liverpool International Business Park 
Estuary Boulevard 
Liverpool 
  
 

Phone: 01772 530702  

Email:   

Our ref: 
Pre App – Whittingham Hospital - 
Barratt Homes 

 

Date: 24/07/2020  

   

  
 

 

PRE-APPLICATION ADVICE 
 
Location:  Former Whittingham Hospital, Presto, PR32JE 
Proposal:  Housing Development  
  
 

Dear Dave 
 

Following on from the dialog you have had with my colleague Dave Allen, this note 
provides LCC Highways Development Support Teams Pre Application advice on the 
planning layout as shown in drawing 459-PL01 Rev A. 
 
Advice is given in good faith and without prejudice to the formal consideration of any 
planning application, which will be subject to public consultation and ultimately decided 
by the Local Planning Authority. No advice given can prejudge, or guarantee quite how 
the local planning authority may decide any particular case. 
 
The Council's advice is current on the date it is given. Whilst every attempt will be 
made to identify reasonably foreseeable future influences the Council cannot 
guarantee that its advice will take these into account.  This may extend to matters such 
as changes in planning policy or planning precedent. The advice in any event will 
expire 12 months after the date on which it is given.  
 
While this pre application advice does not form part of the local planning authorities 
planning process, it is likely that the advice will form the basis of a formal response to 
the local planning authority if an application is subsequently submitted. 
 
Internal Site Layout  
 
The developer is advised to consider these comments at the early stages of 
developing site proposals. Where the recommendations below are not considered at 
the early planning stages this may lead to abortive design work, delays and 
necessary changes if future layouts submitted do not satisfy LCC requirements in 
regard to layout and safe provision for vehicular and sustainable transport.  
 



 
2 
 

It is expected that the internal roads will be considered for highway adoption under a 
section 38 agreement with Lancashire County Council. 
 
It is important that the highway authority, is satisfied on all matters including internal 
road widths, foot/cycle way widths/ locations, suitable service verges, turning heads 
size, car parking and servicing that satisfies safety for all users (including mobility 
impaired), suitability for service vehicles to manoeuvre around the development and 
visibility within highway boundary. 
 
For the most part the general layout as shown within the submitted drawing 459-
PL01 Rev A is acceptable, including highway widths, footways, turning heads, 
service verges and bus stop locations. 
 
I would however request that the following points are addressed: 
 

1. A private shared surface has been indicated between the spine road adjacent 
to plot 1 and the turning head adjacent to plots 5 and 20. LCC would request 
that the shared surface does not connect to the spine road therefore creating 
a through route. LCC would have no objection to a temporary arrangement to 
facilitate the sales centre during the marketing of the site.  
 

2. A private shared surface has also been indicated between the spine road 
adjacent to plot 214 and the turning head adjacent to plots 173 and 172. LCC 
would again request that the shared surface does not connect the two roads 
therefore creating a through route. A gap between plots 216 and 217 would be 
recommended with a pedestrian link. 
 

3. A 3m wide shared pedestrian/cycle path has been indicated on the North/East 
side of the spine road. LCC would recommend this is relocated to the other 
side of the spine road to reduce the number of contacts with junctions and 
driveways. 
 

4. All access roads should be designed as self-enforcing 20mph roads. I have 
concerns regarding the internal spine road between plots 194 and 214. I 
would recommend measures are introduced within this location. This could 
include the bend being tightened up and a raised pedestrian crossing located 
adjacent to plot 200.  
 

5. Following on from the suggested raised pedestrian crossing adjacent to plot 
200. A link could then be provided from this to the adjacent site and Social 
club.   
 

6. A number of private driveways (plots 35, 89 and 224) are located adjacent to 
the ramps of junction tables. LCC requests that either the driveways or the 
ramps are relocated. 
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In regards to general layout considerations, I would ask that the developer notes the 
following: 
 

1. An adequate number of parking spaces (car and cycle) must be provided for 
the proposed residential development, in line with agreed Preston City Council 
standards. Failure to provide adequate parking can result in excessive parking 
on street, parking on footways and verges with resulting safety, amenity and 
maintenance issues. 
 

2. The minimum dimension for a standard parking bay is 2.4m wide by 5.0m 
long. 
 

3. With regard to driveway dimensions, if there are no paths to a dwelling any 
drive parking space should be a minimum of 3.2m to allow pedestrian access 
past vehicles. 
 

4. With regard to garage dimensions I would note that all integral and detached 
garages must have internal dimensions of 3m x 6m, or they will not be 
considered part of the parking provision. 
 

5. The internal site layout should support the principles of 'Manual for Streets' and 
LCC's Creating Civilised Streets. 

 

6. The provision of trees within the adopted highway can create issues for the 
local highway authority. Please note that the LHA would not wish to take on 
significant maintenance issues created by such proposals (in terms of root 
systems that may damage the carriageway and safety issues resulting from 
impact to necessary visibility splays, issues created by falling leaves and 
impact on street lighting etc.). The provision of any trees, shrubs or plants 
must be agreed at the detailed design stage for their suitability, type and 
location. Planting will not be permitted where this would reduce visibility 
splays. 

 
7. All access roads should be designed as self-enforcing 20mph roads, in line 

with MfS, making use of horizontal deflection, rather than vertical deflection; 
 

8. In line with government policy I would expect the development to provide 
electric vehicle charging infrastructure at appropriate locations. 

 
Where the recommendations above are not implemented the highways may not be 
suitable for adoption and they will remain private. Further guidelines regarding 
highway adoptable layout can be found on the Lancashire County Council 
Residential Road Design Guide and the construction of the highway to be to the 
Lancashire County Council Specification for Estate Roads 2011 edition. 
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Sustainable Urban Drainage Systems (SuDs) 
 
Sustainable Urban Drainage Systems (SuDs) - LCC are now the Lead Local Flood 
Authority (LLFA), as such LCC Flood Risk Assessment Team will provide detailed 
comments during the planning process under a separate response. 
 
The application should consider the requirements likely to be asked for in support of 
a SuDs drainage scheme, if deemed necessary. These considerations may 
significantly affect the site layout/design to include for the likes of swales, storage 
ponds etc. to control run off rates in accordance with SuDs guidance. 
 
The applicant is advised that highway surface water drainage system must not be 
used for the storage of any flood waters from the adoptable United Utility surface 
water system, or any private surface water drainage system. In general, LCC will 
seek to limit the use of culverts where alternative sustainable solutions can be found. 
 
The submission of engineering and constructional details together with the extent of 
adoption should be agreed in principle by the developer and Highway Authority at the 
reserved matters planning stage. 
 
 
I hope all of the above is of assistance and please feel free to contact us with any 
queries. We would also be happy to comment on any amended drawings, etc. 
 
Yours sincerely 
 
 
 
Rob Hancock 
Highways and Transport 
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	1. INTRODUCTION
	Background
	1.1 This Statement of Community Involvement (SCI) has been prepared by Barton Willmore LLP on behalf of Barratt Homes (the ‘Applicant’) in support of an application for the approval of reserved matters (layout, scale, appearance and landscaping) for t...
	1.2 This application is submitted pursuant to an outline planning permission (ref. 06/2019/0365) which Preston City Council granted on 10th September 2020. The outline planning permission approved the following:
	Purpose of this Statement
	1.3 The purpose of this Statement is to provide details of the engagement and consultation methods which have been employed by the Applicant during the pre-application process of this reserved matters application. The Statement also sets out a respons...
	1.4 This document should be read in conjunction with the suite of information submitted as part of the application. The planning merits and justification for the proposed development are documented within the Planning Statement which accompanies the a...
	Statement Structure
	1.5 The following sections of the SCI are structured as follows:
	 Section 2 outlines the planning policy and legislative context;
	 Section 3 provides the development context and describes the Site and the proposed development;
	 Section 4 sets out a summary of the consultation undertaken at the outline application stage;
	 Section 5 provides details on the consultation methodology;
	 Section 6 summarises the responses received and sets out how the feedback has informed the planning application and design; and
	 Section 7 provides a summary and concluding remarks.
	2. PLANNING POLICY AND LEGISLATIVE CONTEXT
	Planning and Compulsory Purchase Act 2004 and Localism Act 2011
	2.1 The Planning and Compulsory Purchase Act 2004 sets out the requirements for Local Planning Authorities to produce a SCI and outlines how local communities should be involved in the preparation of local development plan documents and emerging devel...
	2.2 The Localism Act 2011 reinforces the need for developers to engage in pre-application consultation with local communities prior to the submission of a planning application (for certain types of development).
	2.3 Guidance published alongside the Localism Act in February 2011 (Pre-Application Consultation with Communities: Basic Guide) was withdrawn on 7th March 2014 and replaced by guidance contained with the Planning Practice Guidance launched on 6th Marc...
	2.4 There is no statutory requirement to undertake pre-application engagement and consultation for the proposed development. However, the Applicant felt that continuing the engagement with local stakeholders was an important process to identify that e...
	National Planning Policy Framework (‘NPPF’) (2019)
	2.5 The first edition of the National Planning Policy Framework (NPPF) was adopted in March 2012. This was superseded by the revised version of the NPPF adopted in July 2018 and the most recent NPPF was adopted by the Government in February 2019.
	2.6 This amended version makes minor alterations to the second edition published by the Government in July 2018. The Revised NPPF continues to set out the Government’s planning policies for England and how these are expected to be applied at a local l...
	2.7 The NPPF takes forward the legislative requirements of the 2004 and 2011 Acts; paragraph 39 reaffirms:
	2.8 As well as developers, the NPPF states at paragraph 40 that Local Planning Authorities:
	2.9 This “message” aligns with paragraph 41 of the NPPF, whereby:
	“The more issues that can be resolved a pre-application stage, including the need to deliver improvements to infrastructure and affordable housing, the greater the benefits.”
	2.10 In terms of design, paragraph 128 of the NPPF is also clear that:
	2.11 In view of the above, both the Applicant and Preston City Council (“the Council”) have had a role to play in the engagement and consultation process to shape the proposed development.
	National Planning Practice Guidance (NPPG)
	2.12 The Government published the National Planning Practice Guidance (‘NPPG’) on 6th March 2014. This effectively provides supplementary guidance to the NPPF in the shape of a web-based resource.
	2.13 The NPPG section titled ‘Before submitting an application’ (Paragraph: 001 Reference ID: 20-001-20150326) reinstates that pre-application engagement by prospective applicants offers:
	“significant potential to improve both the efficiency and effectiveness of the planning application system and improve the quality of planning applications and their likelihood of success.”
	2.14 The NPPG goes on to state that this can be achieved by way of the following:
	 Providing an understanding of the relevant planning policies and other material considerations associated with a proposed development;
	 Working collaboratively and openly with interested parties at an early stage to identify, understand and seek to resolve issues associated with a proposed development;
	 Discussing the possible mitigation of the impact of a proposed development, including any planning conditions;
	 Identifying the information required to accompany a formal planning application, thus reducing the likelihood of delays at the validation stage; and
	2.15 Turning to those parties to be involved at the pre-application stage, the NPPG sets out the need for a collaborative process between applicants and other interested parties. These may include the following:
	2.16 There is recognition that the parties involved at the pre-application stage will vary on a case-by-case basis, and the level of engagement should be proportionate to the nature and scale of a proposed development. Each party is identified as havi...
	Preston Statement of Community Involvement (2018)
	2.17 In accordance with legislative requirements, the Council has an adopted Statement of Community Involvement (SCI). This was adopted in December 2018. The SCI reiterates the importance of early engagement and encourages developers to engage with st...
	2.18 In the case of all significant planning applications, the Council encourages applicants to discuss their proposals with planning officers and carry out community consultation prior to formal submission.
	2.19 In terms of community engagement, the SCI acknowledges that the methods of community consultation will vary depending on the type and scale of development, but should include informing occupiers of nearby properties, Parish Councils where applica...
	2.20 The SCI recognises that the pre-application process improves the quality of applications, allows decisions to be made more quickly and provide more certainty for applicants. Pre-application publicity helps applicants to gauge community opinion at...
	3. DEVELOPMENT CONTEXT
	This Section sets out the context of this application for the approval of reserved matters and includes a background to the outline application, a description of the Site and its surroundings, and a description of the proposed development.
	Application Context
	3.1 As articulated in Section 1, this application is submitted pursuant to an outline planning permission (ref. 06/2019/0365) which Preston City Council granted on 10th September 2020. The outline planning permission approved the following:
	3.2 The outline planning permission is accompanied by a S106 Agreement  relating to affordable housing provision, funding for school places, funding for public transport, a site wide travel plan and funding for a travel plan co-ordinator, sustainable ...
	3.3 With the principle of residential development already established on the Site, this application is for the approval of the reserved matters of Phase 2 of the wider development site in line with the parameters established at the outline planning st...
	The Application Site and Surroundings
	3.4 The Site is located to the south of Whittingham Lane, Goosnargh and to the west of Cumeragh Lane, Cumeragh Village. The Site is located approximately 7 miles to the north east of Preston City Centre and approximately 4 miles to the north east of J...
	3.5 The Application Site extends to approximately 7.85 hectares and forms part of the wider development site which stretches 48.7 hectares and benefits outline planning permission for up to 750 dwellings.
	3.6 The Site forms part of the former Whittingham Hospital complex which opened in 1873 and closed in 1995.
	3.7 To the west of the Site and adjacent to Henry Littler Way is the Taylor Wimpey development of 150 homes known as Whittingham Park. This development was granted reserved matters approval in October 2014 under application reference 06/2014/0535 and ...
	3.8 Today, the remaining Site mainly comprises formal and informal landscaping, including mature trees and clusters of mature woodland, which provide the Site with a strong landscape context. Whittingham & Goosnargh Sports & Social Club; a private mem...
	3.9 Whittingham and Goosnargh Cricket Ground is located to the south east of the Site. The Grade II Listed St. Johns Church is located to the north of the Cricket Club and borders the south eastern boundary of the Site.
	3.10 The Site benefits from existing vehicular access from Cumeragh Lane and from Whittingham Lane, via the original northern hospital access.
	3.11 To the north of the Site is a strip of open greenfield land known locally as Gott Front Field, and the cemetery, and beyond this is Whittingham Lane and Goosnargh village.
	3.12 Along the eastern edge of the Site, there are several care related uses associated with Guild Lodge; a secure mental health inpatient facility. Care facilities include The Hermitage; a care home, which prepares residents with mental health proble...
	3.13 To the south of the Site is the cleared land of the former Hospital buildings and associated land, beyond which is open countryside made up of fields and agricultural uses. To the west of the Site is Crystal Hall, a residential care home, and Whi...
	3.14 Overall, the Site occupies a sustainable location with good local service provision and access to public transport services providing a sustainable alternative to the private car.
	Proposed Development
	3.15 Following the grant of outline planning permission for up to 750 dwellings with all matters reserved, except for access, as referred to in the previous sections, this application seeks approval for details in relation to the layout, scale, appear...
	3.16 Phase 2 will provide a ‘residential gateway’ to the overall scheme from Cumeragh Lane, forming the all-important new eastern dedicated residential access and essential site infrastructure to support the success of the later phases of the wider si...
	3.17 The proposals include 250 dwellings, including a mix of 2, 3 and 4-bed dwellings. 30% of those dwellings will be affordable.
	3.18 The scheme will retain as many of the existing trees as possible with the addition of new planting. The proposals also include a Local Area for Play (LAP) focussed for children aged 1.5 to 6 years and 2 x play areas and pocket parks located towar...
	3.19 A full description of the proposed reserved matters including housing mix, density, scale, massing, appearance, landscaping and access can be found in the Planning Statement and Design and Access Statement which accompany this application.
	4. OUTLINE APPLICATION CONSULTATION SUMMARY
	 Residents of Goosnargh and Whittingham – those individuals living within proximity to the Site;
	 Preston City Council Officers – the Local Planning Authority for the area;
	 Lancashire County Council Officers – the Authority responsible for education and highways infrastructure in the area;
	 Ward Councillors (Preston Rural North) – Local Authority representatives of individuals living in Goosnargh and Whittingham;
	 Goosnargh Parish Council – local representatives of individuals living in Goosnargh;
	 Whittingham Parish Council – local representatives of individuals living in Whittingham;
	 Sir Mark Hendrick Member of Parliament – the Member of Parliament for Preston;
	 Whittingham and Goosnargh Cricket Club – There current facilities sit within the Site boundary;
	 Whittingham and Goosnargh Sports and Social Club – There current Club and associated amenities sit within the Site boundary and the facility is proposed to be redeveloped as part of the proposed development;
	 Guild Lodge – A secure mental health business facility operating to the east of the Site;
	 Goosnargh Oliverson’s C of E Primary School – the local primary school that serves Goosnargh and Whittingham;
	 Taylor Wimpey – developers for the initial phase of development on the Site;
	 Whittingham Hall Farm – owners and farmers of the land to the south and west of the Site;
	 Crystal Hall Nursing Home – Nursing home that sits to the west of the Site; and
	 Whittingham Hospital Community Liaison Group (“CLG”) – a working group comprising representatives of a number of the stakeholder groups identified above, including the City Council, Parish Council’s, Sports and Social Club and Cricket Club.
	5. RESERVED MATTERS CONSULTATION METHODOLOGY
	5.1 This Section of the SCI documents the community consultation undertaken by the Applicant, Barratt Homes, prior to the submission of this application for the approval of reserved matters for Phase 2.
	5.2 Prior to the submission of this Application consultation was undertaken with Preston City Council, Lancashire County Council (LCC) Highways, the Whittingham Hospital Community Liaison Group and other neighbouring representatives. The Application a...
	5.3 The main objective of the consultation was to continue the ongoing communication with the Council and local community and stakeholders, in order to obtain feedback on the progression of Phase 2 and to build an understanding of what local represent...
	5.4 It is acknowledged by the Applicant that both the scope of consultees and consultation methods were reduced when compared to that undertaken at the outline application stage.  However, it is considered by the Applicant that given the extent of mat...
	5.5 Through this consultation, it was possible to determine the issues most important to the local community and stakeholders to aid the process of designing a proposed Phase 2 masterplan to address those issues raised where possible.  And where it wa...
	5.6 The methods of this consultation exercise are detailed below.
	Consultation Strategy
	5.7 The following methods were deployed by the Applicant to provide opportunities for interested parties to provide their comments at the pre-application stage:
	Pre-application discussions with Preston City Council
	5.8 A formal request for pre-application advice was submitted to the Council on 13th March 2020 and, in response, a formal major pre-application advice report was issued by Preston City Council (pre-app reference PA/2020/0034). A range of issue-specif...
	Pre-application Discussion with Lancashire County Council
	5.9 The Applicant has also consulted with LCC Highways Authority.
	5.10 A site layout plan (drawing 459-PL01 Rev A) was issued to the Highways Authority for them to provide comments on the layout and highways related matters.
	Letters to Key Local Stakeholders and Councillors
	5.11 An email was sent to various key stakeholders on 7th and 10th August 2020 to inform them directly of the proposals and invite them to provide any comments. Site layout plan (drawing 459-PL01 Rev A) which also includes the accommodation schedule a...
	5.12 Emails were issued to the following:
	6. SUMMARY OF CONSULTATION RESPONSES
	6.1 Overall, only one response was received from the email sent out to local representatives. This email was from Goosnargh Parish Council.
	6.2 This Section provides a summary of the consultation responses and recommendations received. For reference, this Section is structured under the following headings:
	Consultation Response from Preston City Council
	6.3 As set out in Section 5, a formal pre-application response was received from the Council. A copy of the Council’s pre-application advice is attached at Appendix 1, and a summary of the key points is set out below.
	 Affordable Housing – The Council confirmed that a 30% contribution of affordable housing in Phase 2 is welcomed and considered the proposed affordable dwellings are adequately pepper-potted throughout the site.
	 Design and Layout – Regarding design and layout, the Council requested any future reserved application be accompanied by a Design and Access Statement explaining how the design and layout has evolved and should be structured around Building for Life...
	 Landscaping – The Reserved Matters application should be accompanied by a comprehensive landscaping scheme. The Council also advised the proposed Local Area of Play (LAP) should be provided in accordance with the “Six Acre Standard” guidance publish...
	 Traffic and Highway Safety – All dwellings are expected to meet the required parking standards as set out in Appendix B of the Preston Local Plan 2012-2026 (Site Allocations and Development Management Policies). Further highways comments were receiv...
	 Safety and Security – Comments received from Lancashire Constabulary recommended that the development be designed and constructed to Secured by Design ‘Homes 2019’ security specification in order to mitigate risk of crime.
	 Waste – The storage of waste and recycling facilities should be considered and provided within a Waste Management Strategy.
	6.4 The Council requested the following list of documents to accompany a Reserved Matters Application:
	Consultation Response from Lancashire County Council Highways
	6.5 The Applicant has had discussions with the LCC Highways Development Support Team. A pre-application response was received on 24th July 2020, which is enclosed at Appendix 2, . The comments received were minor in nature.
	6.6 It was considered to be important that the Local Highway Authority (LHA) is satisfied on all matters including internal road widths; foot/cycle way widths and locations; suitable service verges; turning heads size; car parking and servicing that s...
	6.7 Overall, the general layout was deemed acceptable including highway widths, footways, turning heads, service verges and bus stop locations.
	6.8 Comments from LCC, however, requested the following to be addressed:
	1. The private shared surface between plot 1 and the turning head to plots 5 and 20 to not connect to the spine road which may create a through route.
	2. The private shared surface between plots 214 and the turning head adjacent to plots 172 and 173 to not connect the two roads to create a through route.
	3. Recommend to relocate the 3m wide pedestrian/cycle path on the north/east side of the spine road to the other side of the spine road to reduce the number of contacts with junctions and driveways.
	4. All access roads should be designed as self-enforcing 20mph roads. Recommended measures introduced between plots 194 and 214 could include the bend being tightened up and a raised pedestrian crossing located adjacent to plot 200.
	5. Following the suggested raised pedestrian crossing, a link could then be provided from this to the adjacent site and Social club.
	6. Relocate either the driveways to plots 35, 89 and 224 or the adjacent ramps of junction tables.
	6.9 The Comments received from LHA also requested that the developer notes the following:
	Consultation Response from Whittingham Parish Council
	6.10 The response expressed that the Parish Council is relieved the development is being progressed. The Parish Council articulated the following key issues:
	7. RESPONSE TO COMMENTS
	7.1 This Section of the SCI sets out how the points raised during the pre-application and public consultation process have been addressed by the Applicant.
	Affordable Housing
	7.2 The Applicant has already agreed a contribution of 30% affordable housing provision for the reserved matters application and across the wider Site. The affordable properties have been distributed adequately across the Site.
	Design and Layout
	7.3 As set out in the accompanying Design and Access Statement, and Planning Statement, the proposed layout and design of the development is structured around Building for Life 12 standards, in accordance with the outline planning permission.  Followi...
	Landscaping
	7.4 The submitted Landscape Masterplan and detailed proposals are considered to provide the extent of information requested.  The landscape proposals for the Site makes use of retained trees where possible, in addition to the use of new tree planting ...
	“Play Areas”
	7.5 It is important that the development contains a network of varied public spaces interspersed within the Site and accessible to a range of people. The proposed LAP and 2 x Pocket Parks are more than simply play areas. They are open/green spaces wit...
	7.6 Although the consultation response regarding the provision of allotments was considered by the Applicant, it is not a requirement of the outline planning permission. The Applicant considers that an allotment area would not be an appropriate use of...
	Traffic and Highways
	7.7 The amount of parking across the Site will be in accordance with the Council’s parking standards.
	7.8 Parking dimensions have been increased from 2.4m x 4.8m to 2.4m x 5m to meet requirements and those without paths to the dwellings increased to 3.2m. The number of parking bays per plot can be met but this will mean a small number of the Kennford ...
	7.9 In relation to the 3m pedestrian/cycle route, to switch this to the other side of the spine road would require a formal amendment to the outline permission because it is influenced by the approved access detailed. The proposed location also helps ...
	7.10 The location of the indicated bus stops within Phase 2 has been agreed with LCC.  The pair at the Cumeragh Lane end of the spine road will be funded and constructed by BDW.  In addition to the bus stops shown within Phase 2, there will be a furth...
	New Footpath at Whittingham Lane / Cumeragh Lane
	7.11 This proposal, referred to by Whittingham Parish Council would be a matter primarily for Homes England, rather than the Applicant, because such a proposal would fall outside of the Applicant’s control.  It would also be primarily outside the wide...
	Safety and Security
	7.12 The Application is accompanied by a Crime Impact Statement which demonstrates that the proposed development will be to Secure of Design standards in order to minimise the risk of crime.
	Waste
	7.13 The Application is accompanied by a Waste Management Strategy.
	8. CONCLUSIONS
	8.1 Stakeholder engagement is not a statutory requirement, but it is strongly encouraged at the pre-application stage within both national and local policy, including the NPPF and the Council’s adopted SCI.
	8.2 The Applicant has sought to continue the ongoing dialogue with local stakeholders that was initiated prior to the submission of the outline planning application ref. 06/2019/0365, to which this reserved matter application relates. The purpose of e...
	8.3 The Applicant has been committed to keeping stakeholders and the wider community informed of the plans for the redevelopment of the former Whittingham Hospital Site. This is the reason why the Applicant has chosen to engage with community represen...
	8.4 Consultation has been undertaken in the form of pre-application discussion with both the Preston City Council and Lancashire County Council Highways department to gain crucial feedback on the plans for the Site, and to provide an early indication ...
	8.5 In addition, proactive engagement with local stakeholders has offered the opportunity to provide feedback on the detailed proposals for Phase 2.
	8.6 Overall, the feedback in response to the proposed development was largely positive. Both the City Council and LCC Highways have identified a small number of areas where the scheme would benefit from amendments and these comments have been taken in...
	8.7 Overall, the public consultation programme employed by the Applicant has fulfilled the Government’s objectives in the NPPF to improve efficiency and effectiveness of the planning system for all parties. The Applicant has fully embraced consultatio...
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