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Dear Sir/Madam 
 
Planning Committee - 8 July 2021 
 
I am now able to enclose, for consideration at the above meeting, the following report 
that was unavailable when the agenda was printed. 
 
Agenda No Item 

 
 5. Planning Applications List  (Pages 1 - 6) 

 
  Report by the Director of Development and Housing giving details of: 

 
 

(ii) late changes list. 
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PRESTON CITY COUNCIL 
PLANNING COMMITTEE meeting 8th July 2021 
LATE CHANGES LIST 
 

Listed below are changes to the list of planning applications made as a result of additional 
information received since the publication of the agenda. 

 
The following text replaces the housing provision section in all of the reports in the 
agenda: 
 
Housing Provision 
In July 2018 the revised Framework was first published, with a subsequent updated version 
published in February 2019. The Framework, along with revised Planning Practice Guidance, 
introduced the standard methodology as a mechanism to calculate local housing need. 
Paragraph 60 of the Framework states that strategic policies should be informed by a local 
housing need assessment conducted using the standard methodology unless exceptional 
circumstances justify an alternative approach. 
 
Paragraph 73 of the Framework states that local planning authorities should identify a supply 
of specific deliverable sites to provide five years’ worth of housing against their housing 
requirements set out in adopted strategic policies, such as Policy 4(a), or against local housing 
need where the strategic policies are more than five years old (unless the strategic policies 
have been reviewed and found not to require updating) with an additional buffer of 5% to 
ensure choice and competition in the market for land. 
 
Policy 4(a) of the Core Strategy seeks to deliver a total of 22,158 new dwellings across the 
three Central Lancashire districts during the plan period of 2010-2026, which sets a 
requirement of 507 dwellings per annum for Preston. Up to January 2020 the Council used the 
Core Strategy housing requirement to assess its housing land supply.  However, following 
continued monitoring of the situation in the period of time following publication of the revised 
Framework in 2018 and 2019, the Council stopped using the figure in Policy 4(a) of the Core 
Strategy in January 2020, as it was considered the introduction of the standard methodology 
represented a significant change in circumstances rendering the figures in Policy 4(a) out of 
date.   
  
At April 2021 the local housing need figure calculated using the standard methodology is 254 
dwellings per annum. Against this figure, at April 2021 the Council can demonstrate a 15.3 
year supply of deliverable housing land. 
 
The Council’s reliance on the standard methodology has been contested by applicants and on 
9 March 2021 the Planning Inspectorate issued its decision in relation to an appeal into a 
proposal for 151no. dwellings at Cardwell Farm, Barton. The Inspector allowed the appeal and 
in doing so determined that Core Strategy Policy 4(a) had been reviewed in 2017, and should 
be considered as up to date. In doing so he rejected the Council’s argument that it was entitled 
to rely upon a 13.6 year supply of deliverable housing land (at that time) using the standard 
methodology.  Having rejected the Council’s primary argument, he accepted the common 
position of the main parties to the inquiry that should the housing requirement in Policy 4(a) of 
the Core Strategy be up to date, the Council could only demonstrate a 4.95 year supply of 
deliverable housing land (at that time) and therefore the ‘tilted balance’ was engaged.  
  
The Council considers in making his decision, the Inspector failed to deal with material 
considerations which were raised by the Council during the inquiry and which were of 
considerable importance to the Council’s case, in particular whether the introduction of the 
standard method for calculating housing need represented a significant change in 
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circumstances since the 2017 review of the housing requirements in Policy 4(a) of the Central 
Lancashire Core Strategy, which justified the use of local housing need to assess housing land 
supply in Preston.  Consequently, the Council has decided to challenge the decision in the 
Planning Court.  Furthermore, the Council maintains its position in relying upon the standard 
methodology and has presented a case on that basis at a recent hearing of 7 appeals in 
Goosnargh/Longridge.  The decisions are awaited but are not expected before early autumn.  
 
Whilst the Inspector’s decision at Cardwell Farm is lawful until it is set aside and is a material 
consideration, there has been another appeal decision recently issued in connection with a 
site in South Ribble, Chain House Lane, where a similar argument to that rejected at Cardwell 
Farm was run. Here the Inspector accepted the argument and concluded that for the purposes 
of that appeal, it was appropriate to calculate the housing requirement against local housing 
need using the standard methodology due to the significant difference between the local 
housing need figure and that of Policy 4(a) amounting to a significant change in circumstances 
which renders policy 4(a) out of date.  
 
The Council considers that the most appropriate figure to use in assessing housing land supply 
is the local housing need figure and not the Core Strategy Policy 4(a) housing requirement. 
 
As such, the Council maintains its position that by using the standard methodology it can 
demonstrate a 15.3 year supply of deliverable housing land. For completeness, however, and 
in view of the conflict surrounding this point, if the Core Strategy Policy 4(a) housing 
requirement is used to assess housing land supply, as at April 2021 the Council can 
demonstrate a 6.1 year supply of deliverable housing land. 
 
The tilted balance is therefore not engaged on housing land supply grounds. 

_____________________________________________ 
 
Agenda Item 5a: 06/2021/0431 
Address/Location – Land South of D’Urton Lane 
Pages: 5-26 
 
Changes:  
 
3. Information: 
 
This application would normally be dealt with under delegated powers; however, it has been 
referred to the Planning Committee for determination as the application has been called in by 
Councillor Ron Woollam, who raises concerns in connection with the indicative scale of the 
building, its proximity to grade II listed buildings, the resultant design of the building, insufficient 
parking spaces, poor access to the site and potential impact upon highway capacity.   
 
3.5 Consultation responses: 
 
County Highways: Object based on the receipt of further information. The further comments 
can be summarised as follows:  

• At present LCC are not accepting traffic data collected under current COVID19 
restrictions and therefore, cannot accept the findings/conclusions of the submitted 
technical note; 

• LCC agree with the Council that whilst the parking standards are set at a maximum it 
would appear that worshippers would not be travelling from home to the site, therefore 
it seems most likely that worshippers would travel to the site individually in cars rather 
than via more sustainable modes of transport; 
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• Consequently, LCC have concerns regarding a potential short fall in parking spaces 
resulting in standing traffic/overflow parking onto D'urton Lane (effecting highway 
safety on this road and the Guild Wheel Route) and potentially further afield on the A6 
Broughton Bypass; 

• As the Council have acknowledged it would be illegal to park along the cul-de-sac 
section of D’Urton Lane and there is real potential for overflow parking to extend onto 
the local network; 

• In these circumstances LCC consider the proposed parking provision should meet the 
maximum requirements of the Council’s parking standards; 

• The planning conditions suggested by the applicant’s agent do not satisfy all concerns, 
hence the information required below. (Furthermore it should be noted that the 
suggested conditions would not overcome reasons 1 and 3, which do not relate to 
highways matters). 
 

In order to overcome their objection County Highways require the following: 
• An evidence base audit trail of car park requirements that are agreed with LCC and 

PCC and that all demands can be accommodated within the site including manoeuvring 
etc; 

• Any further highway requirements on the local highway network as a consequence of 
delivering and operating a suitably sized car park (as referred to above) are agreed; 
and 

• An agreed traffic management plan. This is likely to be complex and it is important a 
clear framework is agreed prior to the grant of planning permission and not attached 
as a planning condition, to avoid uncertainty. 

 
Broughton Parish Council: Object. Further comments have been received, which can be 
summarised as follows:  

• The suggested ratio of 3 worshippers to 1 car in the application, is based on TRICS 
data from London and the south east and has no relevance to this application;  

• Due to concerns that an insufficient level of parking is proposed, the Parish Council 
commissioned a survey of visits to an existing mosque in Fulwood. The results show 
that on the day of the survey 67% of worshippers arrived by car, 33% walked to the 
site, no worshippers arrived by bus and three worshippers arrived by bicycle, which is 
not comparable to the ratio suggested by the applicant; 

• There is concern that no weight has been given to the survey that the parish council 
commissioned in the committee report.  

 
One letter of support has been received from the applicant’s transport consultant which 
provides a response to the survey submitted by Broughton Parish Council. The comments can 
be summarised as follows: 

• The bus survey was carried out during COVID19 lockdown where bus travel was 
restricted. If these surveys were carried out outside of the COVID19 lockdown, bus 
travel would be much higher; 

• Watling Street Road is a busy main road with no cycleway provisions. It is expected 
that the D’Urton Lane site would generate higher levels of cycle trips due to its proximity 
adjacent to the Guild Wheel.  Our multi-modal survey showed that there was negligible 
traffic along D’Urton Lane during the observed Friday period so would be more 
attractive to cycle travel; 

• The car occupancy results are not disputed; however, it should be made clear that the 
surveys were carried out during COVID19 lockdown where car sharing was restricted.  
If these surveys were carried out outside of the COVID19 Lockdown, the occupancy 
would be much higher; 
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• From the summary, there was a total of 398 worshippers arriving at the Mosque (3 by 
cycle, 1 via car drop off, 240 walked after parking their car nearby and 154 arrived by 
walking). The Broughton Parish Council summary is incorrect.   

 
Publicity: Since the publication of the committee report a further 5 letters of objection have 
been received, the comments received raise no further issues beyond those summarised the 
main report.  
 
The following comments have also been received; however, these are not material planning 
considerations and will not be considered further: 

• The building would create a shadow causing issues with communications, televisual 
and mobile connectivity. 

 
Analysis: 
Traffic and Highway Safety 
The committee report, at page 20, accepts the concerns of the Parish Council in connection 
with the TRICS database (within the TA) and states that the sites within the Greater London 
area would not normally be used for analysis in this region due to the differing car use factors 
applicable in London and the south east. The survey submitted by the Parish Council does not 
change the assessment of the proposed development. The application site is located within 
the open countryside, separated from the urban edge of Preston by the M55 motorway. The 
survey submitted by the Parish Council is based on a mosque in an urban area, therefore there 
is concern that the two sites are not comparable. This same approach has been taken in 
considering the applicant’s technical note on arrivals and departures to and from Masjid-e-
Salaam on Watling Street Road, Fulwood. Page 21 of the committee report states 
‘Notwithstanding the applicant’s suggestions that the proposed building would be used as a 
mosque, this has not been specifically applied for, hence the proposed building could be used 
for other religions. Limited weight can therefore be given to the information submitted which 
relates to the provision of parking based on number of prayer mats and the times of when 
worshippers will be arriving to the site, such as busy periods being limited to Jumah Prayers 
on Friday lunchtimes, as this information relates to the building being used as a mosque.’ As 
such the description of the proposed development is not that specific, hence cannot be 
assessed as such in the event that the proposed building is used by another religion. There is 
no reason why the results of the Parish Council’s survey should be given greater weight than 
the applicant’s technical note at the same site in Fulwood. Furthermore County Highways have 
confirmed that traffic data collected during the COVID19 pandemic will not be accepted, hence 
the results cannot be relied upon.  
 
County Highways object to the proposed development due to an anticipated short fall in parking 
resulting in standing traffic/overflow parking onto D'Urton Lane (effecting highway safety on 
this road and the Guild Wheel Route) and potentially further afield on the A6 Broughton 
Bypass. This further supports reason for refusal no. 2, and the concerns raised in the main 
report. It is noted that further discussions are ongoing between the applicant and County 
Highways to overcome the objection however, no information has been submitted to the 
Council to overcome these concerns. The proposed development is considered to have an 
unacceptable impact on highway safety contrary to paragraph 109 of the Framework and 
Policies ST1 and ST2 of the Preston Local Plan 2012-26 (Site Allocations and Development 
Management Policies).   
 
No change to recommendation.  
__________________________________________________________________________ 
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Agenda Item 5b: 06/2020/1382 
Address/Location – Land adjacent 329 Preston Road 
Pages: 27-50 
 
Changes: 
 
The main report contains the wrong recommendation. It should read: 
 
Recommendation 
1. Subject to a section 106 obligation being secured for 100% on-site affordable housing 

provision; financial contributions towards school places and upgrades to the existing bus 
stop; and the management and maintenance of proposed open space, planning permission 
be granted subject to conditions addressing those matters in paragraph 2.1.  

 
AND  
 
2. In the event that a satisfactory section 106 obligation is not concluded by 16th July 2021, 

or other agreed extension of time, delegate authority to the Director of Development and 
Housing to refuse planning permission on the grounds that the obligations which make the 
development acceptable have not been legally secured. 

 
Conclusion 
 
The fourth paragraph second sentence refers to the previously mentioned policies, which 
includes Local Plan Policy HS4, as being up to date, however under section 3.7 Analysis 
subheading Tilted Balance the report confirms that this policy is out of date. This is an error in 
the conclusion and sentence should read:  
 
Core strategy Policy 1 and Local Plan Policy EN1 are up to date and carry significant weight, 
whilst Local Plan Policy HS4 is out of date it still carries some weight in the determination of 
the planning application. 
 
__________________________________________________________________________ 
 
Agenda Item 5f: 06/2021/0753 
Address/Location – Land off Ribblesdale Drive 
Pages: 85-90 
 
Changes: 
 
Consultation responses 
Publicity – One additional objection has been received and the points raised can be 
summarised as follows: 
• The letter from the applicant’s agent may be misleading, the proposed widening 
highway works would affect over 100 householders in Ribblesdale Drive and not just the 
householders of the existing Wainhomes development. 
 
The following matters were also raised, but they are not material considerations and as such 
will not be considered further: 

• Wainhomes has struggled to sell homes and may be in financial difficulty; and 
• The site maybe difficult and costly to properly drain. 

  
No change to recommendation.  
__________________________________________________________________________ 
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