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1 INTRODUCTION 

 

1.1 PWA Planning is retained by Story Homes (‘the appellant’) to lodge an appeal against the refusal of 

planning application ref. 06/2020/1002 which sought permission for up to 125no. dwellings (all 

other matters reserved) (resubmission of 06/2019/0866) at land to the north of Jepps Lane, Barton, 

Preston (‘the site’) by Preston City Council (‘the Council’).  

 

1.2 The proposed development is described in the decision notice and associated application 

documentation as:  

 

‘Outline planning application seeking approval for access only for residential development up to 

125no. dwellings (all other matters reserved) (resubmission of 06/2019/0866)’ 

 

1.3 This Statement of Common Ground (SoCG) has been prepared by PWA Planning, on behalf of the 

appellant, and by the Council. It has been prepared in accordance with the Town and Country 

Planning (Determination by Inspectors) (Inquiries Procedure) (England) Rules 2000 (as amended) 

and the Procedural Guide  “Planning appeals – England” (2nd July 2020) in particular Annex K.  

 

1.4 This statement addresses the following areas of common ground: 

 

1. Development plan and supplementary planning guidance (including relevant policies) 

and any draft development plan (including stage reached and weight to be attached); 

2. Areas of Agreement relevant to all appeals;  

3. Areas of Disagreement relevant to all appeals; 
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2 AGREED MATTERS 

 
2.1 In terms of the process with the application it is agreed that the application was received by Preston 

City Council as a valid application on 17th September 2020 and was determined on 3rd December 

2020 following a Planning Committee meeting on the 3rd December 2020.  

 

Development Plan and Supplementary Planning Documents 

 

2.2 The adopted Development Plan comprises: 

 

• The Central Lancashire Core Strategy (CS) which was adopted in July 2012 and covers the 

period 2010-2026. This is a joint Core Strategy between Preston City Council, South Ribble 

Borough Council and Chorley Borough Council and covers the three administrative 

boundaries, which form a single housing market area (HMA). It sets out the strategic policies 

for the HMA. 

• Preston Local Plan 2012-2026 (Site Allocations and Development Management Policies 

DPD), which was adopted in July 2015 and allocates land to meet the development needs 

of Preston to achieve the vision set out in the CS. It also sets out development management 

policies for the City. 

• Joint Lancashire Minerals and Waste Local Plan 

• Preston City Centre Plan (Area Action Plan to 2026) 

• Broughton in Amounderness Neighbourhood Development Plan 2016-2026 

• Inner-East Preston Neighbourhood Development Plan 2014-2029 

 

2.3 The Joint Lancashire Minerals and Waste Local Plan and Preston City Centre Plan are not of 

relevance to the Appeals. There is no neighbourhood plan relevant to the Appeal. 

 

2.4 The relevant policies of the adopted Central Lancashire Core Strategy (CS) comprise: 

 

• Policy 1: Locating Growth 

• Policy 2: Infrastructure 

• Policy 3: Travel 

• Policy 4: Housing Delivery 

• Policy 5: Housing Density 

• Policy 7: Affordable Housing and Special Needs Housing 
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• Policy 14: Education 

• Policy 17: Design of New Buildings 

• Policy 21: Landscape Character Areas 

• Policy 22: Biodiversity and Geodiversity 

• Policy 27: Sustainable Resources and New Developments 

• Policy 29: Water Management 

• Policy 31: Agricultural Land 

 

2.5 The relevant policies of the Adopted Preston Local Plan 2012-2026: Site Allocations & Development 

Management Policies (PLP) comprise: 

 

• Policy HS1: Allocation of Housing Sites 

• Policy HS3: Green Infrastructure in New Housing Developments 

• Policy ST1: Parking Standards 

• Policy ST2: General Transport Considerations 

• Policy EN1: Development in the Open Countryside 

• Policy EN7: Land Quality 

• Policy EN3: Future Provision of Green Infrastructure 

• Policy EN9: Design of New Development 

• Policy EN10: Biodiversity and Nature Conservation 

• Policy EN11: Species Protection 

 

2.6 The only policies listed in the LPA’s reason for the refusal are CS Policy 1 and PLP Policy EN1. 

 

Draft Replacement Local Plan 

2.7 The three Central Lancashire Authorities are currently undertaking a review of the development 

plan(s) for the area and are working towards the preparation of a Joint Local Plan for Central 

Lancashire. This will be a single planning document containing the Council’s vision and objectives. 

This is at a very early stage of production with the stage 1 consultation on Issues & Options (I&O19) 

having closed in February 2020. The stage 2 Preferred Options is expected to be published for 

consultation in spring 2022. The submission to the Planning Inspectorate for examination is not 

expected until March 2023, with its adoption anticipated in November / December 2023. This review 

is too early in its production to be given any weight. 

 

Supplementary Planning Guidance 

2.8 The following supplementary planning guidance is relevant to the appeal: 
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• Central Lancashire Supplementary Planning Document: Affordable Housing 

• Central Lancashire Supplementary Planning Document: Design Guide 

• Central Lancashire Supplementary Planning Document: Open Space and Playing Pitch 

• Central Lancashire Supplementary Planning Document: Rural Development  

 

2.9 There is no reference to conflict with these SPDs in the LPA’s reasons for the refusal of the appeal. 

 

Areas of Agreement 

 

2.10 Subject to proposed conditions and planning obligations, the appellant and LPA agree on the 

following matters related to the appeal. 

 

Technical Matters 

2.11  The appeal site does not comprise the best and most versatile agricultural land.  

 

2.12 The appeal proposal comprises access arrangements which are acceptable to the Highway 

Authority, subject to conditions. 

 

2.13 The level of trips generated by the appeal development can be accommodated within both the local 

and strategic road network, subject to conditions.  

 

2.14 The appeal site does not form part of a statutory or non-statutory designated site for nature 

conservation, nor would the appeal proposal detrimentally affect a statutory or non-statutory 

designated site. The appeal proposal would not result in unacceptable adverse impacts on protected 

species or their habitats subject to conditions and the habitats regulation assessment has been 

resolved. 

 

2.15 The appeal site does not fall within an Air Quality Management Area and the proposal would not 

have an unacceptable impact on air quality, subject to conditions. 

 

2.16 The appeal site is located within Flood Zone 1 and all cases of surface water can be appropriately 

managed to avoid an increased risk of flooding on and off site, subject to conditions. 

 

2.17 There are no constraints relating to infrastructure and services which would make the appeal 

proposal unacceptable, subject to Section 106 contributions.  
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2.18 There are no technical matters which would warrant the refusal of the appeal. 

 

Heritage 

2.19 The appeal proposals would not have a detrimental impact on the significance of a heritage asset or 

non-designated heritage asset. 

 

Design and Layout 

2.20 Although the appeal proposal is in outline, with landscaping, appearance, layout and scale reserved 

for later consideration, the basic design principles as set out in the Design and Access Statement 

and Illustrative Framework and Landscape Plan would enable a suitable detailed scheme to be 

secured at reserved matters stage in compliance with relevant development plan / Framework 

policy. 

 

2.21 The appeal proposal represents an efficient use of land as a result of the density of the development 

proposed. 

 

2.22 The appeal proposal would be able to incorporate green/open space at the Reserved Matters stage 

which as a minimum will ensure the scheme is compliant with Policies 17 and 18 of the Core Strategy 

and Policies EN3, EN9 and HS3 of the Local Plan.  

 

2.23 A satisfactory Reserved Matters scheme could be designed to avoid unacceptable impacts on the 

amenities of neighbouring properties, including matters relating to privacy, overlooking, loss of light 

and overshadowing. 

 

Accessibility and sustainability 

2.24 The appeal site lies adjacent to the existing village and the proposals would be located within 

walking distance of the following existing facilities within the village - a primary school, pre-school 

nursery, two restaurants, village hall, tennis club, church, hairdressers, and hotel. 

 

2.25 The appeal site is within walking distance of bus stops on Garstang Road where services 40, 40A and 

41 provide approximately half hourly bus services between Preston City Centre, Lancaster and 

Morecambe. 

 

2.26 The appeal site is in an accessible location.  
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Landscape 

2.27 The Framework says that the intrinsic character and beauty of the countryside should be recognised, 

but it does not seek to protect all countryside from development. 

 

2.28 The appeal site is not a valued landscape or a site of biodiversity / geological value for the purposes 

of Framework paragraph 170. 

 

2.29 The appeal site is not distinctive in landscape terms and does not have any notable landscape value 

in terms of its character and appearance. Similarly, the appeal scheme would not affect important 

views towards or out of the settlement, to a level that would justify a refusal of planning consent. 

 

2.30 Whilst precise details of the development including public open space and landscaping would be 

dealt with at reserved matters stage, based on the proposed development parameters and 

proposed conditions, the appeal proposal would not have a significant detrimental impact on the 

landscape character of the area or visual amenity. Whilst the appeal proposals will result in a level 

of landscape and visual harm, as is the case with all greenfield or settlement edge development, the 

appeal scheme would not result in harm at a level to justify refusal of planning consent. 

 

Development Plan Policy and Supplementary Planning Guidance 

2.31 As set out on the Decision Notice, the policies that are considered to be the most important in the 

determination of this appeal are Core Strategy Policies 1 and Local Plan Policy EN1. Whilst not in the 

reason for refusal, Core Strategy Policy 4 is also considered to be one of the most important policies 

in the determining this appeal as the proposal relates to a housing development. 

 

2.32 Whilst the appeal proposals are contrary to CS Policy 1 and PLP Policy EN1, the appeal proposals 

comply with the other adopted development plan policies referred to in section 1 of this SoCG 

subject to conditions and Section 106 Obligations. 

 

2.33 There is no conflict with the supplementary planning guidance referred to in section 1 of this SoCG, 

subject to appropriately worded conditions and/or a Section 106 Agreement. 

 

2.34 The appeal site is located adjacent to but outside the defined village boundary of Barton and within 

the designated open countryside on the PLP Policies Map. The appeal proposal is contrary to PLP 

Policy EN1 as the development does not comprise one of the types of development specifically listed 

in the policy. 
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2.35 The village of Barton falls within category f) ‘other places’ in the CS Policy 1 hierarchy and the appeal 

proposal is contrary to this policy as the proposed development does not comprise one of the types 

of development specifically listed in policy 1f. 

 

Framework paragraph 

2.36 Footnote 6 of the Framework is a closed list with regards to paragraph 11d)i) and none of the policies 

listed in footnote 6 are applicable to the Appeal proposal.  

 

2.37 The most important policies for the determination of the appeal application with regards to 

paragraph 11d are CS Policies 1 and 4 and PLP Policy EN1. 

 

 

Housing Supply 

 

2.38 For the purposes of this appeal, it is not disputed that the Council can demonstrate a five-year supply 

of deliverable housing land. Whilst there remains a difference between the parties as to how the 

requirement should be calculated the sites in the supply identified in the Housing Land Position 

Statement with a base date of 1 April 2021 are not in dispute. 

 

2.39 The Council’s published position is that the deliverable five-year housing land supply at 1 April 2021 

is 4,075 dwellings. For the purposes of this appeal the Appellants do not dispute that the deliverable 

supply is 4,075 dwellings. 

 

Local Housing Need 

2.40 It is not disputed that the local housing need calculated using the standard methodology set out in 

national planning guidance is currently 254 dwellings per annum and that this figure applies to the 

five-year period 1 April 2021 to 31 March 2026. 

 

Adopted Housing Requirement & Past Shortfall 

2.41 The base date of the Core Strategy is 1 April 2010. However, as Policy 4 of the Core Strategy explains, 

the backlog since 1 April 2003 should be taken into account. The planned housing requirement set 

out in the Core Strategy is 507 dwellings. By 1 April 2021, 9,126 dwellings should have been 

completed based on the 507 annual requirement. The actual completions at 1 April 2021 stands at 

8,498 dwellings, therefore it is not disputed that the shortfall against the adopted housing 

requirement, at 1 April 2021, is 628 dwellings. 
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2.42 Should the five-year housing land supply be measured against the adopted housing requirement, it 

is not disputed that the past shortfall of 628 dwellings should also be addressed in full in the five 

year period (i.e. the “Sedgefield” method). 

 

The Buffer 

2.43 Based on the published results for the Housing Delivery Test, it is not disputed that a 5% buffer 

should be applied to housing requirement in line with national policy. 

 

Five Year Supply Position 

2.44 Against the local housing need figure and a 5% buffer, it is not disputed that the Council can 

demonstrate a 15.3-year supply of deliverable housing land at 1 April 2021. 

 

2.45 Against the adopted housing requirement, plus the past shortfall and a 5% buffer, it is not disputed 

that the Council can demonstrate a 6.1 year supply of deliverable housing land at 1 April 2021. The 

respective positions are set out in Table 1. 

 

Table 1: Preston City Council Five Year Supply at 1 April 2021 

 
Requirement 
 

Local Housing 
Need 

Adopted 
Housing 

Requirement 

A Annual requirement 254 507 

B Past shortfall at 31 March 2021 0 628 

C Amount of past shortfall to be addressed in the five year period 0 628 

D Total five-year requirement (A X 5 + C) 1,270 3,163 

E Requirement plus 5% buffer (D + 5%) 1,334 3,321 

F Annual requirement plus buffer (E / 5 years) 267 664 

 Supply   

G Five-year supply 1 April 2021 to 31 March 2026 4,075 4,075 

H Years supply (G / F) 15.3 6.1 

 

2.46 The ‘tilted balance’ is therefore not engaged for housing land supply reasons, and that is not in 

dispute. 
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3 MATTERS OF DISPUTE 

 

3.1 The following matters are not agreed in this appeal and are therefore in dispute:- 

 

3.2 Whether the Framework paragraph 11 ‘tilted balance’ is engaged because the most important 

policies for determining the application are out of date. 

 

3.3 Whilst there is agreement on which are the most important policies for determining the appeal the 

parties do not agree on which of these policies are out-of-date for the purposes of paragraph 11(d) 

of the Framework. 

 

- The Council considers Central Lancashire Core Strategy Policy 4 to be out of date, but considers 

the other most important policies, Cores Strategy Policy 1 and Preston Local Plan Policy EN1, 

to be up to date. 

- In the opposite, the appellant considers that Core Strategy Policy 4 is up to date, but that Core 

Strategy Policy 1 and Preston Local Plan Policy EN1 are out of date.  

 

3.4 Whilst the Council can demonstrate a deliverable five-year supply of housing land whether the 

figures in Policy 4 or local housing need figures should be used to calculate the supply.  

 

3.5 Whether there are material considerations which outweigh the conflict with the Development Plan 

irrespective of whether the Framework ‘tilted balance’ is engaged (i.e. in the flat balance scenario). 

 

3.6 The impact of the proposals on the spatial strategy of the Joint Core Strategy and Local Plan, given 

the location of the proposals in the open countryside outside a rural settlement. 
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